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Name District Land Area (m2) Location Link Value(SAR)

Properties located in Riyadh city

1 Marvella compound King Faisal district 73,197.17 LINK 625,000,000

2 Sulay warehouses Al Mashael district 218,925 LINK 262,231,000

3 Al Maarefa University
Al Asima district

( Al Diriyah )
18,117.22 LINK 212,645,000

4 Boulevard Riyadh Hittin district 18,854.35 LINK 341,446,000

5 Riyadh Labor Court Al Sahafah  district 3,300 LINK 81,429,000

6 Aber Al Yasmeen Hotel Al Yasmeen district 3,640 LINK 46,702,000

7 Lafif complex Hittin district 6,000 Link 152,830,000

Properties located in The Eastern Province

8
Al Youm newspaper 

Tower
Al Hussam district

( Dammam )
4,800 LINK 201,837,000

9 Al Fanar Residence
Al Rawaby district

( Al Khober )
7,511 LINK 90,361,000

Total value of Properties

Opinion of 

Value

2,014,481,000

Written 
Only two billion fourteen million four hundred eighty-one 

thousand SAR

Currency Saudi Riyal 

Properties Summary

https://goo.gl/maps/27QnvdDs8s7Ccos89
https://goo.gl/maps/MgkGdjgJ3sEQmnwJ6
https://goo.gl/maps/ptb9Tv7713zJJ2pr6
https://goo.gl/maps/kfGV8KUiJ8fiudYT9
https://goo.gl/maps/5XBVt6PbSFrUTCKY7
https://goo.gl/maps/aVQtzzNqaZf9hLBK8
https://maps.app.goo.gl/aQ78pwGXisqePrGG8
https://goo.gl/maps/NL46saHSz3H2FDLY6
https://goo.gl/maps/prsoFXzVPT99MBjo7
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Jadwa Investment 
Company (Jadwa 
REIT Saudi fund)

Other users Unitholders of Jadwa REIT 
Saudi fund

Contact person
Property 
management 
team

Contact 
information

saudi-rf@jadwa.com

Assets being 
valued

Assets name 
Marvella 
compound

Interest to 
be valued 

Assumed freehold interest

Location https://goo.gl/maps/tWg8ohWHWgHCauWv7

Valuation 
standards 

International 
Valuation 
Standards 2022

Unless otherwise noted, the Valuation assignment is undertaken in 
accordance with the TAQEEM Regulations (Saudi Authority for 
Accredited Valuers) and in conformity with the International 
Valuation Standards (2022 Edition).

Valuation

Purpose of 
valuation 

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

valuation 
date

31/12/2023

Inspection date 08/11/2023

Approved 
valuation 
approach 
and method

Income Approach - Direct 
Capitalization method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
a Standard of 
Value considered 
to represent the 
estimated amount 
for which an asset 
or liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm's 
length transaction 
,after proper 
marketing , and 
where the parties 
had each acted 
knowledgeably , 
prudently , and 
without 
compulsion 

International Valuation 
Standards 2022 defines 
Current Use/Existing Use 
premise of value as “Current 
use/existing use is the current 
way an asset, liability, or 
group of assets and/or 
liabilities is used. The current 
use may be, but is not 
necessarily, also the highest 
and best use.”

Executive Summary1.1

https://goo.gl/maps/tWg8ohWHWgHCauWv7
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Report 

Reference 
Number

23116001102 Report type Detailed report

Report date 20/03/2024 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

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

Status of 
Valuers

We shall be acting with “Subjectivity” as an External Valuer for the 
purposes of this instruction. “Subjectivity” is defined  in the International 
Valuation Standards (IVS) as: “The process of valuation requires the 
valuer to make impartial judgements as to the reliability of inputs and 
assumptions. For a valuation to be credible, it is important that those 
judgements are made in a way that promotes transparency and 
minimizes the influence of any subjective factors on the process. 
Judgement used in a valuation must be applied objectively to avoid 
biased analyses, opinions and conclusions”.

