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~Introduction

Dear / Alinma REIT Hospitality Fund

The Subject: Valuation of Vittori Hotel in King Abdullah district in
Riyadh

Please find attached the report as per your request for a property
valuation, hoping that the report meets your requirements as
requested from us, and complies with the International Valuation
Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the
Saudi Authority for Accredited Valuers (TAQEEM). Please do not
hesitate to contact us should you have any queries or questions.

Best Regards,

Engineer Ammar Abdulaziz Sindi
Chief Executive Officer

Y Y
Issue Version
Reference No. V230102
Proposal No. P230182
Report Status Final
Report Version 1

Registration code




Table of Contents

Executive
Summary

Valuation
Terms

Disclaimers

Site Location

Analysis

Summary of the
Report

General Terms
and Conditions

Ability to
Valuate
Subject of
Valuation
Professional
Standards
Valuation
Approach
Basis of
Valuation
Valuation Date
Inspection Date
Inspection
Limits
Sources of
Information

Intellectual
Property and
Re-publishing
Confidentiality
Important
Assumptions
and Special
Assumptions

Macro Location
- Introduction
Macro Location
- Infrastructure
Projects
Property
Description at
City Level
Property
Description at
District Level
Property
Photographs

Property
Details

Title Information

Valuation

Analysis of Property
Risks

Valuation Using the
Income Method
Valuation Approach
Field Research and
Market Analysis
Revenue Estimation
Future Performance
Assumptions
Explicit Forecasting
Period

Summary of Value

sl

Appendix

General Terms
Used in the
Preparation of
the Valuation
Report
Property
Documents




e Summary of the Report

Executive Summary

e General Terms and Conditions




Executive Summary

. Report Summary

AN

Property Summary

« The subject property is a 5-star hotel (Vittori Palace Hotel) located in King Abdullah
district, south of Al-Orouba Road, Riyadh.

« The land area is 17,274 sgm and the building area is 34,982.44 sqm (according to
the license).

« The building consists of 3 hotel buildings called (A, B, & C) in addition to hotel
villas. The buildings consist of a basement, a ground floor, and 3 hotel residential
floors, and the basement consists of parking, emergency exits, and services.

» Building A consists of 122 rooms, Building B consists of 75 rooms, Building C
consists of 119 rooms and the number of villas is 36 villas with a total of 354 rooms
and 11 elevators.

 The property is 32.2 km from King Khalid International Airport.

Property Information

District king Abdullah

Use Commercial/Hospitality

Tenure Freehold

Number of Title Deed 499074003628

Date of Title Deed 16/06/1444 H

Land Area (square Sqgm s ) 17,274 (According to title deed)
Owner Hotel Development Real Estate Company

Valuation Summary

Report Type

Purpose of Valuation

Other independent Users

Date of Approval

Date of Inspection

Date of Valuation

Basis of Value

Valuation Hypothesis

Valuation Approach

Currency

Property Fair Value

sl

Information

Detailed report

Financial Statements

Fund Manager and Investors — Report Reviewers

05 June 2023
18 June 2023

30 June 2023

Fair Value
Current Use
Income Approach
Saudi Arabian Riyal (SAR)

437,210,000 SAR (1,235,056 SAR/Key)




Executive Summary

Terms and Conditions

» The Subject Property has been valuated according to the International Valuation
Standards (IVS) issued by the Council of International Valuation Standards
(IVSC) in 2022 and the rules and regulations of the Saudi Authority for Accredited
Valuers in the Kingdom of Saudi Arabia (Tageem).

« This report was relied upon and valuated according to the specific conditions and
restrictions presented in this report.

« The report was issued without any conflict of interest or personal gain.

» The valuation report has been prepared based on the instructions received from
the Manager of Alinma REIT Hotel Fund, referred to as (the Client), in order to
estimate the Fair Value of the property described for the purpose of the financial
statements.

» Abaad and Partner Co. are confident that this report meets the client's
requirements and instructions, and that the information contained in this report is
completely confidential and that the report is issued to the client only.

» The responsibility of the Abaad and Partner Co. is limited to the report and the
information contained in the report. Otherwise, the (client) is responsible for
requesting the valuation of the Property and the legal consequences thereof.

sl

» The estimated values in this report are for The Subject Property, and any
distribution of (value - values) on the parts of the Property applies only according
to the narration of the report and for its purpose, and these values should not be
used for any other purposes, as it may be incorrect if the purpose has been
changed from the valuation for which the report was created.

» This report has been prepared based on the information collected or received
and analyzed according to best practices to reach the value, and any material
observations that may impact the value are usually noted.

« Please be aware that our inspection was carried out on a visual basis only. No
part of the structure was opened up for a detailed examination or testing. We
have therefore, where appropriate, made assumptions based on experience of
the Property type, construction and materials used. We cannot guarantee that
defects do not exist in those parts of the structure, which are concealed,
unexposed or not reasonably accessible.

« In the event that any information in the future that is mentioned in the report is
found to be untrue and unintentional, the value in this report may change and the
client will be notified in due course.

« This valuation report is valid only if approved by the company's seal, in addition
to the signature of the accredited valuers.
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_Valuation Conditions

Ability to Valuate:

* Abaad Real Estate Valuation Company employs professional staff capable of
providing valuation of this type of assets. It also has the requisite competence to
assess the Fair Value by the required date.

Subject of Valuation:
» The subject of the valuation is the assessment of the Fair Value of Vittori Hotel in
King Abdullah district in Riyadh

Professional Standards:

» The valuation exercise was carried out in compliance with the International
Valuation Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the Saudi
Authority for Accredited Valuers (TAQEEM), and based on recognized
procedures and professional used in valuation of real estate properties, which
rely on analysis, comparison, and direct inspect of each property, as well
searching to the extent possible for positive and negative effects and
characteristics of the subject property.

Valuation Approach:
» The approach used in valuation is the income approach.

Basis of Valuation:

» Our valuation will be submitted on the basis of the Fair Value, which is defined in
accordance with the International Valuation Standards in 2022 as follows:

sl

« International Accounting Standard No. (13) defines Fair Value as the price that
would be received to sell an asset or paid to transfer a liability in an orderly
transaction between market participants at the measurement date.

Valuation Date

» We confirm that the valuation was carried out on 30 June 2023.

Inspection Date:
» We confirm that the inspection was carried out on 18 June 2023.

Sources of Information:

« In the preparation of the valuation report, we have relied on a set of resources,
information and office and field data which we believe are commensurate with the
purpose and timing of the valuation. We have also relied on the set of data
provided by the Client related to the subject property, and which will clearly affect
the output of this report. Therefore, any change or error in the data will render
this report as incomplete, and the valuer shall be reverted to.

The Following Documents Were Reviewed:

Document
1 Title Deed
2 Building Permit
3 Lease Contract

We therefore assume that the information is correct and that there is nothing to
contradict or conflict with them. The report is issued on this basis and we disclaim
any liability for anything to the contrary.
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Disclaimers . Confidentiality

» Important Assumptions and Special Assumptions
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Disclaimers

Intellectual Property and Re-Publishing

« This report is issued for personal use only, and for the professional advisors, for
the specific purpose referred to therein.

» Abaad Real Estate Valuation Company may not be held liable to any third party
for all or part of the contents of the report.

Confidentiality

« This report is prepared upon special request and for an advisory purpose. We
therefore understand that it is of utmost importance to the originator of the
request to safeguard the confidentiality of the contents and output of this report.
We are committed to this and the Client’s information will not be used in
anything other than this report. The Client’s information is considered to be
proprietary to its owner and to the users specified in this report, and may not be
reviewed by any third party.

Important Assumptions and Special Assumptions

 According to the definition of the International Valuation Standards “Important
Assumptions and special assumptions must be reasonable and relevant having
regard to the purpose for which the valuation is required, and may be accepted
as fact in the context of the valuation exercises without verification or validation in
a specific manner. Moreover, they are matters which are accepted when stated.
Such

* We were provided with the building areas by the client.

sl

assumptions are necessary to understand the valuation or the consultation that is
provided. Special assumptions are assumptions which differ from actual facts
which exist as at the valuation date, or those which are not assumed by a usual
market participant in a certain transaction on the valuation date.”
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Site Location Analysis

“_ Public Transport — Riyadh Metro s
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e Metro Riyadh is a high-speed transport system. It is currently under Riyadh Metro Route Map:
construction. It is one of the largest infrastructure projects in the City of Riyadh.

» The Metro is design as a world class transport system, including 756 metro 0\
cars, 85 stations, six metro lines and a network spanning 176 kiloSgm s. \Y./

e The construction of the metro system has resulted in several road closures
which affected traffic in various parts of the city.

Statlons 3
Vi

Number of Routes Train Speed Total Length

stations

Passengers Number of Park and
per Day Routes Ride
. Facilities
Length of Riyadh Metro Routes
Route Length (Km)

First Route (Blue) 38.0
Second Route (Red) 25.3
Third Route (Orange) 40.7
Fourth Route (Yellow) 29.6

Fifth Route (Green) 12.9
Sixth Route (Purple) 29.5




Site Location Analysis

Development Projects at City Level Y Y
The Royal Commission for the City of Riyadh- carries out Riyadh Boulevard .4 »sup1 el "
many programs and development projects ,which are 3 T senssoutenars

\ / strategic in nature with multiple objectives and dimensions 2 Extends 135 kiloSgm s, penetrating the City of Riyadh to connect
and different requirements for execution over tirn‘e:-: ; Wadi Hanifa in the west of the City with Wadi Al Sulay in its east. It
includes sports, cultural, recreational and environmental activities,
including bicycle tracks, horse tracks, pedestrian sidewalks, a
- number of gates, stations and rest areas for bikers and hikers. Along
the Boulevard inside the City and at Wadi Hanifa and Wadi Al Sulay,
“recreational services are provided to bikers and hikers, including

: - . coffee shops and diverse retail outlets.
Between the architectural, cultural, economic and

social features and the environm‘entaf’gpvelopment
requirements of Wadi Hanifa, it provides ‘a"‘model for
the development of the oasis. .« * : - <y

The program adopted the princi{#lga of integration"with
the City of Riyadh, -making Diriya a world cléés
cultural, tourism and prombtional.swuburb. Rl

Green Riyadh chpsll ALY - ag) ()
L]

The program aims at planting over 7.5 million trees in all parts of the
city, including-public parks, community parks, promenades,
mosques, schools, academic, health and public installations and
facilities, green belts along the spans of public utility lines, in
addition to King Khalid International Airport, a roads and streets
network, in addition to public transport routes, car parking spaces,
vacant lands, valleys and river tributaries.

Riyadh Art Project %ﬁ
Includes the performance of over 1000 artworks by
local and international artists in front of audiences in

the various parts of the City of Riyadh, as part of 10’
programs covering residential neighborhoods, public

parks, natural promenades, public squares, public ¢ v‘ : . King Salman Park: : » : f‘ ’
transport stations, bridges, pedestrian crossings, city A iR g ’ x = park g
entrances and all tourism destinations of the city. 4 . Y The largest city park in the World with an area exceeding 13 square
e kiloSgm's. It is considered to be an environmental, cultural, sports
g > . and-recreational project which contributes to the char)gir'i"g 'I-ife_s___ty]é in

s

A the citv.



Site Location Analysis

The Property at City Level Y Y
u)asll (a_u_m_U
King Khalid /T
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The subject property is located in Riyadh, the capital
and largest city of the Kingdom of Saudi Arabia, and
the center of the Riyadh region.Riyadh is the largest
city in Saudi Arabia, with a population of 6.9 million
people in 1440 H / 2018. Riyadh is one of the
largest cities in the Arab countries in terms of area,
with an area of about 1,913 square kilometers.The
city of Riyadh is witnessing a remarkable
development in its infrastructure projects and public
transport projects, as work is underway on the
Riyadh metro project and the public transport
project.The property is under review Located in
downtown Riyadh, the property is approximately 40
kilometers from King Khalid International Airport.The
area of the property under valuation. is located within
the white land range.
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Site Location Analysis @
The Property at District Level Y Y
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The prdpérty is Iocated north of Riyadh,
L 3 and it pa'rf be ree{ched through Al-Orouba
. Road and thrOugh the Eastern Ring Road.

.2 Mall and 10 9vkm from AI Rajhi Grand
.= Mosque.

"t The property is 32.2 km from King Khalid
= Airport. S ale

-
i

" The property is located on 3 streets. 1-
“ = Khuzam Street. 2- Al- -Duwayan Street. 3-
’AI -Na'ayem Street. - . y.
oit* tAII services are available in the area of the
A property

e “The property is 8. ﬂ,k'm from Al Nak;eel



Site Location Analysis

Property Description L=l

A

The property ur defvaluatlomis 2 *\‘P hotel ton—
- Palace Hﬂel) located in ng.Abmeaﬁ'nelg
,s;um Al- Ol;ouba'Road Riyadh.
_ «Ihfland’ area is 17,274 sgm and the building ar
” '34,982.44 sgm (according to the building permit
customer's statement).
The building consists of 3 hotel buildings named A, B, &
C in addition to residential villas.
The buildings consist of a basement, a ground floor, and 3
residential floors, the basement consists of parking and
services.
Building A consists of 122 rooms, Building B consists of
75 rooms, Building C consists of 119 rooms and the
number of villas is 36 villas with a total of 354 rooms and
11 elevators.
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Property Photographs
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Tenure

“_ Property Information

AN
N

Property Details (Freehold Details)

I T N I C A
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Lease Contract Summary:
Income

First party (owner) Hotel Development Real Estate Company

Owner Hotel Development Real Estate Company
Property Name Vittori Hotel in King Abdullah district in Riyadh
Plot No. 148 Second Party (Tenant) Ashad Company
Masterplan No. 3220 Contract Period 16 years
District king Abdullah First Year 33,004,650
Block No. -
Coordinates 24°44'04.5'N 46°44'36.3"E Second Year 33,004,650
City Riyadh Third Year 33,004,650
Ownership Type Freehold
it Deod In Deed No. 499074003628 o VEEr 33,004,650
e beed inio Deed Date 16/06/1444 H Fifth Year 33,004,650

Dimensions and street widths

North 181.27 Khuzam Street

South 193.15 Al , Widyan Street 20 3
East 36 Khuzam Street - 2
West 137.43 Mosque 30 4

» Sources: Title Deed

No legal document has been verified for the subject property under valuation, which
includes planning, ownership, mortgage and some legal matters on which all or part
of this report is based and considered reliable. It was assumed that the instrument
was valid and binding. It was also assumed that the property is free from any legal

obligations, mortgage rights or any Constraints.
Sources: leasehold
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~ Valuation

“_ Property Risk Analysis s
Long-term contract risks Regulatory and legislative risks Economic risk
The lack or limitation of long-term The regulatory, legal or legislative The state’s macroeconomic
contracts greatly affects the value of environment may witness some changes conditions may affect the real
the Property, especially the that may affect the value of the Property, estate market in general, such
properties listed under REITs. Where such as the emergence of municipal as inflation rates, liquidity,
the existence of long-term contracts legislation allowing or prohibiting activities interest rates, financing costs,
gives stability to the income and thus in specific areas, or reducing or taxes, and the movement of
the value. While the absence of such increasing the number of floors in the local and global stock markets,

as changing some or all of
these influences affects the real
estate market.

contracts gives fluctuation in rental
prices and income and thus affects
the final value.

surrounding area, which affects the final
value of the Property .

4
Competition risk
The large supply of real estate goods Revenue security risk
leads to competition in prices offered to
the consumer. We find this clear in the
real estate market, as the increase in
units and exhibitions offered in the market
and the entry of new competitors with
products will lead to a decrease in prices
and services, and thus a decrease in the
price of the final Property .

Since the realization of revenues is
the main factor in determining the
value of the Property , any change in
revenues as a result of different
market conditions will affect the
value of the Property .




Valuation

Valuation Methodology

Valuation Methods Used

When choosing the most appropriate methodology for estimating the value of the
property under Valuation, we took into account the information provided by the
client, the current situation of the property as well as our own analysis of the local
market conditions, when determining the Fair Value of the property under
valuation, the following methods and methods were used:

Income Method (Profit method)

The income method provides an indication of value by converting future cash
flows into a single present value. According to this method, the value of the asset
is determined by reference to the value of revenues, cash flows, or cost savings
from the asset

The income method should be applied and given priority or significant weight in
the following cases:

a) When the ability of an asset to generate income is the primary element that
affects value from the point of view of the participants.

b) Reasonable projections are available as to the amount and timing of future
revenue for the asset being valued, but there are few, if any, fair comparisons
relevant.

When it comes to valuation of commercial assets such as hotels, we usually follow
the profit method.

sl

Profit Method

When valuing hotels, the approach involves estimating earnings before interest,
tax, depreciation and amortization (EBITDA) over a given period. Usually this type
of real estate is exited within 10 years, and the time duration of cash flows has
been assumed to be 10 years.

Regarding EBITDA Forecast

First, this is achieved by analyzing the current or future performance of the
property under Valuation, taking into account factors such as location, hotel
popularity, condition, specifications, and operating structure. Second: We study
the local hospitality sector by evaluating the current performance of the market in
addition to the rooms expected to enter the market, as well as analyzing the hotel
sector and some economic indicators.

Assumptions are then made regarding vacancy ratio, average daily rent, available
per room revenue, hotel department expenses, undistributed expenses,
management fees, fixed fees, and furnishings and equipment renovation reserves.
In terms of the growth rate during cash flow calculations, we examined the
average long-term inflation rate in Saudi Arabia, as well as the typical growth
rates among similar hotels, and reached a rate of 2.87..




' Income Approach Valuation
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\\ Field Research and Market Analysis Y B~ I

Field research was conducted for hotels that have similar
characteristics to the subject property, and the details of the
comparisons are as follows.

LB N

™
-

PN

Hotel Name Forsan Hotel Crowne Plaza Hotel

classification 4 Stars 4 Stars =
Average rental price in the middle i
of the week (SR/room/night) 420 >90 i\
Average rental price on weekends 4
J P 385 665 .