Executive Summary1.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

We were provided by the client with title deed, building 

permit, and lease contracts referred to in the appendix. It was 

assumed that these data are correct, and the validity of these 

contracts has not been verified legally.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o Title deed
o building permits

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• International Valuation Standards define it as 
“the presumed facts that are consistent with, or 
could be consistent with, those at the valuation 
date.”

• Assumptions related to facts that are consistent 
with, or could be consistent with, those existing 
at the date of valuation may be the result of a 
limitation on the extent of the investigations or 
enquiries undertaken by the valuer. 

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

Applications 
in this report

None (except as indicated in the terms and 
conditions)

Executive Summary1.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s instructions

• International Valuation Standards define it as 
“assumed facts that differ from those existing 
at the date of valuation.”

• Where assumed facts differ from those 
existing at the date of valuation, it is referred 
to as a “special assumption”. Special 
assumptions are often used to illustrate the 
effect of possible changes on the value of 
an asset.

• They are designated as “special” so as to 
highlight to a valuation user that the 
valuation conclusion is contingent upon a 
change in the current circumstances or that 
it reflects a view that would not be taken by 
participants generally on the valuation date

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

Applications in this 
report

• It has been assumed that the property is free 
from any obstacles, regulatory or property 
restrictions that limit the possibility of 
disposing of the property or using it, and the 
opinion of value is based on this assumption.

Executive Summary1.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Opinion of 
Value

625,000,000

Written Only six hundred twenty-five million SAR

Currency Saudi Riyal 

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

Membership Number 11000054

Valuation Sector Real Estate

Professional Company Registration Number 323/18/784

Professional Company Registration Date 02/ 03/ 1439H

Company Stamp

Valuers Inspector Information 
Commercial 

Valuation 
Manager

Signed for and on 

behalf of Esnad 

Real Estate 

Valuation 
Company 

Name Ayyad Mabrouk 

Al-Mutairi
Ahmed Hamdy 

El-sehamy
Omar Babahr

Eng. 

Almuhannad 

Alhussami

Signature 

TAQEEM 

membership 

1210001726 1220003393 1220001954 1210000934

Associate Associate Fellow Fellow 

Real Estate Sector 

Executive Summary1.1
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3. Based on the International Valuation Standards (“IVS”) (Standard 102), the figure below 

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

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

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

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

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 1.2
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Property Location Analysis 1.3

Description of the property at the city level

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

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

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

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

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

22.7 km National Museum28 km 
King Khalid

International Airport

24 km Diriyah historical Area20 km 
King Abdullah Financial 

Center

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The area where the subject property located is bounded by 

King Abdullah Road, followed by Al Hamra district to the 

north ,and on the south side is bounded  by Prince Saud bin 

Abdulaziz Al Saud Al Kabeer Street followed by parts of King 

Faisal district, East side the property area is bounded by 

Sheikh Hassan bin Hussein bin Ali Road followed by Al Khalig 

district, while to the west is Khalid bin al Walid street 

followed by parts of Al Quds district and parts of Al Rawda 

district.

Description of the 
surrounding area

King Faisal district is located in the east of Riyad, and is 

characterized by its geographical location overlooking 

several main roads and commercial streets such as King 

Abdullah Road and Khalid bin Al Waleed Street.

Description of the 

district

The area is easily accessible through several roads, the 
most important of which is King Abdullah Road which 
overlooks the subject property.