(SAR/room/night)

N

L]
S Ve

When looking at the nature of the prices of the rooms offered
in the property area, there is a relative convergence between
the prices, which is affected by the location of the hotel, the
area of the room, the services provided and the facilities, and
through field research it becomes clear as follows:

It is clear from comparisons that prices range from 420
SAR/Sgm to 590 SAR/Sgm in the middle of the week and
prices range from 385 SAR/Sgm to 665 SAR/Sgm on
weekends.

The map shows the locations of the comparisons used in the
valuation and was used to determine the expected income of
the property, as shown in the following pages of this report.




Valuation

. Revenue Estimation

N

sl
Revenue Calculation
Based on the analysis of hotel comparisons, the tables below show a summary of room revenue for the first two years.
In the cash flow assumptions of hotel units, occupancy of the hotel starting from the first year was assumed at 697/ and stabilizes at 667..
Table of room revenue for the first year Table of room revenue for the second year
Days 261 104 365 Days 261 104 365
Number of rooms available 82,907 33,163 116,070 Number of rooms available 9,386 3,754 13,140
Occupancy () 65/ 807 69/ Occupancy () 607/ 807 66/
Number of occupied rooms 53,890 26,530 80,420 Number of occupied rooms 5,631 3,003 8,635
Average daily rent 530 610 556 Average daily rent 2,200 2,530 2,315
Average yield for available Average yield for available
MR val 345 488 385 e val 1,320 2,024 1,521
rooms rooms
Expected income 28,561,511 16,170,209 44,731,720 Expected income 12,389,143 7,598,674 19,987,817




Valuation
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. Summary of future performance assumptions Y B
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Summary of cash flow assumptions (without inflation):

. decippto ] 1 | 2/ 3 [ 4 | 5

Number of rooms 318 318 318 318 318

Room Occupancy (1) 697 697 697 697 697

Average Room Rate (SAR) 556 556 556 556 556

RevPAR (SAR) 385 385 385 385 385

REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS

Rooms () 58.07 58.07 58.07 58.07 58.07

Food & Beverage () 30.07 30.07 30.07 30.07- 30.07-
Spaces inside the hotel () 1.0/ 1.0/ 1.0/ 1.07 1.0
Meeting Rooms (7.) 10.07- 10.07- 10.07- 10.07- 10.07
Other Revenue (1) 1.07 1.0% 1.0% 1.0 1.0

Total Departmental Profit (/) 100.07- 100.07- 100.07 100.0°- 100.0°-
Department Expenses (/) 35.27 35.27 35.27 35.2/ 35.27
Department Revenue (7.) 64.8. 64.8. 64.87 64.8/. 64.8.

UNDISTRIBUTED & FIXED EXPENSES

Administrative & General (1) 9.0 9.0/ 9.0/ 9.0 9.0/
Sales & Marketing () 5.07. 5.07- 5.07- 5.0 5.0
Property Operations and Maintenance (1) 5.0 5.0 5.0 5.0/ 5.0/
Utilities (1) 7.07. 7.0 7.0/ 7.0/ 7.0/

Total undistributed expenses (1) 26.07 26.07 26.07- 26.07- 26.07

MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (/) 5.2 5.2/ 5.2/ 5.2 5.2
Total Fixed Charges (/) 1.3 1.3 1.3 1.3 1.3
Reserve for Renewals (FF&E) () 1.07. 1.07- 1.07 1.0 1.0
EBITDA
(EBITDA) (SAR) 24,195 24,195 24,195 24,195 24,195
Net Profit Percentage (7.) 31.41. 31.41. 31.41. 31.4/. 31.4/.




Valuation
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. Summary of future performance assumptions Y B
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Summary of cash row assumptions (without inflation):
1 S O S
Number of rooms 318 318 318
Room Occupancy (1) 697 697 69'/~ 69/~ 697
Average Room Rate (SAR) 556 556 556 556 556
RevPAR (SAR) 385 385 385 385 385
REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS
Rooms (SAR) 44,732 44,732 44,732 44,732 44,732
Food & Beverage (SAR) 23,137 23,137 23,137 23,137 23,137
Spaces inside the hotel (SAR) 771 771 771 771 771
Meeting Rooms (SAR) 7,712 7,712 7,712 7,712 7,712
Other Revenue (SAR) 771 771 771 771 771
Total Departmental Profit (SAR) 77,124 77,124 77,124 77,124 77,124
Department Expenses (SAR) 27,117 27,117 27,117 27,117 27,117
Department Revenue (SAR) 50,007 50,007 50,007 50,007 50,007
UNDISTRIBUTED & FIXED EXPENSES
Administrative & General (SAR) 6,941 6,941 6,941 6,941 6,941
Sales & Marketing (SAR) 3,856 3,856 3,856 3,856 3,856
Property Operations and Maintenance (SAR) 3,856 3,856 3,856 3,856 3,856
Utilities (SAR) 5,399 5,399 5,399 5,399 5,399
Total undistributed expenses (SAR) 20,052 20,052 20,052 20,052 20,052
MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (SAR) 4,025 4,025 4,025 4,025 4,025
Total Fixed Charges (SAR) 964 964 964 964 964
Reserve for Renewals (FF&E) (SAR) 771 771 771 771 771
EBITDA
(EBITDA) (SAR) 24,195 24,195 24,195 24,195 24,195
Net Profit Percentage (7.) 31.41. 31.41. 31.41. 31.4/. 31.4/.




Valuation

Explicit forecasting period s

Discounted Cash flow table:
» The property was valued by income from the lease for the remainder of the contract and then the expected income was assumed after the completion of the lease

based on market as shown in the cash flow table below, and the following key assumptions were made:
« Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.87. per annum by taking the average rate of inflation in the domestic product of the

Kingdom of Saudi Arabia for the past 12 years as per the Central Bank of Saudi Arabia.

 Rate of return on capital: The rate of return is calculated according to the location of the property and the type of construction, as well as the field and office research for
similar rates of return to the property under valuation, and according to our understanding of the real estate market in the Kingdom, a rate of 8.00/. has been reached.

« Discount rate: Based on our understanding of similar properties in the real estate area, and taking into account the characteristics of the location, area, use, supply and

demand, we applied a discount rate of 11.807..

Net Income Summary:
The table below shows income based on the contract for the remaining period and then income based on market.

| Cescrpon | 1 | 2 | 3 [ 4 [ 5 | 6 | 7 [ 8 | 9 | 10 |
EBITDA From Rooms (000 SAR) 24,476 25,161 25,865 26,590 27,334 28,100 28,886 29,695 30,527 31,381
EBITDA From Villas (000 SAR) 10,937 11,243 11,558 11,881 12,214 12,556 12,908 13,269 13,640 14,022
Total EBITDA From Rooms & Villas
(000 SAR) 35,412 36,404 37,423 38,471 39,548 40,656 41,794 42,964 44,167 45,404
Discounted Period (/) 0.9 1.9 2.9 3.9 4.9 5.9 6.9 7.9 8.9 9.9

Discounted Cash flow table

] 2 3 /4 |5 | 6 |7 | 8 | 9 | 10 | B

EBITDA From Rooms & Villas
36,305 36,305 36,305 38,471 39,548 40,656 41,794 42,964 44,167 45,404
(SAR 000s)
Exit Value (SAR 000s) 567,547
Net Cashflow (SAR 000s) 32,777 29,317 26,223 24,854 22,854 22,161 20,561 19,077 17,699 16,421 205,266

Market Value (Rounded) 437,210,000
Room Value (SAR perroom) 1,235,056




_ Valuation

Opinion of Value

Abaad is of the opinion that the value of the Subject Property as of the date of valuation,
based upon assumptions and detail within this report, may be fairly stated as follows:

The Fair Value of the property using the income approach as of 30 June 2023

is:

« SAR 437,210,000 (Four Hundred Thirty-Seven Million Two Hundred Ten Thousand Saudi
Riyal)

* Room Value 1,088,607 SAR/Room

Signatures
Eng. Ammar Abdulaziz Sindi
Tageem ID: 1210000219
Fellow Member
Membership Date: 22/12/2015

Real Estate Sector

Eng. Ammar Mohamed Qutub
Tageem ID: 1210000392
Fellow Member

Membership Date: 24/01/2016
Real Estate Sector

Eng. Yousuf Abdullah Khan
Tageem ID: 1220001989
Provisional Member

Membership Date: 17/09/2020
Real Estate Sector

Company Stamp
Company Name: Abaad &
Partner for Real Estate Valuation
Company No. 11000111

CR No: 4030297686
CL No: 323/18/781
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Appendix

General Terms Used in the Preparation of the Valuation Report

Authority

Means the Saudi Authority for Accredited Valuers (TAQEEM), the authority concerned
with developing requisite guidelines and standards for the valuation of properties,
business establishments, equipment, movable property, etc. in accordance with the
Accredited Valuers Regulations promulgated by Royal Decree No. (M/43) dated
(9/7/1433). Its objective is to develop the valuation profession and improve the
qualifications of valuers, as well as to develop and maintain the general rules for
Authority membership of various levels with ongoing development of the qualifications
of its members to keep abreast of the highest state of the art levels. The (Authority) is
a legal entity, not for profit, with an independent budget. It operates under the
supervision of the Ministry of Commerce and Investment.

Asset(s)

To facilitate reading of the standards and in order to avoid repetition, the term Asset(s)
generally refers to the items which are the subject of the valuation exercise. Unless
otherwise provided in the standards, these terms may be taken to mean and include
each of the following words: (an asset, group of assets, obligation, group of
obligations, or a group of assets and obligations).

Client

The word (Client) refers to the person(s) or entity for which the valuation is carried out,
including the external clients (that is when the valuer is contracted with a third party),
as well as the internal clients (that is the valuations prepared for the owner).

Legal Jurisdiction

The word (Jurisdiction) refers to the legal and regulatory environment wherein the
valuation process is carried out. It includes the laws and regulations issued by

sl

government authorities, such as the district, state and municipality, and the laws issued
by certain regulatory entities commensurate with the purpose of the valuation, such as
central banks and capital market authorities.

May

The word (May) describes the action which the valuer is required to take into
consideration. Matters described as such require the valuer’s attention and
understanding. The ability to apply these matters in the valuation process depends on
the valuer’s judgement and professional experience under conditions which are in line
with the objectives of the standards.

Shall

The word (Shall) refers to an unconditional responsibility, that is, the valuer must fulfil
any responsibilities of this type in all cases and under all circumstances where the
condition is applicable.

Participant

The word (Participant) refers to the participants concerned on the basis(es) of the value
used in the valuation exercise (see Standard 104 — Basis of Value). The different bases
of value require the valuer to take different points of view into consideration, such as the
points of view of the market participants, including for example the Fair Value, the Fair
Value of the International Financial Reporting Standards (IFRS), a certain owner or a
prospective buyer, such as the investment value.

Purpose

The word (Purpose) refers to the cause(s) of carrying out the valuation. It includes the
general purposes (for example, without limitation) the purposes of the financial reports,
tax reports, litigation support, transactions support and support of secured lending
decisions.
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Subject Property Documents
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Abaad & Partner For Real Estate Valuation Co.

Jeddah Branch (Head Office):

Mohamed Ibrahim Masoud Street,
Al-Salama District

Zahid Offices Building, 5th Floor, suite 21
Jeddah, Kingdom of Saudi Arabia

Riyadh Branch:

Imam Saud bin Faisal Road,
Al-Sahafa District

Al-Difaa Office, 2nd Floor, suite 106
Riyadh, Kingdom of Saudi Arabia

For more information, please contact us at:
Universal Access Number: 920004134

Eng. Ammar Sindi

CEO

Mobile: +966 (50) 730 0500
Email: asindi@sa-abaad.com

Eng. Ammar Qutub

Executive Director

Mobile: +966 (55) 556 2500
Email: ammarg@sa-abaad.com
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~Introduction

Dear / Alinma REIT Hospitality Fund

The Subject: Valuation of Rafal Hotel (Ascot) in Al-Sahafa district
in Riyadh

Please find attached the report as per your request for a property
valuation, hoping that the report meets your requirements as
requested from us, and complies with the International Valuation
Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the
Saudi Authority for Accredited Valuers (TAQEEM). Please do not
hesitate to contact us should you have any queries or questions.

Best Regards,

Engineer Ammar Abdulaziz Sindi
Chief Executive Officer

Y Y
Issue Version
Reference No. V230102
Proposal No. P230182
Report Status Final
Report Version 1

Registration code
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Executive Summary

. Report Summary

AN

Property Summary

« The subject property is a 4-star hotel (Ascot Rafal Hotel) located in Al-Sahafa district
in Riyadh.

« The land area is 5,312.69 Sgm (according to the title deed) and the building area under
valuation is 25,462.74 Sgm (according to the title deed).

« The building consists of 234 rooms and a ground floor containing a reception area, a
café, two restaurants, a prayer room for women and men, and meeting rooms.

» The hotel has two outdoor swimming pools, two gyms, 24-hour reception service,
security room, laundry room, electricity room, firefighting system room, and valet
parking.

» The property also consists of a basement used for the role of parking. The hotel will be
evaluated except (hotel apartments).The property is located on 4 streets, the most
important of which is Olaya Street, where the property is located directly on the street.

Property Information

District As Sahafa

Use Commercial/Hospitality

Tenure Freehold

Number of Title Deed 410115065922

Date of Title Deed 02/06/1444 H

Land Area (square Sqgm s ) 25,462.74 (According to title deed)
Owner Hotel Development Real Estate Company

Valuation Summary

Report Type

Purpose of Valuation

Other independent Users

Date of Approval

Date of Inspection

Date of Valuation

Basis of Value

Valuation Hypothesis

Valuation Approach

Currency

Property Fair Value

sl

Information

Detailed report

Financial Statements

Fund Manager and Investors — Report Reviewers

05 June 2023
15 June 2023
30 June 2023
Fair Value
Current Use
Income Approach
Saudi Arabian Riyal (SAR)

265,620,000 SAR (1,088,607 SAR/Key)




Executive Summary

Terms and Conditions

» The Subject Property has been valuated according to the International Valuation
Standards (IVS) issued by the Council of International Valuation Standards
(IVSC) in 2022 and the rules and regulations of the Saudi Authority for Accredited
Valuers in the Kingdom of Saudi Arabia (Tageem).

« This report was relied upon and valuated according to the specific conditions and
restrictions presented in this report.

« The report was issued without any conflict of interest or personal gain.

» The valuation report has been prepared based on the instructions received from
the manager of Alinma REIT Hotel Fund, hereinafter referred to as (the client), in
order to estimate the Fair Value of the property described for the purpose of
financial statements.

» Abaad and Partner Co. are confident that this report meets the client's
requirements and instructions, and that the information contained in this report is
completely confidential and that the report is issued to the client only.

» The responsibility of the Abaad and Partner Co. is limited to the report and the
information contained in the report. Otherwise, the (client) is responsible for
requesting the valuation of the Property and the legal consequences thereof.

sl

» The estimated values in this report are for The Subject Property, and any
distribution of (value - values) on the parts of the Property applies only according
to the narration of the report and for its purpose, and these values should not be
used for any other purposes, as it may be incorrect if the purpose has been
changed from the valuation for which the report was created.

» This report has been prepared based on the information collected or received
and analyzed according to best practices to reach the value, and any material
observations that may impact the value are usually noted.

« Please be aware that our inspection was carried out on a visual basis only. No
part of the structure was opened up for a detailed examination or testing. We
have therefore, where appropriate, made assumptions based on experience of
the Property type, construction and materials used. We cannot guarantee that
defects do not exist in those parts of the structure, which are concealed,
unexposed or not reasonably accessible.

« In the event that any information in the future that is mentioned in the report is
found to be untrue and unintentional, the value in this report may change and the
client will be notified in due course.

« This valuation report is valid only if approved by the company's seal, in addition
to the signature of the accredited valuers.
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_Valuation Conditions

Ability to Valuate:

* Abaad Real Estate Valuation Company employs professional staff capable of
providing valuation of this type of assets. It also has the requisite competence to
assess the Fair Value by the required date.

Subject of Valuation:
» The subject of the valuation is the assessment of the Fair Value of Rafal Hotel
(Ascot) in Al-Sahafa district in Riyadh

Professional Standards:

» The valuation exercise was carried out in compliance with the International
Valuation Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the Saudi
Authority for Accredited Valuers (TAQEEM), and based on recognized
procedures and professional used in valuation of real estate properties, which
rely on analysis, comparison, and direct inspect of each property, as well
searching to the extent possible for positive and negative effects and
characteristics of the subject property.

Valuation Approach:
» The approach used in valuation is the income approach.

Basis of Valuation:

» Our valuation will be submitted on the basis of the Fair Value, which is defined in
accordance with the International Valuation Standards in 2022 as follows:

sl

« International Accounting Standard No. (13) defines Fair Value as the price that
would be received to sell an asset or paid to transfer a liability in an orderly
transaction between market participants at the measurement date.

Valuation Date

» We confirm that the valuation was carried out on 30 June 2023.

Inspection Date:
» We confirm that the inspection was carried out on 15 June 2023.

Sources of Information:

« In the preparation of the valuation report, we have relied on a set of resources,
information and office and field data which we believe are commensurate with the
purpose and timing of the valuation. We have also relied on the set of data
provided by the Client related to the subject property, and which will clearly affect
the output of this report. Therefore, any change or error in the data will render
this report as incomplete, and the valuer shall be reverted to.

The Following Documents Were Reviewed:

Document
1 Title Deed
2 Building Permit
3 Lease Contract

We therefore assume that the information is correct and that there is nothing to
contradict or conflict with them. The report is issued on this basis and we disclaim
any liability for anything to the contrary.
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Disclaimers

Intellectual Property and Re-Publishing

« This report is issued for personal use only, and for the professional advisors, for
the specific purpose referred to therein.

» Abaad Real Estate Valuation Company may not be held liable to any third party
for all or part of the contents of the report.

Confidentiality

« This report is prepared upon special request and for an advisory purpose. We
therefore understand that it is of utmost importance to the originator of the
request to safeguard the confidentiality of the contents and output of this report.
We are committed to this and the Client’s information will not be used in
anything other than this report. The Client’s information is considered to be
proprietary to its owner and to the users specified in this report, and may not be
reviewed by any third party.

Important Assumptions and Special Assumptions

 According to the definition of the International Valuation Standards “Important
Assumptions and special assumptions must be reasonable and relevant having
regard to the purpose for which the valuation is required, and may be accepted
as fact in the context of the valuation exercises without verification or validation in
a specific manner. Moreover, they are matters which are accepted when stated.
Such

* No assumptions or special assumptions were made.

sl

assumptions are necessary to understand the valuation or the consultation that is
provided. Special assumptions are assumptions which differ from actual facts
which exist as at the valuation date, or those which are not assumed by a usual
market participant in a certain transaction on the valuation date.”
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Site Location Analysis

“_ Public Transport — Riyadh Metro s
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e Metro Riyadh is a high-speed transport system. It is currently under Riyadh Metro Route Map:
construction. It is one of the largest infrastructure projects in the City of Riyadh.

» The Metro is design as a world class transport system, including 756 metro 0\
cars, 85 stations, six metro lines and a network spanning 176 kiloSgm s. \Y./

e The construction of the metro system has resulted in several road closures
which affected traffic in various parts of the city.

Statlons 3
Vi

Number of Routes Train Speed Total Length

stations

Passengers Number of Park and
per Day Routes Ride
. Facilities
Length of Riyadh Metro Routes
Route Length (Km)

First Route (Blue) 38.0
Second Route (Red) 25.3
Third Route (Orange) 40.7
Fourth Route (Yellow) 29.6

Fifth Route (Green) 12.9
Sixth Route (Purple) 29.5




Site Location Analysis

Development Projects at City Level Y Y
The Royal Commission for the City of Riyadh- carries out Riyadh Boulevard .4 »sup1 el "
many programs and development projects ,which are 3 T senssoutenars

\ / strategic in nature with multiple objectives and dimensions 2 Extends 135 kiloSgm s, penetrating the City of Riyadh to connect
and different requirements for execution over tirn‘e:-: ; Wadi Hanifa in the west of the City with Wadi Al Sulay in its east. It
includes sports, cultural, recreational and environmental activities,
including bicycle tracks, horse tracks, pedestrian sidewalks, a
- number of gates, stations and rest areas for bikers and hikers. Along
the Boulevard inside the City and at Wadi Hanifa and Wadi Al Sulay,
“recreational services are provided to bikers and hikers, including

: - . coffee shops and diverse retail outlets.
Between the architectural, cultural, economic and

social features and the environm‘entaf’gpvelopment
requirements of Wadi Hanifa, it provides ‘a"‘model for
the development of the oasis. .« * : - <y

The program adopted the princi{#lga of integration"with
the City of Riyadh, -making Diriya a world cléés
cultural, tourism and prombtional.swuburb. Rl

Green Riyadh chpsll ALY - ag) ()
L]

The program aims at planting over 7.5 million trees in all parts of the
city, including-public parks, community parks, promenades,
mosques, schools, academic, health and public installations and
facilities, green belts along the spans of public utility lines, in
addition to King Khalid International Airport, a roads and streets
network, in addition to public transport routes, car parking spaces,
vacant lands, valleys and river tributaries.

Riyadh Art Project %ﬁ
Includes the performance of over 1000 artworks by
local and international artists in front of audiences in

the various parts of the City of Riyadh, as part of 10’
programs covering residential neighborhoods, public

parks, natural promenades, public squares, public ¢ v‘ : . King Salman Park: : » : f‘ ’
transport stations, bridges, pedestrian crossings, city A iR g ’ x = park g
entrances and all tourism destinations of the city. 4 . Y The largest city park in the World with an area exceeding 13 square
e kiloSgm's. It is considered to be an environmental, cultural, sports
g > . and-recreational project which contributes to the char)gir'i"g 'I-ife_s___ty]é in

s

A the citv.



Site Location Analysis

The Property at City Level Y Y
u)asll (a_u_m_U
King Khalid /T
\ International - //
am, 4 6,. o / o ARG e ~ —
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Riyadh City Boundaries,, . ( N R
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The subject property is located in Riyadh, the capital
and largest city of the Kingdom of Saudi Arabia, and
the center of the Riyadh region.Riyadh is the largest
city in Saudi Arabia, with a population of 6.9 million
people in 1440 H / 2018. Riyadh is one of the
largest cities in the Arab countries in terms of area,
with an area of about 1,913 square kilometers.The
city of Riyadh is witnessing a remarkable
development in its infrastructure projects and public
transport projects, as work is underway on the
Riyadh metro project and the public transport
project.The property is under review Located in
downtown Riyadh, the property is approximately 40
kilometers from King Khalid International Airport.The
area of the property under valuation. is located within
the white land range.
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Site Location Analysis

The Property at District Level Y Y
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* The property is located in the center of . e o\ "y

= Riyadh in As Sahafa district and it’s bordered E W - \@g} 0 - =

E on the north by Anas Ibn Malik Road, to the ) A \‘:’d} ; » 0 o '
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Site Location Analysis
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The subject property is a 4-star hotel (Ascot Rafal Hotel) located
in Al-Sahafa district in Riyadh.

The land area is 5,312.69 Sgm (according to the title deed) and

the building area is 25,462.74 Sgm (according to the title deed).

The building consists of 234 rooms and a ground floor containing a
reception area, a café, two restaurants, a prayer room for women
and men, and meeting rooms.

The hotel has two outdoor swimming pools, two gyms, 24-hour
reception service, security room, laundry room, electricity room,
firefighting system room, and valet parking.

One of the hotel's main competitors: DoubleTree by Hilton,
Marriott and Courtyard)

The property also consists of a basement used for the role of
parking. The hotel will be evaluated except (hotel apartments).
The property is located on 4 streets, the most important of which
is Olaya Street, where the property is located directly on the
street.
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o Title Information

e Dimensions and street widths

Property Details

» lease contract summary




Tenure

. Property Information s
N\ )laell ppaill
Property Details (Freehold Details) Lease Contract Summary:
D [ Desopon | income
Owner Hotel Development Real Estate Company First party (owner) Hotel Development Real Estate Company
Property Name Rafal Hotel (Ascot) in Al-Sahafa district in Riyadh Al Maskan Al Hadhari Real Estate Development
Plot No. - Second Party (Tenant) Company
Maste.rplgn No. u1/1863 Contract Period 5
District As Sahafa
Block No. - First Year 18,800,000
Coordinates 24°48'31.7"'N 46°37'34.0'E Second Year 18,800,000
City Riyadh .
Ownership Type Freehold Third Year 18,800,000
Deed No. 410115065922
Title Deed Info Deod Dats Fourth Year 18,800,000
02/06/1444 H Fifth Year 18,800,000
Dimensions and street widths No legal document has been verified for the subject property under valuation, which
Frontage Length Width (m) includes planning, ownership, mortgage and some legal matters on which all or part of
this report is based and considered reliable. It was assumed that the instrument was
North 99 4 valid and binding. It was also assumed that the property is free from any legal
obligations, mortgage rights or any Constraints.
South 58 NA 20 3
» Sources: leasehold
East 103 As Sahafa Street 40 1
West 72.84 NA 20 2

» Sources: Title Deed
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“_ Property Risk Analysis s
Long-term contract risks Regulatory and legislative risks Economic risk
The lack or limitation of long-term The regulatory, legal or legislative The state’s macroeconomic
contracts greatly affects the value of environment may witness some changes conditions may affect the real
the Property, especially the that may affect the value of the Property, estate market in general, such
properties listed under REITs. Where such as the emergence of municipal as inflation rates, liquidity,
the existence of long-term contracts legislation allowing or prohibiting activities interest rates, financing costs,
gives stability to the income and thus in specific areas, or reducing or taxes, and the movement of
the value. While the absence of such increasing the number of floors in the local and global stock markets,

as changing some or all of
these influences affects the real
estate market.

contracts gives fluctuation in rental
prices and income and thus affects
the final value.

surrounding area, which affects the final
value of the Property .

4
Competition risk
The large supply of real estate goods Revenue security risk
leads to competition in prices offered to
the consumer. We find this clear in the
real estate market, as the increase in
units and exhibitions offered in the market
and the entry of new competitors with
products will lead to a decrease in prices
and services, and thus a decrease in the
price of the final Property .

Since the realization of revenues is
the main factor in determining the
value of the Property , any change in
revenues as a result of different
market conditions will affect the
value of the Property .
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Valuation Methodology

Valuation Methods Used

When choosing the most appropriate methodology for estimating the value of the
property under Valuation, we took into account the information provided by the
client, the current situation of the property as well as our own analysis of the local
market conditions, when determining the Fair Value of the property under
valuation, the following methods and methods were used:

Income Method (Profit method)

The income method provides an indication of value by converting future cash
flows into a single present value. According to this method, the value of the asset
is determined by reference to the value of revenues, cash flows, or cost savings
from the asset

The income method should be applied and given priority or significant weight in
the following cases:

a) When the ability of an asset to generate income is the primary element that
affects value from the point of view of the participants.

b) Reasonable projections are available as to the amount and timing of future
revenue for the asset being valued, but there are few, if any, fair comparisons
relevant.

When it comes to valuation of commercial assets such as hotels, we usually follow
the profit method.

sl

Profit Method

When valuing hotels, the approach involves estimating earnings before interest,
tax, depreciation and amortization (EBITDA) over a given period. Usually this type
of real estate is exited within 10 years, and the time duration of cash flows has
been assumed to be 10 years.

Regarding EBITDA Forecast

First, this is achieved by analyzing the current or future performance of the
property under Valuation, taking into account factors such as location, hotel
popularity, condition, specifications, and operating structure. Second: We study
the local hospitality sector by evaluating the current performance of the market in
addition to the rooms expected to enter the market, as well as analyzing the hotel
sector and some economic indicators.

Assumptions are then made regarding vacancy ratio, average daily rent, available
per room revenue, hotel department expenses, undistributed expenses,
management fees, fixed fees, and furnishings and equipment renovation reserves.
In terms of the growth rate during cash flow calculations, we examined the
average long-term inflation rate in Saudi Arabia, as well as the typical growth
rates among similar hotels, and reached a rate of 2.87..
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Field research was conducted for hotels that have similar
characteristics to the subject property, and the details of the
comparisons are as follows.

LB N

™
-5

PN

Hotel Name Crown Rose Hotel Swiss International Hotel
classification 4 Stars 4 Stars

u
Average rental price in the middle M
of the week (SR/room/night) 470 630 :.\
A tal pri kend LA
verage rental price on weekends 470 670 }3

(SAR/room/night)

N

L]
S Ve

When looking at the nature of the prices of the rooms offered
in the property area, there is a relative convergence between
the prices, which is affected by the location of the hotel, the
area of the room, the services provided and the facilities, and
through field research it becomes clear as follows:

Comparisons show that prices range from 470 SAR/sgm to
630 SAR/sgm in the middle of the week and prices range
from 470 SAR/sgm to 670 SAR/sgm on weekends.

The map shows the locations of the comparisons used in the
valuation and was used to determine the expected income of
the property, as shown in the following pages of this report.
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. Revenue Estimation
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Revenue Calculation

Based on the analysis of hotel comparisons, the tables below show a summary
of room revenue for the first year.

In the cash flow assumptions of hotel units, occupancy of the hotel starting from
the first year was assumed at 727 and stabilizes on this percentage.

Table of room revenue for the first year

Days 261 104 365
Number of rooms available 63,614 25,446 89,060
Occupancy () 757. 657. 721.
Number of occupied rooms 47,711 16,540 64,250
Average daily rent 560 616 574
Average yield for available
[00MS 420 400 414
Expected income 26,718,000 10,188,464 36,906,464

sl

Calculation of revenues of the commercial part

According to field research, the price of the rental Sgm for the commercial part
was reached, the tables below summarize the revenues of the commercial part.

In the cash flow assumptions for the commercial part, occupancy starts from the
first year was assumed at 1007- and stabilized at this ratio for the rest of the years.

Table of Revenue Breakdown of the Commercial Part for the
First Year

# Exhibition Area Lease Rate Total
(Sgm) (Sgm) (SAR/Year)

1 480 1,500 720,000
2 406 1,500 609,000
3 613 1,500 919,500
4 483 1,500 724,500
Total 1,982 2,973,000
Operating expenses discount rate
. 110
()
Net Operating Income 2,675,700

(SAR/Year)

Note: The commercial part has not been calculated in the assumptions described
in the following pages of this report and the net operating income of the
commercial part has been reached and added separately in the cash flow
schedule.
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Summary of cash flow assumptions (without inflation):
T enarpton |
Number of rooms 244 244 244 244 244
Room Occupancy () 721. 721 721 721. 721
Average Room Rate (SAR) 574 574 574 574 574
RevPAR (SAR) 414 414 414 414 414
REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS
Rooms (1) 77.07 77.0 77.0 77.07. 77.07.
Food & Beverage (1) 20.07 20.07 20.07- 20.07- 20.07-
Meeting Rooms () 2.0 2.0 2.0/ 2.0/ 2.0/
Other Revenue (7.) 1.0 1.0/ 1.0/ 1.0 1.0/
Total Departmental Profit (7.) 100.0°/ 100.0°/ 100.07% 100.0/ 100.0/
Department Expenses (/) 28.37 28.37 28.37 28.37 28.37
Department Revenue (i) 71.71 71.71 71.71 71.71 71.71
UNDISTRIBUTED & FIXED EXPENSES
Administrative & General (1.) 9.0 9.0/ 9.0/ 9.0 9.0
Sales & Marketing (7.) 5.07- 5.0 5.0 5.0 5.0
Property Operations and Maintenance (1) 5.0 5.0 5.0 5.0/ 5.0/
Utilities (1) 7.0 7.0/ 7.0/ 7.0/ 7.0/
Total undistributed expenses (1) 26.07- 26.0- 26.07- 26.07- 26.0'-
MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (1) 5.71 5.7 5.7 5.7 5.7
Total Fixed Charges (/) 1.3 1.3 1.3 1.3 1.3
Reserve for Renewals (FF&E) (7.) 1.07 1.07 1.0% 1.0 1.0
EBITDA
(EBITDA) (SAR) 18,076 18,076 18,076 18,076 18,076
Net Profit Percentage (/) 37.71 37.71 37.71 37.71 37.71
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Summary of cash flow assumptions (without inflation):
T S I N S S S S T S R T
Number of rooms 90 90 90 90 90
Room Occupancy () 54. 597 641 64]. 64].
Average Room Rate (SAR) 380 409 439 439 439
RevPAR (SAR) 204 239 279 279 279
REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS
Rooms (SAR) 36,906 36,906 36,906 36,906 36,906
Food & Beverage (SAR) 9,586 9,586 9,586 9,586 9,586
Meeting Rooms (SAR) 959 959 959 959 959
Other Revenue (SAR) 479 479 479 479 479
Total Departmental Profit (SAR) 47,930 47,930 47,930 47,930 47,930
Department Expenses (SAR) 13,583 13,583 13,583 13,583 13,583
Department Revenue (SAR) 34,347 34,347 34,347 34,347 34,347
UNDISTRIBUTED & FIXED EXPENSES
Administrative & General (SAR) 4,314 4,314 4,314 4,314 4,314
Sales & Marketing (SAR) 2,397 2,397 2,397 2,397 2,397
Property Operations and Maintenance (SAR) 2,397 2,397 2,397 2,397 2,397
Utilities (SAR) 3,355 3,355 3,355 3,355 3,355
Total undistributed expenses (SAR) 12,462 12,462 12,462 12,462 12,462
MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (SAR) 2,730 2,730 2,730 2,730 2,730
Total Fixed Charges (SAR) 599 599 599 599 599
Reserve for Renewals (FF&E) (SAR) 479 479 479 479 479
EBITDA
(EBITDA) (SAR) 18,076 18,076 18,076 18,076 18,076
Net Profit Percentage (/) 37.71 37.71 37.71 37.71 37.71
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Discounted Cash flow table:

» The property was valued by income from the lease for the remainder of the contract and then the expected income was assumed after the completion of the lease
based on market as shown in the cash flow table below, and the following key assumptions were made:

« Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.87. per annum by taking the average rate of inflation in the domestic product of the
Kingdom of Saudi Arabia for the past 12 years as per the Central Bank of Saudi Arabia.

 Rate of return on capital: The rate of return is calculated according to the location of the property and the type of construction, as well as the field and office research for
similar rates of return to the property under valuation, and according to our understanding of the real estate market in the Kingdom, a rate of 8.00/. has been reached.

« Discount rate: Based on our understanding of similar properties in the real estate area, and taking into account the characteristics of the location, area, use, supply and
demand, we applied a discount rate of 11.807..

Net Income Summary:
The table below shows income based on the contract for the remaining period and then income based on market.

S desorption L1 2 s e e e T e
£BITDA (000 SAR) T
23,782 19,377 19,920 20,478 21,051 21,641 22,246 22,869 23,510 23,510
Discounted Period (1.) 1.0 2.0 3.0 4.0 5.0 6.0 7.0 8.0 9.0 10.0

Discounted Cash flow table

| T 2 O

EBITDA (SAR 000s) 23,782 19,377 19,920 20,478 21,051 21,641 22,246 22,869 23,510 23,510
Exit Value (SAR 000s) 293,871
Net Income from Commercial
Part (SAR 000s) 2,751 2,828 2,907 2,988 3,072 3,158 3,246 3,337 3,431 3,527
Exit Value (SAR 000s) 44,084
Net Cashflow (SAR 000s) 23,732 17,765 16,335 15,020 13,811 13,402 12,435 11,537 10,704 9,695 121,188

Market Value (Rounded) 265,620,000
Room Value (SAR perroom) 1,088,607

<29
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Opinion of Value

Abaad is of the opinion that the value of the Subject Property as of the date of valuation,
based upon assumptions and detail within this report, may be fairly stated as follows:

The Fair Value of the property using the income approach as of 30 June 2023

is:

« SAR 265,620,000 (Two Hundred Sixty-Five Million Six Hundred Twenty Thousand Saudi
Riyal)

* Room Value 1,088,607 SAR/Room

Signatures
Eng. Ammar Abdulaziz Sindi
Tageem ID: 1210000219
Fellow Member
Membership Date: 22/12/2015

Real Estate Sector

Eng. Ammar Mohamed Qutub
Tageem ID: 1210000392
Fellow Member

Membership Date: 24/01/2016
Real Estate Sector

Eng. Yousuf Abdullah Khan
Tageem ID: 1220001989
Provisional Member

Membership Date: 17/09/2020
Real Estate Sector

Company Stamp
Company Name: Abaad &
Partner for Real Estate Valuation
Company No. 11000111

CR No: 4030297686
CL No: 323/18/781
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Appendix

General Terms Used in the Preparation of the Valuation Report

Authority

Means the Saudi Authority for Accredited Valuers (TAQEEM), the authority concerned
with developing requisite guidelines and standards for the valuation of properties,
business establishments, equipment, movable property, etc. in accordance with the
Accredited Valuers Regulations promulgated by Royal Decree No. (M/43) dated
(9/7/1433). Its objective is to develop the valuation profession and improve the
qualifications of valuers, as well as to develop and maintain the general rules for
Authority membership of various levels with ongoing development of the qualifications
of its members to keep abreast of the highest state of the art levels. The (Authority) is
a legal entity, not for profit, with an independent budget. It operates under the
supervision of the Ministry of Commerce and Investment.