Accessibility

Property Location Analysis 1.3

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name

Jadwa Investment 

Company 

(Jadwa REIT Saudi fund)

Owner’s name
Majalat Al tatwir for Real 

Estates Company

Title deed 

number
398532001190 Title deed date 15/05/1442 H

building permit 

number

1848/1435

building permit 

date
06/02/1435 H

1854/1435

1867/1435

1859/1435

1864/1435

Property description and ownership 1.4

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District King Faisal Street King Abdullah Road

No. of Plot No. of Plan

Property Type
commercial residential 

compound 
Notes

The property is mortgaged 

to Banque Saudi Fransi 

24.772973° 46.774421°

https://goo.gl/maps/tWg8ohWHWgHCauWv7

13

The subject property is a commercial residential compound located in King Faisal District - Riyadh

Property specifications

Land area according to 

the Title Deed 
73,198.17 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Location 

https://goo.gl/maps/tWg8ohWHWgHCauWv7
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Property boundaries & lengths1.5

Property specifications 

131,355.19 m²BUA

Structure 

27,383.8 m²Basement Area

Residential Type (A, B): basement floor + ground floor + 4 

typical floors + roof

Commercial Type (c): basement floor + mezzanine + 

ground floor + 5 typical floors + roof

Commercial center : ground floor + first floor + roof

Height (floors)

7 yearsAge

29Num. of buildings

Split - CentralConditioning type

Very GoodFinishing

Fire extinguishing system Car parking / GYM Mosque / 

Entertainment centers 
Facilities 

AvailableElevators

Commercial - ResidentialUse 

Zoning 60 %Maximum footprint

-Maximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

160CommercialKing Abdullah Road228.81North

220InternalSamira Street227.04South

320InternalAbi Saleh Al Qazzazi Street320East

420Internal
Mohammed Bin Abi Ahmed 

Street
320West

Source of information 1.6
• The data was drawn up based on the documents received by the client dated 31/10/2023.

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

inspected on the date 08 / 11 / 2023.

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website
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Structure specifications 

Building 

specifications

External 

property 

specifications

Structure type

✓ Reinforced concrete □  Wood

□ Steel □ Stone and clay

Plumbing
✓ Interior plumbing works          ✓ Exterior 

plumbing works

Water tank ✓ Interior □ Exterior

fence

□ profil ✓ Paint 

□ Stone □ steel

facades

✓  Paint □ Glass panels 

□ Stone

windows

✓ Aluminum windows 

□ Glass windows 

exterior doors

□ Wooden doors ✓ Aluminum doors

□ Glass doors □ Electronic door

□ Decorative steel door

Internal 

property 

specifications

Corridors and stairs

✓marble

□ Ceramic, porcelain or 

mosaic 

interior doors

✓ wood □ aluminium

□ steel

Interior ceilings

□ concrete roof □ Suspended ceiling

✓ Gypsum ceiling □ Metal roof

interior walls

✓ paint □ softening

□ wallpaper □ Bricks

interior flooring

✓ Ceramic □ Wood parquet

□ Mosaico □ Carpet

□ marble □ Porcelain

lightings system ✓ Manual control □ Automatic Control

furnishing ✓ furnished □ Unfurnished

Other virtual notes
-

Structure description1.7
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External property photos 1.8
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External property photos 1.8
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Internal property photos 1.8
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Internal property photos 1.8
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Analysis summary 

• The property is distinguished by its proximity to some of main 

roads ,the most important of which is King Abdullah Road, 

which facilitates access to the subject property.

• The subject property is located in King Faisal district, one of the 

important districts located in the east of Riyadh. The district also 

includes various types of government services and service 

facilities.

Advantages 

• No disadvantages are observedDisadvantages 

• There are several development projects in Riyadh, including: 
Green Riyadh Project and Sidra project.

Opportunities  

• Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

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

commercial real estate properties in the Kingdom of Saudi 
Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

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

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 
oversight.

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

Overall Risks

 

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

Property Risks

Analysis summary 1.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

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

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

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

appropriate for consideration under the basis of value, 

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

publicly traded, and/or

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

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

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

income approach, the value of an asset is determined by 

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

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

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

affecting value from a participant perspective, and/or

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

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

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2022 and is defined as 

“replacement cost is the cost that is relevant to determining the 

price that a participant would pay as it is based on replicating the 

utility of the asset, not the exact physical properties of the asset”.