Asset(s)

To facilitate reading of the standards and in order to avoid repetition, the term Asset(s)
generally refers to the items which are the subject of the valuation exercise. Unless
otherwise provided in the standards, these terms may be taken to mean and include
each of the following words: (an asset, group of assets, obligation, group of
obligations, or a group of assets and obligations).

Client

The word (Client) refers to the person(s) or entity for which the valuation is carried out,
including the external clients (that is when the valuer is contracted with a third party),
as well as the internal clients (that is the valuations prepared for the owner).

Legal Jurisdiction

The word (Jurisdiction) refers to the legal and regulatory environment wherein the
valuation process is carried out. It includes the laws and regulations issued by

sl

government authorities, such as the district, state and municipality, and the laws issued
by certain regulatory entities commensurate with the purpose of the valuation, such as
central banks and capital market authorities.

May

The word (May) describes the action which the valuer is required to take into
consideration. Matters described as such require the valuer’s attention and
understanding. The ability to apply these matters in the valuation process depends on
the valuer’s judgement and professional experience under conditions which are in line
with the objectives of the standards.

Shall

The word (Shall) refers to an unconditional responsibility, that is, the valuer must fulfil
any responsibilities of this type in all cases and under all circumstances where the
condition is applicable.

Participant

The word (Participant) refers to the participants concerned on the basis(es) of the value
used in the valuation exercise (see Standard 104 — Basis of Value). The different bases
of value require the valuer to take different points of view into consideration, such as the
points of view of the market participants, including for example the Fair Value, the Fair
Value of the International Financial Reporting Standards (IFRS), a certain owner or a
prospective buyer, such as the investment value.

Purpose

The word (Purpose) refers to the cause(s) of carrying out the valuation. It includes the
general purposes (for example, without limitation) the purposes of the financial reports,
tax reports, litigation support, transactions support and support of secured lending
decisions.
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ere

No:800140624

TN Al

el
‘l?u'vuu -
VEPaL | ggddll 3,
™ Ak et Al ilig
~“5

WO RTA | Y

s 9_,,,.11:41..!

N e i

L Sl 0 M g0 A 2 ey das, U ad 50
B P F R —— pa—
[ T TATA T T s LEE S WL L 2R s—— e
Tt R TNV, e N By

AT ) dalail o,

YAt TeTe g lailind,

ey o e )

et i ——]

S 1 padt GUa)) B/ eylaa daiss AARRLA RS, {f P W)
b o S [ st Frees]] gt
& v L i
% Dl S
- 3 VA S EAE s
S 3 T AAL] e
0 §
b il T LA T
(2 s : R 7
s PLREL [ B PR IR U B P IIRC)
K emap Slas gl
N Sy e e |V e g g
z e 1 e | vtAved] o P
< s SRt 0 T y e I . >
K M Ao o b St s A AT B o) p
< i i e | Vesavie] - A
= i bk s s e i i o iy TR S
.L..Ju.uw»ﬂ‘l\wﬁu._;
Pl ekl 7] R7CET B Do
e .uw.q-f -\ﬂar‘)ﬁ"w *| - =
e ek o [ bl R4 B 2
[ A oA 3 0y Xy TPat.e1] 1% X3
et a5 ] B aR
o) Cla SRR WATE
Al o e D e gl 2l e ] FRASLT RS E2Fr
e i D 0 = —uam el Ton e s T
o:»—iu—l,www.‘"ﬂ\h’-o‘i—ﬂ;.—u-ﬂ- g T T = ~51)
= S gy
b U i A8l S e s N b S
otk g e TR

Al RN Jondh 4B @ sl IS

-

=M'UWW“‘ + phiadl! jay w -;e,.mpl, AT a3 wdy

& Mfierae

g0y TLOATEARY B Tleaa Y g JUy

TV Loyl a2

Al it A it ol 5% g Bl 9110 LI e 4 S 0 D Ak D 2
D Gy o pheal) a VAT nw.,un,.un,l,,u,p“.v a0 U A S gy oY | g

S S ik S A o bl gD B0 D g P g A (a8 4 D gl gl il A
L TUTEL GTATERA GOV AL TPV R i Skt a2 ot AL A e el £ e gl Rk iy pa8 ()
A o Ay b D Dapt s g N Ay ) G 0 06 g (i) A S G T g i) iy g eyl
ot 1 A o o i D S D g el oy ) i Y A 0301 U8 g ) e By
Lk e P e o ] e e g 1 e Ol R S e i gl gl iy e =4 S a4
N:qwwum;\whwulguu,m,u),.uaav».
s 14 S300%7Y VA dalnag 17 0 L pli 1,711 1 & TN o Y PY oA Aslaasy Ay i s
SHOATPINT + Aty TALTY A TpVAT ¢ Anlaaay T gAY Ralasy 1410 3101 $AY Kby
el gy Wil S i 500 v,u-.v.u,.y.» ) vl‘a‘,_\ﬁu,-u&-.».w
gl ] fnall e

: Olkas e
=
S

Cy;ss? s

LR

A YANEEL )l 5 G
AN AYY L s
teball o,

Tangg ans o ¥ e ole Ml lgE3hally sany o saadl

o Tl ole LR A167 o) £l a8l et ¥ a0 1/ 1167 3, Gtdl 56
L okl Dy Gilaall g 5 ailedl o 1/ 1863 a3, laball o 1167

IS Lgllghy Lassung

() isks £3.00 4151 215.00 L3 £ b Wik
+21.00+1.40+19.40+9.90+11.80+8.50+26.35
19.20+5.60+11.80+4.20+16.93 () 1Jsky 44.00 315,L 520.00 i £ 5Lb Lgia
() iskas 46.00 o155l 040.00 ae gk Tt
20.90+4.20+19.20+4 20+25 30+21.00+19.20

ol s Tag T 5 e Cism s 0 (72.84) sk 4,00 4yl £20.00 ¢,L5 L2
st e e Gy il g Blany i Wl (g e g s (25,462.74 ): Limloss
elya¥ b Lo JS Tan (1555, 205312.69 Lelitia i, Tabos Tk b o Tiainn fyyaice
5 57671835, saleadl 3 5l oun , %0.578 135 Shas o o5l Lasd dpuuy 201
338161337 iy willy , 428/12/1437,43700261211 3, LLall, 427/10/1437
o anan oSy, laadls DL 53l e sl By S cllle e ns LS 410/1/1438
oon 81 5 Gal 53,80 laagll sse f b sie dlliy, slaaidll JLSS| 5o i 6 Laluall i ua
Gyl &luas) WShs Al dle aile 35 ellds seladi 6 e LSl sae 3135, Silaas 10
A skl Lay s

614010002737 fays 52l M1 bawugs Jsall LS o ubialleliall gl Libyil i siially
21443 /112 /1 4a

P Goleilen o bn b omb A A0 S0 D T8t il il
2 1446 /11 T o ouiiiy -2 1443 /11 7 o3 7025392254

a5 i Y sl e il s o 0 gy D5 r Bl 2,00 [
(TN 3, g (a0 1 el A s i 4 AT Ll pges Latas
e =
Tl ke =




Abaad & Partner For Real Estate Valuation Co.

Jeddah Branch (Head Office):

Mohamed Ibrahim Masoud Street,
Al-Salama District

Zahid Offices Building, 5th Floor, suite 21
Jeddah, Kingdom of Saudi Arabia

Riyadh Branch:

Imam Saud bin Faisal Road,
Al-Sahafa District

Al-Difaa Office, 2nd Floor, suite 106
Riyadh, Kingdom of Saudi Arabia

For more information, please contact us at:
Universal Access Number: 920004134

Eng. Ammar Sindi

CEO

Mobile: +966 (50) 730 0500
Email: asindi@sa-abaad.com

Eng. Ammar Qutub

Executive Director

Mobile: +966 (55) 556 2500
Email: ammarg@sa-abaad.com
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~Introduction

Dear / Alinma REIT Hospitality Fund

The Subject: Valuation of Clarion Hotel in Al-Marwah district in
Jeddah

Please find attached the report as per your request for a property
valuation, hoping that the report meets your requirements as
requested from us, and complies with the International Valuation
Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the
Saudi Authority for Accredited Valuers (TAQEEM). Please do not
hesitate to contact us should you have any queries or questions.

Best Regards,

Engineer Ammar Abdulaziz Sindi
Chief Executive Officer

Y Y
Issue version
Reference No. V230102
Proposal No. P230182
Report Status Final
Report Version 1

Registration code




Table of Contents

Executive
Summary

Valuation
Terms

Disclaimers

Site Location

Analysis

Summary of the
Report

General Terms
and Conditions

Ability to
Valuate
Subject of
Valuation
Professional
Standards
Valuation
Approach
Basis of
Valuation
Valuation Date
Inspection Date
Inspection
Limits
Sources of
Information

Intellectual
Property and
Re-publishing
Confidentiality
Important
Assumptions
and Special
Assumptions

Macro Location
- Introduction
Macro Location
- Infrastructure
Projects
Property
Description at
City Level
Property
Description at
District Level
Property
Photographs

Property
Details

Title Information

Valuation

Analysis of Property
Risks

Valuation Using the
Income Method
Valuation Approach
Field Research and
Market Analysis
Revenue Estimation
Future Performance
Assumptions
Explicit Forecasting
Period

Summary of Value

sl

Appendix

General Terms
Used in the
Preparation of
the Valuation
Report
Property
Documents




e Summary of the Report

Executive Summary

e General Terms and Conditions




~ Executive Summary

. Report Summary s
« The subject property under Valuation is a 4-star hotel (Clarion) located in Al- Valuation Summary
Marwah district in Jeddah. i .
* The land area is 3,311.25 Sgm (according to the title deed) and the building m niormation
area is 25,312.52 Sgm (according to the building permit). Report Type Detailed report
« The building consists of 3 basement floors, ground floor and frequent hospitality
floors. ) ) ) Purpose of Valuation Financial Statements
» The basement consists of parking for 204 cars, the ground floor contains a
reception area and the first floor contains a restaurant. The typical hotel floors . )
consist of 200 different hotel rooms, and the building also consists of a service Other independent Users Fund Manager and Investors — Report Reviewers
area and outdoor seating.
Date of Approval 05 June 2023

» The property is located on Prince Majid Street, which is one of the most
important commercial streets in Jeddah.
« The property is 11 km from King Abdulaziz International Airport. Date of Inspection 14 June 2023

Property Information

Date of Valuation 30 June 2023
District Al Marwa Basis of Value Fair Value
Use Commercial/Hospitality

Valuation Hypothesis Current Use
Tenure Freehold
Number of Title Deed 499074003352 Valuation Approach Income Approach
Date of Title Deed 1444/05/28

- Currency Saudi Arabian Riyal (SAR)

Land Area (m2) 3,311.25 sgm (According to title deed)

Property Fair Value 157,290,000 SAR (786,450 SAR/Key)

Owner Hotel Development Real Estate Company




Executive Summary

Terms and Conditions

» The Subject Property has been valuated according to the International Valuation
Standards (IVS) issued by the Council of International Valuation Standards
(IVSC) in 2022 and the rules and regulations of the Saudi Authority for Accredited
Valuers in the Kingdom of Saudi Arabia (Tageem).

« This report was relied upon and valuated according to the specific conditions and
restrictions presented in this report.

« The report was issued without any conflict of interest or personal gain.

» The valuation report has been prepared based on the instructions received from
the manager of Alinma REIT Hotel Fund, hereinafter referred to as (the client), in
order to estimate the Fair Value of the property described for the purpose of
financial statements.

» Abaad and Partner Co. are confident that this report meets the client's
requirements and instructions, and that the information contained in this report is
completely confidential and that the report is issued to the client only.

» The responsibility of the Abaad and Partner Co. is limited to the report and the
information contained in the report. Otherwise, the (client) is responsible for
requesting the valuation of the Property and the legal consequences thereof.

sl

» The estimated values in this report are for The Subject Property, and any
distribution of (value - values) on the parts of the Property applies only according
to the narration of the report and for its purpose, and these values should not be
used for any other purposes, as it may be incorrect if the purpose has been
changed from the valuation for which the report was created.

» This report has been prepared based on the information collected or received
and analyzed according to best practices to reach the value, and any material
observations that may impact the value are usually noted.

« Please be aware that our inspection was carried out on a visual basis only. No
part of the structure was opened up for a detailed examination or testing. We
have therefore, where appropriate, made assumptions based on experience of
the Property type, construction and materials used. We cannot guarantee that
defects do not exist in those parts of the structure, which are concealed,
unexposed or not reasonably accessible.

« In the event that any information in the future that is mentioned in the report is
found to be untrue and unintentional, the value in this report may change and the
client will be notified in due course.

« This valuation report is valid only if approved by the company's seal, in addition
to the signature of the accredited valuers.
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_Valuation Conditions

Ability to Valuate:

* Abaad Real Estate Valuation Company employs professional staff capable of
providing valuation of this type of assets. It also has the requisite competence to
assess the Fair Value by the required date.

Subject of Valuation:
» The subject of the valuation is the assessment of the Fair Value of Clarion Hotel
in Al-Marwah district in Jeddah

Professional Standards:

» The valuation exercise was carried out in compliance with the International
Valuation Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the Saudi
Authority for Accredited Valuers (TAQEEM), and based on recognized
procedures and professional used in valuation of real estate properties, which
rely on analysis, comparison, and direct inspect of each property, as well
searching to the extent possible for positive and negative effects and
characteristics of the subject property.

Valuation Approach:
» The approach used in valuation is the income approach.

Basis of Valuation:

» Our valuation will be submitted on the basis of the Fair Value, which is defined in
accordance with the International Valuation Standards in 2022 as follows:

sl

« International Accounting Standard No. (13) defines Fair Value as the price that
would be received to sell an asset or paid to transfer a liability in an orderly
transaction between market participants at the measurement date.

Valuation Date

» We confirm that the valuation was carried out on 30 June 2023.

Inspection Date:
» We confirm that the inspection was carried out on 14 June 2023.

Sources of Information:

« In the preparation of the valuation report, we have relied on a set of resources,
information and office and field data which we believe are commensurate with the
purpose and timing of the valuation. We have also relied on the set of data
provided by the Client related to the subject property, and which will clearly affect
the output of this report. Therefore, any change or error in the data will render
this report as incomplete, and the valuer shall be reverted to.

The Following Documents Were Reviewed:

Document
1 Title Deed
2 Building Permit
3 Lease Contract

We therefore assume that the information is correct and that there is nothing to
contradict or conflict with them. The report is issued on this basis and we disclaim
any liability for anything to the contrary.
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Disclaimers

Intellectual Property and Re-Publishing

« This report is issued for personal use only, and for the professional advisors, for
the specific purpose referred to therein.

» Abaad Real Estate Valuation Company may not be held liable to any third party
for all or part of the contents of the report.

Confidentiality

« This report is prepared upon special request and for an advisory purpose. We
therefore understand that it is of utmost importance to the originator of the
request to safeguard the confidentiality of the contents and output of this report.
We are committed to this and the Client’s information will not be used in
anything other than this report. The Client’s information is considered to be
proprietary to its owner and to the users specified in this report, and may not be
reviewed by any third party.

Important Assumptions and Special Assumptions

 According to the definition of the International Valuation Standards “Important
Assumptions and special assumptions must be reasonable and relevant having
regard to the purpose for which the valuation is required, and may be accepted
as fact in the context of the valuation exercises without verification or validation in
a specific manner. Moreover, they are matters which are accepted when stated.
Such

* The payment date and contract details have been modified according to the
client's statement.

sl

assumptions are necessary to understand the valuation or the consultation that is

provided. Special assumptions are assumptions which differ from actual facts

which exist as at the valuation date, or those which are not assumed by a usual

market participant in a certain transaction on the valuation date.”

e The property valuation is prepared assuming the completion of the project and
infrastructure.

» Income is estimated after the end of the contract term assuming the application
of Ministry of Finance resolution to reduce annual rents by 207..
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. Macro Location -

Infrastructure Projects

BR=g

! Operational

Current Status

» -

Completion Date

4 Stations

No. Stations

X X
W 60 Million
Per Annum

Total Capacity

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

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

« Currently, the train line goes by
Four stations, located as follows:

» Jeddah Naseem Station.

« Jeddah King Abdulaziz Int’ Airport
Station.

« King Abdullah Economic City Station.

« Madinah Station.

Public Transportation

@ Al-Madina Al-Monawara  2ammam @

i /,
@' King Abdullah Riyadh @

"""" Economic City

_____ King Abdulaziz Airport

1 JEDD
Min G Makkah

Min

Najran @
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Macro Location - Infrastructure Projects s

 King Abdulaziz International Airport

is currently undergoing expansion h - 120 Room Keys
plans, which are divided into three

phases.

Phase 1 of the expansion project is

currently operational, although not

at its full handling capacity. Phase 1

will increase the annual capacity of

passengers from 13 Million Annual

Passengers (MAP) to 30 MAP.

However, due to delays in the
expansion plans, the focus of the 120 Retail Stores

46 Gates

project is currently on phase 1 and
uncertainty surrounds phases 2 and
3, but initially the project is
expected to be completed by 2035,

capturing 80 MAP. ﬁ 21.6K parking
Bays

The new Expansion of KAIA spans
a total Gross Floor Area of 670,000
sgm and featuring 120 retail outlets
and 120 hospitality keys.

Hajj and Umrah
Terminal

()
H H Complex
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Macro Location

Location

Jeddah is one of the governorates of Makkah Province, Saudi Arabia located
on the Red Sea coast. The province is 900 km from the capital, Riyadh, 75
km from Mecca, and 400 km from Medina, which is the economic and tourist
capital of the Kingdom of Saudi Arabia,

It is considered the first destination in the Kingdom for tourists, whether from
inside or outside the Kingdom, and is the first in terms of towers and
skyscraper projects.

With a population of about 3,456,259 people, Jeddah is the second largest
city in Saudi Arabia after the capital Riyadh, the largest city in the Makkah
region and is considered the gateway to the Two Holy Mosques.

It has the largest seaport on the Red Sea, is considered a financial and
business center in Saudi Arabia and a major port for the export of non-oil
goods and for importing local needs, and there are approximately 135
skyscrapers in Jeddah under construction.

The subject property is approximately 11 km from King Abdulaziz
International Airport.

The map shows the location of the property under Valuation at the city level.

SRl

King Abdulaziz International
_______ > Airport

______ » Aslam Mall
@_ﬂ ______ » Andalus Mall

v, » Jeddah Islamic Port
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The Property at District Level
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5\ EThe property under Valuation is a 4-star hotel §
® (Clarion) located in Al-Marwah district in Jeddah.

o The land area is 3,311.25 Sgm (according to the title
deed) and the building area is 25,312.52 Sgm
(according to the building permit).

The building consists of 3 basement floors, ground

floor and frequent hotel floors.

The basement consists of parking for 204 cars, the
ground floor contains a reception area and the first
loor contains a restaurant. The typical hotel floors
consist of 200 different hotel rooms, and the building
also consists of a service area and oatdoor seating.
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o Title Information

e Dimensions and street widths

Property Details

» lease contract summary




Tenure

. Property Information s
N\ )lasll apaill
Property Details (Freehold Details) Lease Contract Summary:
. n |  Descripton | Income
Owner Hotel Development Real Estate Company First party (owner) Hotel Development Real Estate Company
Property Name Clarion Hotel in Al-Marwah district in Jeddah .
Plot No. 33-32-31-30 Second Party (Tenant) Seera Hospitality Company
Masterplan No. Jacall i/u/171 Contract Period 5 years
DISITE! Al Marwa First Year 11,598,777
Block No. -
Coordinates 21°37'43.2'N 39°11'00.3"E Second Year 11,598,777
City Jeddah Third Year 11,598,777
Ownership Type Freehold
it Deod In Deed No. 499074003352 o VEEr 11,598,777
itle Deed Info Deed Date 28/05/1444 H Fifth Year 11,598,777
Dimensions and street widths No legal document has been verified for the subject property under Valuation, which
includes planning, ownership, mortgage and some legal matters on which all or part of
Frontage Length Width (m) this report is based and considered reliable. It was assumed that the instrument was
- 56.91 valid and binding. It was also assumed that the property is free from any legal
o
obligations, mortgage rights or any Constraints.
e Sources: leasehold
South - neighbor - 4 .
East 101.62 NA 15 3
West 95.58 Prince Majid Street 80 1

» Sources: Title Deed
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“_ Property Risk Analysis s
Long-term contract risks Regulatory and legislative risks Economic risk
The lack or limitation of long-term The regulatory, legal or legislative The state’s macroeconomic
contracts greatly affects the value of environment may witness some changes conditions may affect the real
the Property, especially the that may affect the value of the Property, estate market in general, such
properties listed under REITs. Where such as the emergence of municipal as inflation rates, liquidity,
the existence of long-term contracts legislation allowing or prohibiting activities interest rates, financing costs,
gives stability to the income and thus in specific areas, or reducing or taxes, and the movement of
the value. While the absence of such increasing the number of floors in the local and global stock markets,

as changing some or all of
these influences affects the real
estate market.

contracts gives fluctuation in rental
prices and income and thus affects
the final value.

surrounding area, which affects the final
value of the Property .

4
Competition risk
The large supply of real estate goods Revenue security risk
leads to competition in prices offered to
the consumer. We find this clear in the
real estate market, as the increase in
units and exhibitions offered in the market
and the entry of new competitors with
products will lead to a decrease in prices
and services, and thus a decrease in the
price of the final Property .

Since the realization of revenues is
the main factor in determining the
value of the Property , any change in
revenues as a result of different
market conditions will affect the
value of the Property .




Valuation

Valuation Methodology

Valuation Methods Used

When choosing the most appropriate methodology for estimating the value of the
property under Valuation, we took into account the information provided by the
client, the current situation of the property as well as our own analysis of the local
market conditions, when determining the Fair Value of the property under
valuation, the following methods and methods were used:

Income Method (Profit method)

The income method provides an indication of value by converting future cash
flows into a single present value. According to this method, the value of the asset
is determined by reference to the value of revenues, cash flows, or cost savings
from the asset

The income method should be applied and given priority or significant weight in
the following cases:

a) When the ability of an asset to generate income is the primary element that
affects value from the point of view of the participants.

b) Reasonable projections are available as to the amount and timing of future
revenue for the asset being valued, but there are few, if any, fair comparisons
relevant.

When it comes to valuation of commercial assets such as hotels, we usually follow
the profit method.

sl

Profit Method

When valuing hotels, the approach involves estimating earnings before interest,
tax, depreciation and amortization (EBITDA) over a given period. Usually this type
of real estate is exited within 10 years, and the time duration of cash flows has
been assumed to be 10 years.

Regarding EBITDA Forecast

First, this is achieved by analyzing the current or future performance of the
property under Valuation, taking into account factors such as location, hotel
popularity, condition, specifications, and operating structure. Second: We study
the local hospitality sector by evaluating the current performance of the market in
addition to the rooms expected to enter the market, as well as analyzing the hotel
sector and some economic indicators.

Assumptions are then made regarding vacancy ratio, average daily rent, available
per room revenue, hotel department expenses, undistributed expenses,
management fees, fixed fees, and furnishings and equipment renovation reserves.
In terms of the growth rate during cash flow calculations, we examined the
average long-term inflation rate in Saudi Arabia, as well as the typical growth
rates among similar hotels, and reached a rate of 2.87..
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Field Research and Market Analysis s
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- = Field research was conducted for hotels that have similar

~classification 5 Stars 4 Stars
Average rental price in the middle
of the week (SR/sgm.) =70 220
Average weekend rental price
(SAR/sgm) g 37 290

When looking at the nature of the prices of the rooms offered
in the property area, there is a relative convergence between
the prices, which is affected by the location of the hotel, the
area of the room, the services provided and the facilities, and
through field research it becomes clear as follows:

It is clear from comparisons that the prices range from 330
riyals / room / night to 470 riyals / room / night in the middle
of the week and prices range from 360 riyals / room / night to
475 riyals / room / night on weekends.

_ " _ The map shows the locations of the comparisons used in the
5 - | e assessment, used to determine expected room income, as

o [ ) ‘s shownin the following pages of this report.
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. Revenue Estimation s i
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Revenue Calculation

Based on the analysis of hotel comparisons, the tables below show a summary of room revenue for the first two years.
In the cash flow assumptions of hotel units, occupancy of the hotel starting from the first year was assumed at 597/ and stabilizing in the second year at 687..

Table of room revenue for the first year

Days 261 104 365
Number of rooms available 52,143 20,857 73,000
Occupancy () 557. 70.07. 597.
Number of occupied rooms 28,679 14,600 43,279
Average daily rent 419 419 419
Average ylr:a)léj rrf‘c;r available 231 293 249
Expected income 12,023,491 6,121,050 18,144,541

Table of room revenue for the second year

Days 261 104 365
Number of rooms available 52,143 20,857 73,000
Occupancy () 657 757 687
Number of occupied rooms 33,893 15,643 49,536
Average daily rent 451 451 451
Average y:’ilé:irrf]c;r available 293 338 306
Expected income 15,275,299 7,050,138 22,325,437
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Summary of cash flow assumptions (without inflation):
T epton | 1 s s
Number of rooms 200 200 200 200 200
Room Occupancy () 597 68. 687 687. 687.
Average Room Rate (SAR) 419 451 451 451 451
RevPAR (SAR) 249 306 306 306 306
REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS
Rooms () 79.07/ 76.57 74.07 74.07 74.07/
Food & Beverage () 18.07 20.07 22.0 22.07- 22.07
Meeting Rooms () 2.0/ 2.5/ 3.0/ 3.0 3.0/
Other Revenue (1) 1.0/ 1.07 1.0% 1.0% 1.0
Total Departmental Profit (7.) 100.07- 100.07- 100.07- 100.07- 100.07-
Department Expenses (/-) 28.87 28.41 27.81 27.81 27.8
Department Revenue (7.) 71.21. 71.61 72.21. 72.21. 72.21.
UNDISTRIBUTED & FIXED EXPENSES
Administrative & General (1) 9.0 8.5 8.0/ 8.0/ 8.0/
Sales & Marketing (7.) 5.0/ 4.07 3.0 3.07 3.07
Property Operations and Maintenance (7.) 5.07 4.5/ 4.0 4.0/ 4.0/
Utilities () 5.0 4.5 4.0 4.0/ 4.0
Total undistributed expenses (1) 24.07- 21.57 19.0/ 19.0/ 19.07
MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (1) 5.8 6.0/ 6.2 6.2 6.2
Total Fixed Charges (i) 1.31 1.3 1.3 1.3 1.3
Reserve for Renewals (FF&E) (7.) 1.07 1.07 1.0% 1.0% 1.0
EBITDA
(EBITDA) (SAR) 8,995 12,207 13,494 13,494 13,494
Net Profit Percentage (7.) 39.27 41.81. 44.71. 44.71. 44.71.
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Summary of cash flow assumptions (without inflation):
I N N N S S S R S S S R
Number of rooms 200 200 200 200 200
Room Occupancy () 597 681 687 68 681
Average Room Rate (SAR) 419 451 451 451 451
RevPAR (SAR) 249 306 306 306 306
REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS
Rooms (SAR) 18,145 22,325 22,325 22,325 22,325
Food & Beverage (SAR) 4,134 5,837 6,637 6,637 6,637
Meeting Rooms (SAR) 459 730 905 905 905
Other Revenue (SAR) 230 292 302 302 302
Total Departmental Profit (SAR) 22,968 29,184 30,170 30,170 30,170
Department Expenses (SAR) 6,610 8,293 8,387 8,387 8,387
Department Revenue (SAR) 16,358 20,891 21,782 21,782 21,782
UNDISTRIBUTED & FIXED EXPENSES
Administrative & General (SAR) 2,067 2,481 2,414 2,414 2,414
Sales & Marketing (SAR) 1,148 1,167 905 905 905
Property Operations and Maintenance (SAR) 1,148 1,313 1,207 1,207 1,207
Utilities (SAR) 1,148 1,313 1,207 1,207 1,207
Total undistributed expenses (SAR) 5,512 6,274 5,732 5,732 5,732
MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (SAR) 1,333 1,753 1,878 1,878 1,878
Total Fixed Charges (SAR) 287 365 377 377 377
Reserve for Renewals (FF&E) (SAR) 230 292 302 302 302
EBITDA
(EBITDA) (SAR) 8,995 12,207 13,494 13,494 13,494
Net Profit Percentage (1) 39.21 41.81 44.71 44.71. 44.71.
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Explicit forecasting period s
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Discounted Cash flow table:
» The property was valued by income from the lease for the remainder of the contract and then the expected income was assumed after the completion of the lease

based on market as shown in the cash flow table below, and the following key assumptions were made:
« Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.87. per annum by taking the average rate of inflation in the domestic product of the

Kingdom of Saudi Arabia for the past 12 years as per the Central Bank of Saudi Arabia.

 Rate of return on capital: The rate of return is calculated according to the location of the property and the type of construction, as well as the field and office research for
similar rates of return to the property under valuation, and according to our understanding of the real estate market in the Kingdom, a rate of 8.00/. has been reached.

« Discount rate: Based on our understanding of similar properties in the real estate area, and taking into account the characteristics of the location, area, use, supply and

demand, we applied a discount rate of 11.807..

Net Income Summary:
The table below shows income based on the contract for the remaining period and then income based on market.

[ Geopn | 1 [ 2 | 3 | 4 | s [ e | 7 [ s [ s | 1w |
Income based on contract Income based on market
EBITDA (000 SAR)

8,699 11,599 11,599 11,599 15,279 15,707 16,147 16,599 17,064 17,541

Discounted Period (1.) 0.5 1.5 2.5 3.5 4.5 5.5 6.5 7.5 8.5 9.5

Discounted Cash flow table

T 1/ 2 | 3 | 4 | 5 | 6 | 7 | 8 [ 9 | 10 | Bdt |

EBITDA (000 SAR) 8,699 11,599 11,599 11,599 15,279 15,707 16,147 16,599 17,064 17,541
Exit Value (SAR 000s) 219,267
Net Cashflow (SAR 000s) 8,227 9,812 8,776 7,850 9,249 8,936 8,290 7,692 7,136 6,621 74,697

Market Value (Rounded) 157,290,000
Room Value (SAR per room) 786,450
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Opinion of Value

Abaad is of the opinion that the value of the Subject Property as of the date of valuation,
based upon assumptions and detail within this report, may be fairly stated as follows:

The Fair Value of the property using the income approach as of 30 June 2023

is:

« SAR 157,290,000 (One Hundred Fifty-Seven Million Two Hundred Ninety Thousand Saudi
Riyal)

* Room Value 786,450 SAR/Room

Signatures
Eng. Ammar Abdulaziz Sindi
Tageem ID: 1210000219
Fellow Member
Membership Date: 22/12/2015

Real Estate Sector

Eng. Ammar Mohamed Qutub
Tageem ID: 1210000392
Fellow Member

Membership Date: 24/01/2016
Real Estate Sector

Eng. Yousuf Abdullah Khan
Tageem ID: 1220001989
Provisional Member

Membership Date: 17/09/2020
Real Estate Sector

Company Stamp
Company Name: Abaad &
Partner for Real Estate Valuation
Company No. 11000111

CR No: 4030297686
CL No: 323/18/781
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General Terms Used in the Preparation of the Valuation Report

Authority

Means the Saudi Authority for Accredited Valuers (TAQEEM), the authority concerned
with developing requisite guidelines and standards for the valuation of properties,
business establishments, equipment, movable property, etc. in accordance with the
Accredited Valuers Regulations promulgated by Royal Decree No. (M/43) dated
(9/7/1433). Its objective is to develop the valuation profession and improve the
qualifications of valuers, as well as to develop and maintain the general rules for
Authority membership of various levels with ongoing development of the qualifications
of its members to keep abreast of the highest state of the art levels. The (Authority) is
a legal entity, not for profit, with an independent budget. It operates under the
supervision of the Ministry of Commerce and Investment.

Asset(s)

To facilitate reading of the standards and in order to avoid repetition, the term Asset(s)
generally refers to the items which are the subject of the valuation exercise. Unless
otherwise provided in the standards, these terms may be taken to mean and include
each of the following words: (an asset, group of assets, obligation, group of
obligations, or a group of assets and obligations).

Client

The word (Client) refers to the person(s) or entity for which the valuation is carried out,
including the external clients (that is when the valuer is contracted with a third party),
as well as the internal clients (that is the valuations prepared for the owner).

Legal Jurisdiction

The word (Jurisdiction) refers to the legal and regulatory environment wherein the
valuation process is carried out. It includes the laws and regulations issued by

sl

government authorities, such as the district, state and municipality, and the laws issued
by certain regulatory entities commensurate with the purpose of the valuation, such as
central banks and capital market authorities.

May

The word (May) describes the action which the valuer is required to take into
consideration. Matters described as such require the valuer’s attention and
understanding. The ability to apply these matters in the valuation process depends on
the valuer’s judgement and professional experience under conditions which are in line
with the objectives of the standards.

Shall

The word (Shall) refers to an unconditional responsibility, that is, the valuer must fulfil
any responsibilities of this type in all cases and under all circumstances where the
condition is applicable.

Participant

The word (Participant) refers to the participants concerned on the basis(es) of the value
used in the valuation exercise (see Standard 104 — Basis of Value). The different bases
of value require the valuer to take different points of view into consideration, such as the
points of view of the market participants, including for example the Fair Value, the Fair
Value of the International Financial Reporting Standards (IFRS), a certain owner or a
prospective buyer, such as the investment value.

Purpose

The word (Purpose) refers to the cause(s) of carrying out the valuation. It includes the
general purposes (for example, without limitation) the purposes of the financial reports,
tax reports, litigation support, transactions support and support of secured lending
decisions.
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Mohamed Ibrahim Masoud Street,
Al-Salama District
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Jeddah, Kingdom of Saudi Arabia

Riyadh Branch:

Imam Saud bin Faisal Road,
Al-Sahafa District
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For more information, please contact us at:
Universal Access Number: 920004134
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~Introduction

Dear / Alinma REIT Hospitality Fund

The Subject: Valuation of Comfort Inn Hotel in Al-Zahra district in
Jeddah

Please find attached the report as per your request for a property
valuation, hoping that the report meets your requirements as
requested from us, and complies with the International Valuation
Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the
Saudi Authority for Accredited Valuers (TAQEEM). Please do not
hesitate to contact us should you have any queries or questions.