Cost Approach

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

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

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

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 1.10

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 1.11

We were provided with the lease contracts for the subject property by the client 

according to the following data:

- Residential Units contract statement :

• Tenant: National Company for construction and marketing.

• Contract start date: 13 March 2023 

• Contract expiry date: 12 March 2028

• Legal capacity of the contract: the contract is notarized and an executive 

document.

• The contract is a contract for the management, operation, rental of the property, 

and supervision of the maintenance of the property.

•  The number of years remaining in the contract is 5 years

• The annual rent of the subject property is SR 47,500,000 / year

• Vacancy, operation and maintenance costs have not been calculated due to the 

nature of the subject property in which the tenant bears these costs.

- Commercial Units contract statement :

• Tenant: National Company for construction and marketing.

• Contract start date: 13 March 2023 

• Contract expiry date: 12 March 2028

• Legal capacity of the contract: the contract is notarized and an executive 

document.

• The contract is a contract for the management, operation, rental of the property 

and supervision of the maintenance of the property.

• Number of years remaining in the contract is 5 years

• The annual rent of the subject property is SR 2,500,000 / year

• Vacancy, operation and maintenance costs have not been calculated due to the 

nature of the subject property in which the tenant bears these costs.

ValueIncome 

50,000,000Total revenue / year

0Vacancies 0%

0Maintenance and operation 0% 

50,000,000Net operating income

1.11.1 Contractual lease data
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Valuation Analysis 1.11

1.11.2.1  Property Income - (Assumed Market Income) - Two-room apartments

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

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

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

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

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

Satellite photo showing subject property and comparables

Comparables List

Property ID Transaction Type Transaction Year No of Rooms Area Value/Year

Property 1 Offer 2023 3 154 m² 100,000 SAR 

Property 2 Offer 2022 2 127 m² 98,000 SAR 

Property 3 Offer 2023 2 130 m² 90,000 SAR 

1.11.2 Market rent

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

• Residential units

• Office units

• Showrooms

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

constituent units of the subject property as follows :

1

Subject Property

2

3
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Valuation Analysis 1.11

1.11.2 Market rent

1.11.2.1  Property Income - (Assumed Market Income) - Two-room apartments

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

largest weight awarded to comparable 2&3 as they carry more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

-

-

- Asking Price Offer % 2.5- Asking Price Offer % 2.5- Asking Price Offer % 2.5-

- Similar % 0.0 Similar % 0.0 Similar % 0.0

Very Easy Very Easy % 0.0 Very Easy % 0.0 Very Easy % 0.0

Very Good Very Good % 0.0 Very good % 0.0  Good % 5.0

Good Very Good % 2.5- Exellent % 5.0- Very Good % 2.5-

2 3 % 10.0- 2 % 0.0 2 % 0.0

Playground ✓ ✓ X X

Fire extinguishing system ✓ ✓ ✓ ✓

Children's play area ✓ ✓ ✓ ✓

Garden ✓ ✓ ✓ X

Pool ✓ ✓ ✓ ✓

Protection system ✓ ✓ ✓ ✓

Mini Market ✓ ✓ X ✓

Medical Center X ✓ X X

Schools X X X X

Restaurants X ✓ X X

Gym ✓ ✓ ✓ ✓

Lecture hall X X X X

Café ✓ ✓ X ✓

7 Years 22 Years % 7.5 7 Years % 0.0 2 Years % 2.5-

- SAR/Year   9,750- % 10.0- SAR/Year   4,778 % 5.0 SAR/Year   4,388 % 5.0

-

-

-

Weighting % 20 % 40 % 40

Subject Property Adjusted Value (SAR/m²)  SAR  94,540

% 5.0

Property age

Value / m²

Adjusted Value / m² SAR/Year   87,750 SAR/Year   100,328 SAR/Year   92,138

% 10.0

Serv ices 

available within 

the complex

% 5.0-

No. of rooms

2250-

Value per square meter SAR/Year   97,500.00 SAR/Year   95,550.00 SAR/Year   87,750.00