Best Regards,

Engineer Ammar Abdulaziz Sindi
Chief Executive Officer

Y Y
Issue Version
Reference No. V230102
Proposal No. P230182
Report Status Final
Report Version 1

Registration code
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~ Executive Summary
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. Report Summary s

« The subject property is a 3-star hotel (Comfort Inn Hotel) located in Al-Zahra Valuation Summary

district in Jeddah. i .
« The land area is 1,560 Sgm (according to the title deed) and the building area m niormation

is 9,655.67 Sgm (according to the building permit). Report Type Detailed report
« The building consists of a basement, ground floor, parking floor, mezzanine

floor, and 5 hotel floors. Purpose of Valuation Financial Statements
» The basement and the first floor consist of car parking and the ground floor

consists O.f a reception area, a. restaurant (serving breakfast only) and parking Grier e s Fund Manager and Investors — Report Reviewers

spaces with a total of 90 parking spaces spread over three floors.
« The typical hotel floors consist of 25 hotel rooms on each floor and a total of

125 various hotel rooms and 3 meeting rooms. Date of Approval 05 June 2023

Date of Inspection 14 June 2023

Property Information

Date of Valuation 30 June 2023

District Al , Zahra

Basis of Value Fair Value
Use Commercial/Hospitality
Tenure Freehold Valuation Hypothesis Current Use
Number of Title Deed 399074003354 Valuation Approach Income Approach
Date of Title Deed 28/05/1444 H
Currency Saudi Arabian Riyal (SAR)
Land Area (m2) 1,560 (According to title deed)
Owner Hotel Development Real Estate Company Property Fair Value 87,450,000 SAR (699,600 SAR/Key)




Executive Summary

Terms and Conditions

» The Subject Property has been valuated according to the International Valuation
Standards (IVS) issued by the Council of International Valuation Standards
(IVSC) in 2022 and the rules and regulations of the Saudi Authority for Accredited
Valuers in the Kingdom of Saudi Arabia (Tageem).

« This report was relied upon and valuated according to the specific conditions and
restrictions presented in this report.

« The report was issued without any conflict of interest or personal gain.

» The valuation report has been prepared based on the instructions received from
the manager of Alinma REIT Hotel Fund, hereinafter referred to as (the client), in
order to estimate the Fair Value of the property described for the purpose of
financial statements.

» Abaad and Partner Co. are confident that this report meets the client's
requirements and instructions, and that the information contained in this report is
completely confidential and that the report is issued to the client only.

» The responsibility of the Abaad and Partner Co. is limited to the report and the
information contained in the report. Otherwise, the (client) is responsible for
requesting the valuation of the Property and the legal consequences thereof.

sl

» The estimated values in this report are for The Subject Property, and any
distribution of (value - values) on the parts of the Property applies only according
to the narration of the report and for its purpose, and these values should not be
used for any other purposes, as it may be incorrect if the purpose has been
changed from the valuation for which the report was created.

» This report has been prepared based on the information collected or received
and analyzed according to best practices to reach the value, and any material
observations that may impact the value are usually noted.

« Please be aware that our inspection was carried out on a visual basis only. No
part of the structure was opened up for a detailed examination or testing. We
have therefore, where appropriate, made assumptions based on experience of
the Property type, construction and materials used. We cannot guarantee that
defects do not exist in those parts of the structure, which are concealed,
unexposed or not reasonably accessible.

« In the event that any information in the future that is mentioned in the report is
found to be untrue and unintentional, the value in this report may change and the
client will be notified in due course.

« This valuation report is valid only if approved by the company's seal, in addition
to the signature of the accredited valuers.
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_Valuation Conditions

Ability to Valuate:

* Abaad Real Estate Valuation Company employs professional staff capable of
providing valuation of this type of assets. It also has the requisite competence to
assess the Fair Value by the required date.

Subject of Valuation:
» The subject of the valuation is the assessment of the Fair Value of Comfort Inn
Hotel in Al-Zahra district in Jeddah

Professional Standards:

» The valuation exercise was carried out in compliance with the International
Valuation Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the Saudi
Authority for Accredited Valuers (TAQEEM), and based on recognized
procedures and professional used in valuation of real estate properties, which
rely on analysis, comparison, and direct inspect of each property, as well
searching to the extent possible for positive and negative effects and
characteristics of the subject property.

Valuation Approach:
» The approach used in valuation is the income approach.

Basis of Valuation:

» Our valuation will be submitted on the basis of the Fair Value, which is defined in
accordance with the International Valuation Standards in 2022 as follows:

sl

« International Accounting Standard No. (13) defines Fair Value as the price that
would be received to sell an asset or paid to transfer a liability in an orderly
transaction between market participants at the measurement date.

Valuation Date

» We confirm that the valuation was carried out on 30 June 2023.

Inspection Date:
» We confirm that the inspection was carried out on 14 June 2023.

Sources of Information:

« In the preparation of the valuation report, we have relied on a set of resources,
information and office and field data which we believe are commensurate with the
purpose and timing of the valuation. We have also relied on the set of data
provided by the Client related to the subject property, and which will clearly affect
the output of this report. Therefore, any change or error in the data will render
this report as incomplete, and the valuer shall be reverted to.

The Following Documents Were Reviewed:

Document
1 Title Deed
2 Building Permit
3 Lease Contract

We therefore assume that the information is correct and that there is nothing to
contradict or conflict with them. The report is issued on this basis and we disclaim
any liability for anything to the contrary.
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Disclaimers

Intellectual Property and Re-Publishing

« This report is issued for personal use only, and for the professional advisors, for
the specific purpose referred to therein.

» Abaad Real Estate Valuation Company may not be held liable to any third party
for all or part of the contents of the report.

Confidentiality

« This report is prepared upon special request and for an advisory purpose. We
therefore understand that it is of utmost importance to the originator of the
request to safeguard the confidentiality of the contents and output of this report.
We are committed to this and the Client’s information will not be used in
anything other than this report. The Client’s information is considered to be
proprietary to its owner and to the users specified in this report, and may not be
reviewed by any third party.

Important Assumptions and Special Assumptions

 According to the definition of the International Valuation Standards “Important
Assumptions and special assumptions must be reasonable and relevant having
regard to the purpose for which the valuation is required, and may be accepted
as fact in the context of the valuation exercises without verification or validation in
a specific manner. Moreover, they are matters which are accepted when stated.
Such

* The payment date and contract details have been modified according to the
client's statement.

sl

assumptions are necessary to understand the valuation or the consultation that is

provided. Special assumptions are assumptions which differ from actual facts

which exist as at the valuation date, or those which are not assumed by a usual

market participant in a certain transaction on the valuation date.”

e The property valuation is prepared assuming the completion of the project and
infrastructure.

» Income is estimated after the end of the contract term assuming the application
of Ministry of Finance resolution to reduce annual rents by 207..
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. Macro Location -

Infrastructure Projects

BR=g

! Operational

Current Status

» -

Completion Date

4 Stations

No. Stations

X X
W 60 Million
Per Annum

Total Capacity

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

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

« Currently, the train line goes by
Four stations, located as follows:

» Jeddah Naseem Station.

« Jeddah King Abdulaziz Int’ Airport
Station.

« King Abdullah Economic City Station.

« Madinah Station.

Public Transportation

@ Al-Madina Al-Monawara  2ammam @

i /,
@' King Abdullah Riyadh @

"""" Economic City

_____ King Abdulaziz Airport

1 JEDD
Min G Makkah

Min

Najran @
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Site Location Analysis

Macro Location - Infrastructure Projects s

 King Abdulaziz International Airport

is currently undergoing expansion h - 120 Room Keys
plans, which are divided into three

phases.

Phase 1 of the expansion project is

currently operational, although not

at its full handling capacity. Phase 1

will increase the annual capacity of

passengers from 13 Million Annual

Passengers (MAP) to 30 MAP.

However, due to delays in the
expansion plans, the focus of the 120 Retail Stores

46 Gates

project is currently on phase 1 and
uncertainty surrounds phases 2 and
3, but initially the project is
expected to be completed by 2035,

capturing 80 MAP. ﬁ 21.6K parking
Bays

The new Expansion of KAIA spans
a total Gross Floor Area of 670,000
sgm and featuring 120 retail outlets
and 120 hospitality keys.

Hajj and Umrah
Terminal

()
H H Complex




Site Location Analysis

Macro Location

Location

Jeddah is one of the governorates of Makkah Province, Saudi Arabia located
on the Red Sea coast. The province is 900 km from the capital, Riyadh, 75
km from Mecca, and 400 km from Medina, which is the economic and tourist
capital of the Kingdom of Saudi Arabia,

It is considered the first destination in the Kingdom for tourists, whether from
inside or outside the Kingdom, and is the first in terms of towers and
skyscraper projects.

With a population of about 3,456,259 people, Jeddah is the second largest
city in Saudi Arabia after the capital Riyadh, the largest city in the Makkah
region and is considered the gateway to the Two Holy Mosques.

It has the largest seaport on the Red Sea, is considered a financial and
business center in Saudi Arabia and a major port for the export of non-oil
goods and for importing local needs, and there are approximately 135
skyscrapers in Jeddah under construction.

The subject property is approximately 21.7 km from King Abdulaziz
International Airport.

The map shows the location of the property under Valuation at the city level.

SRl

King Abdulaziz International
_______ > Airport

______ » Aslam Mall
@_ﬂ ______ » Andalus Mall

v, » Jeddah Islamic Port
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_ The Property at District Level L=l
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The property is located west of Jeddah in Al-
Zahra district and borders the property from the
west with King Abdulaziz Road with a direct view
on it, and from the east by Naeem Bin Qadab
Street.

The property. is located southwest of King
Abdulaziz International Airport and is bordered to
the north by Al-Nahda neighborhood, to the
south by Al-Khalidiya neighborhood, to the east
by Al-Salama neighborhood, and to the west by -
Al-Shati neighborhood and the Red Sea.

The property can be accessed through King
Abdulaziz Road.

All services are available in the area of the

property under valuation =5
oy LAR RS- RSN LR LA SR R RA R
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The subject property is a 3-star hotel (Comfort Inn Hotel)
located in Al-Zahra district in Jeddah.
The land area is 1,560 Sgm (according to the title deed)
and the building area is 9,655.67 Sqm (according to the

; bundlng permit).
The building consists of a basement, ground floor, parking
ﬂoor, mezzanine floor, and 5 hotel floors.
The basement and the first floor consist of car parks and
the ground floor consists of a reception area, a restaurant
and parking lots with a total of 90 parking spaces spread
over three floors.
The hotel has administrative offices on the mezzanine
floor.
The hotel has a restaurant (serving breakfast only) and
seats 75 people.
The hotel has two

t%,h ‘
l’ snEmmn

[ &

.&.

elevators and one service

elevator.
| ‘ The hotel has 3 r
: The typical hotel floors cn)n3|$t of 25 hotel rooms on each
| E floor and a total ¢ _vérlous hotel rooms.
: The property is locai qh King Abdulaziz Road, which is
‘E one of the most tant commercial streets in Jeddah.
L)
L
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Property Photographs




. Site Location Analysis

N _ Property Photographs




~ Site Location Analysis

Property Photographs




o Title Information

e Dimensions and street widths

Property Details

» lease contract summary




Tenure

“_ Property Information s
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Property Details (Freehold Details) Lease Contract Summary:

D [ Despon |
Hotel Development Real Estate Company

Owner Hotel Development Real Estate Company 1 First party (owner)
Property Name Comfort Inn Hotel in Al-Zahra district in Jeddah 2 Second Party (Tenant) Seera Hospitality Company
Plot No. 150
Masterplan No. £/488/3 3 Contract Period 5 years
District Al , Zahra
Block No. - Payments Summary:
Coord.lnates 21°36'11.4"N 39°07'18.2"E Income (Yearly/SAR)
City Jeddah The f
Ownership Type Freehold S B ek 6,239,451
Deed No. 399074003354 Management and operating fees 10,000
Title Deed Info .
Deed Date 28/05/1444 H Net Operating Income 6,229,451

Dimensions and street widths

Frontage Length Uit () « No legal document has been verified for the subject property under valuation, which
- 3

North 60 neighbor includes planning, ownership, mortgage and some legal matters on which all or part
of this report is based and considered reliable. It was assumed that the instrument
was valid and binding. It was also assumed that the property is free from any legal

South 60 neighbor - 4
obligations, mortgage rights or any Constraints.

East 26 Naeem Al Qadab Street 12 2 * Sources: leasehold

West 26 King Abdulaziz Road 75.6 1

» Sources: Title Deed
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~ Valuation

“_ Property Risk Analysis s
Long-term contract risks Regulatory and legislative risks Economic risk
The lack or limitation of long-term The regulatory, legal or legislative The state’s macroeconomic
contracts greatly affects the value of environment may witness some changes conditions may affect the real
the Property, especially the that may affect the value of the Property, estate market in general, such
properties listed under REITs. Where such as the emergence of municipal as inflation rates, liquidity,
the existence of long-term contracts legislation allowing or prohibiting activities interest rates, financing costs,
gives stability to the income and thus in specific areas, or reducing or taxes, and the movement of
the value. While the absence of such increasing the number of floors in the local and global stock markets,

as changing some or all of
these influences affects the real
estate market.

contracts gives fluctuation in rental
prices and income and thus affects
the final value.

surrounding area, which affects the final
value of the Property .

4
Competition risk
The large supply of real estate goods Revenue security risk
leads to competition in prices offered to
the consumer. We find this clear in the
real estate market, as the increase in
units and exhibitions offered in the market
and the entry of new competitors with
products will lead to a decrease in prices
and services, and thus a decrease in the
price of the final Property .

Since the realization of revenues is
the main factor in determining the
value of the Property , any change in
revenues as a result of different
market conditions will affect the
value of the Property .




Valuation

Valuation Methodology

Valuation Methods Used

When choosing the most appropriate methodology for estimating the value of the
property under Valuation, we took into account the information provided by the
client, the current situation of the property as well as our own analysis of the local
market conditions, when determining the Fair Value of the property under
valuation, the following methods and methods were used:

Income Method (Profit method)

The income method provides an indication of value by converting future cash
flows into a single present value. According to this method, the value of the asset
is determined by reference to the value of revenues, cash flows, or cost savings
from the asset

The income method should be applied and given priority or significant weight in
the following cases:

a) When the ability of an asset to generate income is the primary element that
affects value from the point of view of the participants.

b) Reasonable projections are available as to the amount and timing of future
revenue for the asset being valued, but there are few, if any, fair comparisons
relevant.

When it comes to valuation of commercial assets such as hotels, we usually follow
the profit method.

sl

Profit Method

When valuing hotels, the approach involves estimating earnings before interest,
tax, depreciation and amortization (EBITDA) over a given period. Usually this type
of real estate is exited within 10 years, and the time duration of cash flows has
been assumed to be 10 years.

Regarding EBITDA Forecast

First, this is achieved by analyzing the current or future performance of the
property under Valuation, taking into account factors such as location, hotel
popularity, condition, specifications, and operating structure. Second: We study
the local hospitality sector by evaluating the current performance of the market in
addition to the rooms expected to enter the market, as well as analyzing the hotel
sector and some economic indicators.

Assumptions are then made regarding vacancy ratio, average daily rent, available
per room revenue, hotel department expenses, undistributed expenses,
management fees, fixed fees, and furnishings and equipment renovation reserves.
In terms of the growth rate during cash flow calculations, we examined the
average long-term inflation rate in Saudi Arabia, as well as the typical growth
rates among similar hotels, and reached a rate of 2.87..




Income Approach Valuation
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“_ Field Research and Market Analysis s
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Field research was conducted for hotels that have similar
characteristics to the subject property, and the details of the
comparisons are as follows.

"1 Subject Property &«

& wad N e e W - i p p,_

EsmmEEm

v ~ HotelName Ibis Hotel Hotel Adagio
I: X classification 3 Stars 4 Stars
" Average rental price in the middle of
| | »
- e{the week (SR/room/nig 31 426
] Average rental price on weékiends
] ~ (SAR/room/night) X &

4
-

When looking at the nature of the prices of the rooms offered
in the property area, there is a relative convergence between
the prices, which is affected by the location of the hotel, the
area of the room, the services provided and the facilities, and
through field research it becomes clear as follows:
Comparisons show that prices range from SR 317/sgm to SR
426/sgm in the middle of the week and prices range from SR
353/room/night to SR 456/room/night on weekends.

The map shows the locations of the comparisons used in the
valuation, and was used to determine the expected income of
the property, as shown in the following pages of this report.

WIS s [
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Revenue Calculation
Based on the analysis of hotel comparisons, the tables below show a summary of room revenue for the first two years.
In the cash flow assumptions of hotel units, occupancy of the hotel starting from the first year was assumed at 597/ and stabilizing in the second year at 647..

Table of room revenue for the first year

Days 261 104 365
Number of rooms available 32,589 13,036 45,625
Occupancy () 557. 707 597.
Number of occupied rooms 17,924 9,125 27,049
Average daily rent 378 378 378
Average ylr:a)léj rrf‘c;r available 208 265 224
Expected income 6,775,313 3,449,250 10,224,563

Table of room revenue for the second year

Days 261 104 365
Number of rooms available 32,589 13,036 45,625
Occupancy () 607 757 641
Number of occupied rooms 19,554 9,777 29,330
Average daily rent 397 397 397
Average y:’ilé:irrf]c;r available 238 298 255
Expected income 7,760,813 3,880,406 11,641,219




Valuation
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. Summary of future performance assumptions Y B
N ilasll apaill
Summary of cash flow assumptions (without inflation):
T eption | 1o s s
Number of rooms 125 125 125 125 125
Room Occupancy (') 597 641 641 641 641
Average Room Rate (SAR) 378 397 397 397 397
RevPAR (SAR) 224 255 255 255 255
REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS
Rooms () 89.07/ 88.07- 87.07 87.07/ 87.07
Food & Beverage () 10.07 11.07 12.0/ 12.0/ 12.07
Meeting Rooms (7) 0.0 0.0 0.0 0.0 0.07-
Other Revenue (1) 1.0/ 1.07 1.0% 1.0% 1.0
Total Departmental Profit (7.) 100.07- 100.07- 100.07- 100.07- 100.07-
Department Expenses () 23.87 23.17 21.37 21.37 21.37
Department Revenue (7.) 76.21. 77.07 78.71 78.71. 78.71.
UNDISTRIBUTED & FIXED EXPENSES
Administrative & General (1) 9.0 8.5 8.0/ 8.0/ 8.0/
Sales & Marketing (7.) 5.0/ 4.57 4.0/ 4.0 4.0
Property Operations and Maintenance (7.) 5.07 4.5 4.0 4.0/ 4.0/
Utilities () 5.0 4.5 4.0 4.0/ 4.0
Total undistributed expenses (1) 24.07- 22.07 20.07- 20.07- 20.07
MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (1) 5.7 5.7 5.7 5.7 5.7
Total Fixed Charges (i) 1.31 1.3 1.3 1.3 1.3
Reserve for Renewals (FF&E) (7.) 1.07 1.07 1.0% 1.0% 1.0
EBITDA
(EBITDA) (SAR) 5,089 6,198 6,737 6,737 6,737
Net Profit Percentage (/) 44.31. 46.91. 50.47 50.47. 50.47
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. Summary of future performance assumptions

KY B
Summary of cash flow assumptions (without inflation):
T desopion | 1| 2 s
Number of rooms 200 200 200 200 200
Room Occupancy () 597 681 687 68 681
Average Room Rate (SAR) 419 451 451 451 451
RevPAR (SAR) 249 306 306 306 306
REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS
Rooms (SAR) 10,225 11,641 11,641 11,641 11,641
Food & Beverage (SAR) 1,149 1,455 1,606 1,606 1,606
Meeting Rooms (SAR) 0 0 0 0 0
Other Revenue (SAR) 115 132 134 134 134
Total Departmental Profit (SAR) 11,488 13,229 13,381 13,381 13,381
Department Expenses (SAR) 2,734 3,049 2,849 2,849 2,849
Department Revenue (SAR) 8,754 10,179 10,532 10,532 10,532
UNDISTRIBUTED & FIXED EXPENSES
Administrative & General (SAR) 1,034 1,124 1,070 1,070 1,070
Sales & Marketing (SAR) 574 595 535 535 535
Property Operations and Maintenance (SAR) 574 595 535 535 535
Utilities (SAR) 574 595 535 535 535
Total undistributed expenses (SAR) 2,757 2,910 2,676 2,676 2,676
MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (SAR) 650 773 818 818 818
Total Fixed Charges (SAR) 144 165 167 167 167
Reserve for Renewals (FF&E) (SAR) 115 132 134 134 134
EBITDA
(EBITDA) (SAR) 5,089 6,198 6,737 6,737 6,737
Net Profit Percentage (/) 44.31. 46.91. 50.47 50.47. 50.47
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Discounted Cash flow table:
» The property was valued by income from the lease for the remainder of the contract and then the expected income was assumed after the completion of the lease

based on market as shown in the cash flow table below, and the following key assumptions were made:
« Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.87. per annum by taking the average rate of inflation in the domestic product of the

Kingdom of Saudi Arabia for the past 12 years as per the Central Bank of Saudi Arabia.
 Rate of return on capital: The rate of return is calculated according to the location of the property and the type of construction, as well as the field and office research for

similar rates of return to the property under valuation, and according to our understanding of the real estate market in the Kingdom, a rate of 8.00/. has been reached.
« Discount rate: Based on our understanding of similar properties in the real estate area, and taking into account the characteristics of the location, area, use, supply and

demand, we applied a discount rate of 10.807..

Net Income Summary:
The table below shows income based on the contract for the remaining period and then income based on market.

[ Geopn | 1 [ 2 | 3 | 4 | s [ e | 7 [ s [ s | 1w |
Income based on contract Income based on market
EBITDA (000 SAR)

6,229 6,229 6,229 6,229 6,737 8,552 8,792 8,792 8,792 8,792
Discounted Period (7.) 1.0 2.0 3.0 4.0 5.0 6.0 7.0 8.0 9.0 10.0

Discounted Cash flow table

T 1/ 2 | 3 | 4 | 5 | 6 | 7 | 8 [ 9 | 10 | Bdt |

EBITDA (000 SAR) 6,229 6,229 6,229 6,229 6,737 8,552 8,792 8,792 8,792 8,792
Exit Value (SAR 000s) 109,898
Net Cashflow (SAR 000s) 5,622 5,074 4,580 4,133 4,034 4,881 4,569 4,162 3,790 3,452 43,148

Market Value (Rounded) 87,450,000
Room Value (SAR per room) 699,600
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Opinion of Value

Abaad is of the opinion that the value of the Subject Property as of the date of valuation,
based upon assumptions and detail within this report, may be fairly stated as follows:

The Fair Value of the property using the income approach as of 30 June 2023
is:

« SAR 87,450,000 (Eighty-Seven Million Four Hundred Fifty Thousand Saudi Riyal)

* Room Value 699,600 SAR/Room

Signatures
Eng. Ammar Abdulaziz Sindi
Tageem ID: 1210000219
Fellow Member
Membership Date: 22/12/2015

Real Estate Sector

Eng. Ammar Mohamed Qutub
Tageem ID: 1210000392
Fellow Member
Membership Date: 24/01/2016
Real Estate Sector

Eng. Yousuf Abdullah Khan
Tageem ID: 1220001989
Provisional Member

Membership Date: 17/09/2020
Real Estate Sector

Company Stamp
Company Name: Abaad &
Partner for Real Estate Valuation
Company No. 11000111

CR No: 4030297686
CL No: 323/18/781
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Appendix

General Terms Used in the Preparation of the Valuation Report

Authority

Means the Saudi Authority for Accredited Valuers (TAQEEM), the authority concerned
with developing requisite guidelines and standards for the valuation of properties,
business establishments, equipment, movable property, etc. in accordance with the
Accredited Valuers Regulations promulgated by Royal Decree No. (M/43) dated
(9/7/1433). Its objective is to develop the valuation profession and improve the
qualifications of valuers, as well as to develop and maintain the general rules for
Authority membership of various levels with ongoing development of the qualifications
of its members to keep abreast of the highest state of the art levels. The (Authority) is
a legal entity, not for profit, with an independent budget. It operates under the
supervision of the Ministry of Commerce and Investment.

Asset(s)

To facilitate reading of the standards and in order to avoid repetition, the term Asset(s)
generally refers to the items which are the subject of the valuation exercise. Unless
otherwise provided in the standards, these terms may be taken to mean and include
each of the following words: (an asset, group of assets, obligation, group of
obligations, or a group of assets and obligations).

Client

The word (Client) refers to the person(s) or entity for which the valuation is carried out,
including the external clients (that is when the valuer is contracted with a third party),
as well as the internal clients (that is the valuations prepared for the owner).

Legal Jurisdiction

The word (Jurisdiction) refers to the legal and regulatory environment wherein the
valuation process is carried out. It includes the laws and regulations issued by

sl

government authorities, such as the district, state and municipality, and the laws issued
by certain regulatory entities commensurate with the purpose of the valuation, such as
central banks and capital market authorities.

May

The word (May) describes the action which the valuer is required to take into
consideration. Matters described as such require the valuer’s attention and
understanding. The ability to apply these matters in the valuation process depends on
the valuer’s judgement and professional experience under conditions which are in line
with the objectives of the standards.

Shall

The word (Shall) refers to an unconditional responsibility, that is, the valuer must fulfil
any responsibilities of this type in all cases and under all circumstances where the
condition is applicable.

Participant

The word (Participant) refers to the participants concerned on the basis(es) of the value
used in the valuation exercise (see Standard 104 — Basis of Value). The different bases
of value require the valuer to take different points of view into consideration, such as the
points of view of the market participants, including for example the Fair Value, the Fair
Value of the International Financial Reporting Standards (IFRS), a certain owner or a
prospective buyer, such as the investment value.

Purpose

The word (Purpose) refers to the cause(s) of carrying out the valuation. It includes the
general purposes (for example, without limitation) the purposes of the financial reports,
tax reports, litigation support, transactions support and support of secured lending
decisions.
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Abaad & Partner For Real Estate Valuation Co.

Jeddah Branch (Head Office):

Mohamed Ibrahim Masoud Street,
Al-Salama District

Zahid Offices Building, 5th Floor, suite 21
Jeddah, Kingdom of Saudi Arabia

Riyadh Branch:

Imam Saud bin Faisal Road,
Al-Sahafa District

Al-Difaa Office, 2nd Floor, suite 106
Riyadh, Kingdom of Saudi Arabia

For more information, please contact us at:
Universal Access Number: 920004134

Eng. Ammar Sindi

CEO

Mobile: +966 (50) 730 0500
Email: asindi@sa-abaad.com

Eng. Ammar Qutub

Executive Director

Mobile: +966 (55) 556 2500
Email: ammarg@sa-abaad.com
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~Introduction

Dear / Alinma REIT Hospitality Fund

The Subject: Valuation of Comfort Inn Hotel in the Olaya district
of Riyadh

Please find attached the report as per your request for a property
valuation, hoping that the report meets your requirements as
requested from us, and complies with the International Valuation
Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the
Saudi Authority for Accredited Valuers (TAQEEM). Please do not
hesitate to contact us should you have any queries or questions.

Best Regards,

Engineer Ammar Abdulaziz Sindi
Chief Executive Officer

Y Y
Issue Version
Reference No. V230102
Proposal No. P230182
Report Status Final
Report Version 1

Registration code
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Executive Summary

. Report Summary

Property Summary

« The subject property is a 3-star hotel (Comfort Hotel) located in the Olaya district of
Riyadh.

« The land area is 1,512.36 Sgm (according to the title deed) and the building area is
6,757.54 Sgm (according to the building permit).

 The building consists of a basement, a mezzanine floor, a ground floor and 5 hotel
floors.

» The basement consists of parking lots, the mezzanine floor of services, and the ground
floor floor of reception and trade shows.The repeated hotel floors consist of 18 hotel
rooms on each floor and a total of 90 various rooms.

 The restaurant has two main elevators and a service elevator, restaurant, gym, and
rooftop outdoor seating.

* The property is located on 3 streets with a direct facade on Wadi Al Thumama Street.

» The property is 38 km from King Khalid International Airport.

Property Information

District Al Olaya

Use Commercial/Hospitality

Tenure Freehold

Number of Title Deed 299074003353

Date of Title Deed 28/05/1444 H

Land Area (m2) 1,512.36 (According to title deed)
Owner Hotel Development Real Estate Company

Valuation Summary

Report Type

Purpose of Valuation

Other independent Users

Date of Approval

Date of Inspection

Date of Valuation

Basis of Value

Valuation Hypothesis

Valuation Approach

Currency

Property Fair Value

sl

Information

Detailed report

Financial Statements

Fund Manager and Investors — Report Reviewers

05 June 2023
13 June 2023

30 June 2023

Fair Value
Current Use
Income Approach
Saudi Arabian Riyal (SAR)

63,650,000 SAR (707,222 SAR/Key)




Executive Summary

Terms and Conditions

» The Subject Property has been valuated according to the International Valuation
Standards (IVS) issued by the Council of International Valuation Standards
(IVSC) in 2022 and the rules and regulations of the Saudi Authority for Accredited
Valuers in the Kingdom of Saudi Arabia (Tageem).

« This report was relied upon and valuated according to the specific conditions and
restrictions presented in this report.

« The report was issued without any conflict of interest or personal gain.

» The valuation report has been prepared based on the instructions received from
the manager of Alinma REIT Hotel Fund, hereinafter referred to as (the client), in
order to estimate the Fair Value of the property described for the purpose of
financial statements.

» Abaad and Partner Co. are confident that this report meets the client's
requirements and instructions, and that the information contained in this report is
completely confidential and that the report is issued to the client only.

» The responsibility of the Abaad and Partner Co. is limited to the report and the
information contained in the report. Otherwise, the (client) is responsible for
requesting the valuation of the Property and the legal consequences thereof.

sl

» The estimated values in this report are for The Subject Property, and any
distribution of (value - values) on the parts of the Property applies only according
to the narration of the report and for its purpose, and these values should not be
used for any other purposes, as it may be incorrect if the purpose has been
changed from the valuation for which the report was created.

» This report has been prepared based on the information collected or received
and analyzed according to best practices to reach the value, and any material
observations that may impact the value are usually noted.

« Please be aware that our inspection was carried out on a visual basis only. No
part of the structure was opened up for a detailed examination or testing. We
have therefore, where appropriate, made assumptions based on experience of
the Property type, construction and materials used. We cannot guarantee that
defects do not exist in those parts of the structure, which are concealed,
unexposed or not reasonably accessible.

« In the event that any information in the future that is mentioned in the report is
found to be untrue and unintentional, the value in this report may change and the
client will be notified in due course.

« This valuation report is valid only if approved by the company's seal, in addition
to the signature of the accredited valuers.
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_Valuation Conditions

Ability to Valuate:

* Abaad Real Estate Valuation Company employs professional staff capable of
providing valuation of this type of assets. It also has the requisite competence to
assess the Fair Value by the required date.

Subject of Valuation:
» The subject of the valuation is the assessment of the Fair Value of Comfort Inn
Hotel in the Olaya district of Riyadh

Professional Standards:

» The valuation exercise was carried out in compliance with the International
Valuation Standards (IVS) issued by the International Valuation Standards
Council (IVSC) in 2022, as well as the rules and regulations of the Saudi
Authority for Accredited Valuers (TAQEEM), and based on recognized
procedures and professional used in valuation of real estate properties, which
rely on analysis, comparison, and direct inspect of each property, as well
searching to the extent possible for positive and negative effects and
characteristics of the subject property.

Valuation Approach:
» The approach used in valuation is the income approach.

Basis of Valuation:

» Our valuation will be submitted on the basis of the Fair Value, which is defined in
accordance with the International Valuation Standards in 2022 as follows:

sl

« International Accounting Standard No. (13) defines Fair Value as the price that
would be received to sell an asset or paid to transfer a liability in an orderly
transaction between market participants at the measurement date.

Valuation Date

» We confirm that the valuation was carried out on 30 June 2023.

Inspection Date:
» We confirm that the inspection was carried out on 13 June 2023.

Sources of Information:

« In the preparation of the valuation report, we have relied on a set of resources,
information and office and field data which we believe are commensurate with the
purpose and timing of the valuation. We have also relied on the set of data
provided by the Client related to the subject property, and which will clearly affect
the output of this report. Therefore, any change or error in the data will render
this report as incomplete, and the valuer shall be reverted to.

The Following Documents Were Reviewed:

Document
1 Title Deed
2 Building Permit
3 Lease Contract

We therefore assume that the information is correct and that there is nothing to
contradict or conflict with them. The report is issued on this basis and we disclaim
any liability for anything to the contrary.
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Disclaimers

Intellectual Property and Re-Publishing

« This report is issued for personal use only, and for the professional advisors, for
the specific purpose referred to therein.

» Abaad Real Estate Valuation Company may not be held liable to any third party
for all or part of the contents of the report.

Confidentiality

« This report is prepared upon special request and for an advisory purpose. We
therefore understand that it is of utmost importance to the originator of the
request to safeguard the confidentiality of the contents and output of this report.
We are committed to this and the Client’s information will not be used in
anything other than this report. The Client’s information is considered to be
proprietary to its owner and to the users specified in this report, and may not be
reviewed by any third party.

Important Assumptions and Special Assumptions

 According to the definition of the International Valuation Standards “Important
Assumptions and special assumptions must be reasonable and relevant having
regard to the purpose for which the valuation is required, and may be accepted
as fact in the context of the valuation exercises without verification or validation in
a specific manner. Moreover, they are matters which are accepted when stated.
Such

* No assumptions or special assumptions were made.

sl

assumptions are necessary to understand the valuation or the consultation that is

provided. Special assumptions are assumptions which differ from actual facts

which exist as at the valuation date, or those which are not assumed by a usual

market participant in a certain transaction on the valuation date.”

e The property valuation is prepared assuming the completion of the project and
infrastructure.

» Income is estimated after the end of the contract term assuming the application
of Ministry of Finance resolution to reduce annual rents by 207..
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“_ Public Transport — Riyadh Metro s
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e Metro Riyadh is a high-speed transport system. It is currently under Riyadh Metro Route Map:
construction. It is one of the largest infrastructure projects in the City of Riyadh.

» The Metro is design as a world class transport system, including 756 metro 0\
cars, 85 stations, six metro lines and a network spanning 176 kilometers. \Y./

e The construction of the metro system has resulted in several road closures
which affected traffic in various parts of the city.

Statlons 3
Vi

Number of Routes Train Speed Total Length

stations

Passengers Number of Park and
per Day Routes Ride
. Facilities
Length of Riyadh Metro Routes
Route Length (Km)

First Route (Blue) 38.0
Second Route (Red) 25.3
Third Route (Orange) 40.7
Fourth Route (Yellow) 29.6

Fifth Route (Green) 12.9
Sixth Route (Purple) 29.5




Site Location Analysis

Development Projects at City Level Y Y
The Royal Commission for the City of Riyadh- carries out Riyadh Boulevard .4 »sup1 el "
many programs and development projects ,which are 3 T senssoutenars

\ / strategic in nature with multiple objectives and dimensions 2 Extends 135 kilometers, penetrating the City of Riyadh to connect
and different requirements for execution over tirn‘e:-: ; Wadi Hanifa in the west of the City with Wadi Al Sulay in its east. It
includes sports, cultural, recreational and environmental activities,
including bicycle tracks, horse tracks, pedestrian sidewalks, a
- number of gates, stations and rest areas for bikers and hikers. Along
the Boulevard inside the City and at Wadi Hanifa and Wadi Al Sulay,
“recreational services are provided to bikers and hikers, including

: - . coffee shops and diverse retail outlets.
Between the architectural, cultural, economic and

social features and the environm‘entaf’gpvelopment
requirements of Wadi Hanifa, it provides ‘a"‘model for
the development of the oasis. .« * : - <y

The program adopted the princi{#lga of integration"with
the City of Riyadh, -making Diriya a world cléés
cultural, tourism and prombtional.swuburb. Rl

Green Riyadh chpsll ALY - ag) ()
L]

The program aims at planting over 7.5 million trees in all parts of the
city, including-public parks, community parks, promenades,
mosques, schools, academic, health and public installations and
facilities, green belts along the spans of public utility lines, in
addition to King Khalid International Airport, a roads and streets
network, in addition to public transport routes, car parking spaces,
vacant lands, valleys and river tributaries.

Riyadh Art Project %ﬁ
Includes the performance of over 1000 artworks by
local and international artists in front of audiences in

the various parts of the City of Riyadh, as part of 10’
programs covering residential neighborhoods, public

parks, natural promenades, public squares, public ¢ v‘ : i King Salman Park: . Y L‘ f" ’
transport stations, bridges, pedestrian crossings, city A iR g ’ x S park g
entrances and all tourism destinations of the city. ’ . L The largest city park in the World with an area exceeding 13 square
Py g kilometers. It is considered to be an environmental, cultqra,l.,..spdr'fs
g > . and-recreational project which contributes to the char)gir'i"g 'I-ife_s___ty]é in

s

A the citv.



Site Location Analysis

The Property at City Level Y Y
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The subject property is located in Riyadh, the capital
and largest city of the Kingdom of Saudi Arabia, and
the center of the Riyadh region.

Riyadh is the largest city in Saudi Arabia, with a
population of 6.9 million people in 1440 H / 2018.
Riyadh is one of the largest cities in the Arab
countries in terms of area, with an area of about
1,913 square kilometers.

The city of Riyadh is witnessing a remarkable
development in its infrastructure projects and public
transport projects, as work is underway on the
Riyadh metro project and the public transport
project.

The property is under review Located in downtown
Riyadh, the property is approximately 40 kilometers
from King Khalid International Airport.

The area of the property under valuation is located
within the white land range.
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Site Location Analysis

The Property at District Level

The property is located north of Riyadh in the
Olaya district and is bordered on the east by
Wadi Al-Thumama Street, on the south by Street
No. 84, bordered on the west by Wadi Al-Awsat
Street, on the northwest side by the Kingdom
Tower and on the southeast side by Al-Faisaliah
Tower.

The area surrounding the subject property can
be accessed through King Fahd Road and Olaya
Street, which is one of the most important streets
in Riyadh and flourishes on both sides of
economic and commercial activities.

All services are available in the area of the
property under valuation
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Site Location Analysis

Property Description L=l

The subject property is a 3-star hotel (Comfort Hotel)
located in the Olaya district of Riyadh.

The land area is 1,512.36 Sgm (according to the title deed)
and the building area is 6,757.54 Sgm (according to the
building permit).

The building consists of a basement, a mezzanine floor, a
ground floor and 5 hotel floors.

The basement consists of parking lots, the mezzanine floor
of services and the ground floor of reception and trade
showrooms.

The typical hotel floors consist of 18 hotel rooms on each
floor and a total of 90 rooms.

The restaurant has two main elevators and a service
elevator, restaurant, gym, and rooftop outdoor seating.

The property is located on 3 streets with a direct frontage on
Wadi Al Thumama Street.
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e Dimensions and street widths
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» lease contract summary




Tenure

. Property Information s
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Property Details (Freehold Details) Lease Contract Summary:
b [ Desoptn income
Owner Hotel Development Real Estate Company First party (owner) Hotel Development Real Estate Company
Comfort Inn Hotel in the Olaya district of Riyadh
Property Name 4 y Second Party (Tenant) Seera Hospitality Company
Plot No. 6/4
Masterplan No. i/1184 Contract Period 5 years
District Al Olaya First Year 4,769,958
Block No. -
Coordinates 24°42'24.74'N 46°40'38.20'E Second Year 4,769,958
City Riyadh Third Year 4,769,958
Ownership Type Freehold
Tito Doed I Deed No. 299074003353 o VEEr 4,769,958
e beed fnto Deed Date 28/05/1444 H Fifth Year 4,769,958
Dimensions and street widths No legal document has been verified for the subject property under valuation, which
Frontage Length Width (m) includes planning, ownership, mortgage and some legal matters on which all or part of
this report is based and considered reliable. It was assumed that the instrument was
North 45 neighbor 4 valid and binding. It was also assumed that the property is free from any legal
obligations, mortgage rights or any Constraints.
South 45.53 Street No. 84 20 2 . Sources: leasshold
East 35.2 Wadi Al Thumama Street 20 3
West 29.15 Wadi Al , Awsat Street 30 1

» Sources: Title Deed
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“_ Property Risk Analysis s
Long-term contract risks Regulatory and legislative risks Economic risk
The lack or limitation of long-term The regulatory, legal or legislative The state’s macroeconomic
contracts greatly affects the value of environment may witness some changes conditions may affect the real
the Property, especially the that may affect the value of the Property, estate market in general, such
properties listed under REITs. Where such as the emergence of municipal as inflation rates, liquidity,
the existence of long-term contracts legislation allowing or prohibiting activities interest rates, financing costs,
gives stability to the income and thus in specific areas, or reducing or taxes, and the movement of
the value. While the absence of such increasing the number of floors in the local and global stock markets,

as changing some or all of
these influences affects the real
estate market.

contracts gives fluctuation in rental
prices and income and thus affects
the final value.

surrounding area, which affects the final
value of the Property .

4
Competition risk
The large supply of real estate goods Revenue security risk
leads to competition in prices offered to
the consumer. We find this clear in the
real estate market, as the increase in
units and exhibitions offered in the market
and the entry of new competitors with
products will lead to a decrease in prices
and services, and thus a decrease in the
price of the final Property .

Since the realization of revenues is
the main factor in determining the
value of the Property , any change in
revenues as a result of different
market conditions will affect the
value of the Property .




Valuation

Valuation Methodology

Valuation Methods Used

When choosing the most appropriate methodology for estimating the value of the
property under Valuation, we took into account the information provided by the
client, the current situation of the property as well as our own analysis of the local
market conditions, when determining the Fair Value of the property under
valuation, the following methods and methods were used:

Income Method (Profit method)

The income method provides an indication of value by converting future cash
flows into a single present value. According to this method, the value of the asset
is determined by reference to the value of revenues, cash flows, or cost savings
from the asset

The income method should be applied and given priority or significant weight in
the following cases:

a) When the ability of an asset to generate income is the primary element that
affects value from the point of view of the participants.

b) Reasonable projections are available as to the amount and timing of future
revenue for the asset being valued, but there are few, if any, fair comparisons
relevant.

When it comes to valuation of commercial assets such as hotels, we usually follow
the profit method.

sl

Profit Method

When valuing hotels, the approach involves estimating earnings before interest,
tax, depreciation and amortization (EBITDA) over a given period. Usually this type
of real estate is exited within 10 years, and the time duration of cash flows has
been assumed to be 10 years.

Regarding EBITDA Forecast

First, this is achieved by analyzing the current or future performance of the
property under Valuation, taking into account factors such as location, hotel
popularity, condition, specifications, and operating structure. Second: We study
the local hospitality sector by evaluating the current performance of the market in
addition to the rooms expected to enter the market, as well as analyzing the hotel
sector and some economic indicators.

Assumptions are then made regarding vacancy ratio, average daily rent, available
per room revenue, hotel department expenses, undistributed expenses,
management fees, fixed fees, and furnishings and equipment renovation reserves.
In terms of the growth rate during cash flow calculations, we examined the
average long-term inflation rate in Saudi Arabia, as well as the typical growth
rates among similar hotels, and reached a rate of 2.87..




Income Approach Valuation

Field Research and Market Analysis

i L T o U P L 3 ey o
o\ o I i N \ \ 5 B X
\ { 3 3

N 3 AR P A A AR A\ T2
‘fﬂ@n e (: "oy "’ ‘/b"’: " i“‘. e \.‘-" N

Field research was conducted for hotels that have similar
characteristics to the subject property, and the details of the
comparisons are as follows.

Hotel Name Courtyard Marriott Hotel Ofad Hotel Riyadh

3.\ classification 4 Stars 4 Stars
“\ ' Average rental price in the
N 7 middle of the week 500 300
\ (SR/room/night)

Average rental price on

weekends (SAR/room/night) 450 250

EEEEEEEEEN

When looking at the nature of the prices of the rooms offered
in the property area, there is a relative convergence between
the prices, which is affected by the location of the hotel, the
area of the room, the services provided and the facilities, and
through field research it becomes clear as follows:

Comparisons show that prices range from 300 SAR/sgm to
500 SAR/sgm in the middle of the week and prices range
from 250 SAR/sgm to 450 SAR/sgm on weekends.

The map shows the locations of the comparisons used in the
valuation and was used to determine the expected income of
the property, as shown in the following pages of this report.

%..3 u, {;I L ;‘:I}.*J
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. Revenue Estimation s i

N

Revenue Calculation
Based on the analysis of hotel comparisons, the tables below show a summary of room revenue for the first two years.
In the cash flow assumptions of hotel units, occupancy of the hotel starting from the first year was assumed at 547/ and stabilizing in the second year at 597/ and

stabilizes in the third year at 647..

Table of room revenue for the first year Table of room revenue for the third year
Days 261 104 365 Days 261 104 365
Number of rooms available 32,589 13,036 45,625 Number of rooms available 32,589 13,036 45,625
Occupancy (1) 557 507. 547. Occupancy () 657 607 641
Number of occupied rooms 17,924 6,518 24,442 Number of occupied rooms 21,183 7,821 29,004
Average daily rent 380 380 380 Average daily rent 439 439 439
Average ylr:-:;I: r;c;r available 209 190 204 Average y:zl: r:‘:)Sr available 285 263 279
Expected income 6,811,161 2,476,786 9,287,946 Expected income 9,302,265 3,434,683 12,736,948

Table of room revenue for the second year

Days 261 104 365
Number of rooms available 32,589 13,036 45,625
Occupancy (1) 607. 557 59.
Number of occupied rooms 19,554 7,170 26,723
Average daily rent 409 409 409
Average yield for available
r00MMS 245 225 239
Expected income 7,987,634 2,928,799 10,916,433
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" Summary of future performance assumptions Y B
AN g)laell ppiaill
Summary of cash flow assumptions (without inflation):
T sarpion [
Number of rooms 90 90 90 90 90
Room Occupancy () 54 597 641 64]. 64.
Average Room Rate (SAR) 380 409 439 439 439
RevPAR (SAR) 204 239 279 279 279
REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS
Rooms (1) 89.07 88.07 87.0 87.07 87.07
Food & Beverage (1) 10.07 11.07 12.0/ 12.0/ 12.07
Other Revenue () 1.0 1.07 1.07 1.0/ 1.07
Total Departmental Profit (7.) 100.07/ 100.07/ 100.07 100.0°/ 100.0°/
Department Expenses () 23.8/. 23.1/ 21.37 21.31. 21.3/
Department Revenue () 76.21 77.01- 78.71 78.71 78.71
UNDISTRIBUTED & FIXED EXPENSES
Administrative & General (i) 9.0 8.5 8.0/ 8.07 8.0/
Sales & Marketing (1) 5.0 4.57. 4.07. 4.07. 4.07
Property Operations and Maintenance (7.) 5.07 4.5/ 4.0/ 4.0/ 4.0/
Utilities () 5.07 4.5/ 4.0/ 4.0/ 4.0/
Total undistributed expenses (1) 24.0/. 22.0/- 20.07 20.0'- 20.0'-
MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (1) 5.7 5.8 6.1/ 6.1/ 6.1
Total Fixed Charges (/) 1.3 1.3 1.3 1.3 1.3
Reserve for Renewals (FF&E) (1) 1.07 1.07 1.0% 1.0% 1.0
EBITDA
(EBITDA) (SAR) 3,328 4,185 5,307 5,307 5,307
Net Profit Percentage (') 44.31. 46.91. 50.47 50.47. 50.47
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Summary of cash flow assumptions (without inflation):
T serpion [
Number of rooms 90 90 90 90 90
Room Occupancy () 54. 597 641 64]. 64].
Average Room Rate (SAR) 380 409 439 439 439
RevPAR (SAR) 204 239 279 279 279
REVENUE and DEPARTMENTAL EXPENSES ASSUMPTIONS
Rooms (SAR) 6,687 7,860 9,171 9,171 9,171
Food & Beverage (SAR) 751 982 1,265 1,265 1,265
Other Revenue (SAR) 75 89 105 105 105
Total Departmental Profit (SAR) 7,514 8,932 10,541 10,541 10,541
Department Expenses (SAR) 1,788 2,059 2,244 2,244 2,244
Department Revenue (SAR) 5,726 6,873 8,297 8,297 8,297
UNDISTRIBUTED & FIXED EXPENSES
Administrative & General (SAR) 676 759 843 843 843
Sales & Marketing (SAR) 376 402 422 422 422
Property Operations and Maintenance (SAR) 376 402 422 422 422
Utilities (SAR) 376 402 422 422 422
Total undistributed expenses (SAR) 1,803 1,965 2,108 2,108 2,108
MANAGEMENT FEES & FF&E RESERVE
Total Management Fees (SAR) 425 522 644 644 644
Total Fixed Charges (SAR) 94 112 132 132 132
Reserve for Renewals (FF&E) (SAR) 75 89 105 105 105
EBITDA
(EBITDA) (SAR) 3,328 4,185 5,307 5,307 5,307
Net Profit Percentage (7.) 44.31. 46.91. 50.47 50.47- 50.47
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Explicit forecasting period s
h ilasll ppaill
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Discounted Cash flow table:
» The property was valued by income from the lease for the remainder of the contract and then the expected income was assumed after the completion of the lease

based on market as shown in the cash flow table below, and the following key assumptions were made:

« Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.87. per annum by taking the average rate of inflation in the domestic product of the
Kingdom of Saudi Arabia for the past 12 years as per the Central Bank of Saudi Arabia.

 Rate of return on capital: The rate of return is calculated according to the location of the property and the type of construction, as well as the field and office research for
similar rates of return to the property under valuation, and according to our understanding of the real estate market in the Kingdom, a rate of 8.00/. has been reached.

« Discount rate: Based on our understanding of similar properties in the real estate area, and taking into account the characteristics of the location, area, use, supply and

demand, we applied a discount rate of 11.007..

Net Income Summary:
The table below shows income based on the contract for the remaining period and then income based on market.

[ eobn | 1 | 2 | 3 [ & [ s | s [ 7 [ & |
Income based on contract Income based on market

EBITDA (000 SAR)
3,577 4,770 4,770 4,770 6,010 6,178 6,351 6,529

Discounted Period (1) 0.5 1.5 2.5 3.5 4.5 5.5 6.5 7.5

Discounted Cash flow table

] 4+ /2 J 3 (| 4 | 5 | 6 | 7 | 8 | Bt |

EBITDA (000 SAR) 3,577 4,770 4,770 4,770 6,010 6,178 6,351 6,529
Exit Value (SAR 000s) 81,609
Net Cashflow (SAR 000s) 3,391 4,062 3,650 3,279 3,712 3,603 3,358 3,130 35,469
Market Value (Rounded) 63,650,000
Room Value (SAR per room) 707,222
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Opinion of Value

Abaad is of the opinion that the value of the Subject Property as of the date of valuation,
based upon assumptions and detail within this report, may be fairly stated as follows:

The Fair Value of the property using the income approach as of 30 June 2023
is:

« SAR 63,650,000 (Sixty-Three Million Six Hundred Fifty Thousand Saudi Riyal)

* Room Value 707,222 SAR/Room

Signatures
Eng. Ammar Abdulaziz Sindi
Tageem ID: 1210000219
Fellow Member
Membership Date: 22/12/2015

Real Estate Sector

Eng. Ammar Mohamed Qutub
Tageem ID: 1210000392
Fellow Member
Membership Date: 24/01/2016
Real Estate Sector

Eng. Yousuf Abdullah Khan
Tageem ID: 1220001989
Provisional Member

Membership Date: 17/09/2020
Real Estate Sector

Company Stamp
Company Name: Abaad &
Partner for Real Estate Valuation
Company No. 11000111

CR No: 4030297686
CL No: 323/18/781
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Appendix

General Terms Used in the Preparation of the Valuation Report

Authority

Means the Saudi Authority for Accredited Valuers (TAQEEM), the authority concerned
with developing requisite guidelines and standards for the valuation of properties,
business establishments, equipment, movable property, etc. in accordance with the
Accredited Valuers Regulations promulgated by Royal Decree No. (M/43) dated
(9/7/1433). Its objective is to develop the valuation profession and improve the
qualifications of valuers, as well as to develop and maintain the general rules for
Authority membership of various levels with ongoing development of the qualifications
of its members to keep abreast of the highest state of the art levels. The (Authority) is
a legal entity, not for profit, with an independent budget. It operates under the
supervision of the Ministry of Commerce and Investment.

Asset(s)

To facilitate reading of the standards and in order to avoid repetition, the term Asset(s)
generally refers to the items which are the subject of the valuation exercise. Unless
otherwise provided in the standards, these terms may be taken to mean and include
each of the following words: (an asset, group of assets, obligation, group of
obligations, or a group of assets and obligations).

Client

The word (Client) refers to the person(s) or entity for which the valuation is carried out,
including the external clients (that is when the valuer is contracted with a third party),
as well as the internal clients (that is the valuations prepared for the owner).

Legal Jurisdiction

The word (Jurisdiction) refers to the legal and regulatory environment wherein the
valuation process is carried out. It includes the laws and regulations issued by

sl

government authorities, such as the district, state and municipality, and the laws issued
by certain regulatory entities commensurate with the purpose of the valuation, such as
central banks and capital market authorities.

May

The word (May) describes the action which the valuer is required to take into
consideration. Matters described as such require the valuer’s attention and
understanding. The ability to apply these matters in the valuation process depends on
the valuer’s judgement and professional experience under conditions which are in line
with the objectives of the standards.

Shall

The word (Shall) refers to an unconditional responsibility, that is, the valuer must fulfil
any responsibilities of this type in all cases and under all circumstances where the
condition is applicable.

Participant

The word (Participant) refers to the participants concerned on the basis(es) of the value
used in the valuation exercise (see Standard 104 — Basis of Value). The different bases
of value require the valuer to take different points of view into consideration, such as the
points of view of the market participants, including for example the Fair Value, the Fair
Value of the International Financial Reporting Standards (IFRS), a certain owner or a
prospective buyer, such as the investment value.

Purpose

The word (Purpose) refers to the cause(s) of carrying out the valuation. It includes the
general purposes (for example, without limitation) the purposes of the financial reports,
tax reports, litigation support, transactions support and support of secured lending
decisions.
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Abaad & Partner For Real Estate Valuation Co.

Jeddah Branch (Head Office):

Mohamed Ibrahim Masoud Street,
Al-Salama District

Zahid Offices Building, 5th Floor, suite 21
Jeddah, Kingdom of Saudi Arabia

Riyadh Branch:

Imam Saud bin Faisal Road,
Al-Sahafa District

Al-Difaa Office, 2nd Floor, suite 106
Riyadh, Kingdom of Saudi Arabia

For more information, please contact us at:
Universal Access Number: 920004134

Eng. Ammar Sindi

CEO

Mobile: +966 (50) 730 0500
Email: asindi@sa-abaad.com

Eng. Ammar Qutub

Executive Director

Mobile: +966 (55) 556 2500
Email: ammarg@sa-abaad.com
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