2450-

Accessibility

Location

Finishing level

Transaction Type

Market Conditions

Adjusted Value / m² 2500-

Transaction Date 8/1/2023 8/12/2022 8/5/2023

Value/m² 100,000   SAR/Year 98,000   SAR/Year 90,000   SAR/Year

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3
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Valuation Analysis 1.11

1.11.2.2  Property Income -(Assumed Market Income)- Three-room apartments

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

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

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

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

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

Satellite photo showing subject property and comparables

Comparables List

Property ID Transaction Type Transaction Year No of Rooms Area Value/Year

Property 1 Offer 2023 3 154 m² 100,000 SAR 

Property 2 Offer 2022 2 127 m² 98,000 SAR 

Property 3 Offer 2023 2 130 m² 90,000 SAR 

1.11.2 Market rent

1

Subject Property

2

3
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Valuation Analysis 1.11

1.11.2 Market rent

1.11.2.2  Property Income -(Assumed Market Income)- Three-room apartments

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

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

-

-

- Asking Price Offer % 2.5- Asking Price Offer % 2.5- Asking Price Offer % 2.5-

- Similar % 0.0 Similar % 0.0 Similar % 0.0

Very Easy Very Easy % 0.0 Very Easy % 0.0 Very Easy % 0.0

Very Good Very Good % 0.0 Very good % 0.0  Good % 5.0

Good Very Good % 2.5- Exellent % 5.0- Very Good % 2.5-

3 3 % 0.0 2 % 10.0 2 % 10.0

Playground ✓ ✓ X X

Fire extinguishing 

system 
✓ ✓ ✓ ✓

Children's play area ✓ ✓ ✓ ✓

Garden ✓ ✓ ✓ X

Pool ✓ ✓ ✓ ✓

Protection system ✓ ✓ ✓ ✓

Mini Market ✓ ✓ X ✓

Medical Center X ✓ X X

Schools X X X X

Restaurants X ✓ X X

Gym ✓ ✓ ✓ ✓

Lecture hall ✓ X X X

Café X ✓ X ✓

7 Years 22 Years % 7.5 7 Years % 0.0 2 Years % 2.5-

- SAR/Year   00 % 0.0 SAR/Year   14,333 % 15.0 SAR/Year   13,163 % 15.0

-

-

-

Comparable 3

Transaction Date 8/1/2023 8/12/2022 8/5/2023

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2

Value/m² 100,000   SAR/Year 98,000   SAR/Year 90,000   SAR/Year

Transaction Type

2250-

Value per square meter SAR/Year   97,500.00 SAR/Year   95,550.00 SAR/Year   87,750.00

2450-

Market Conditions

No. of rooms

Adjusted Value / m² 2500-

Accessibility

Location

Finishing level

Serv ices 

available within 

the complex

% 5.0- % 5.0

Property age

Value / m²

Adjusted Value / m² SAR/Year   97,500 SAR/Year   109,883 SAR/Year   100,913

% 10.0

Weighting % 50 % 25 % 25

Subject Property Adjusted Value (SAR/m²)  SAR  101,450
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Valuation Analysis 1.11

1.11.2.3  Property Income -(Assumed Market Income)- Four-room apartments

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

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

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

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

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

Satellite photo showing subject property and comparables

Comparables List

Property ID Transaction Type Transaction Year No of Rooms Area Value/Year

Property 1 Offer 2023 3 154 m² 100,000 SAR 

Property 2 Offer 2022 2 127 m² 98,000 SAR 

Property 3 Offer 2023 2 130 m² 90,000 SAR 

1.11.2 Market rent

1

Subject Property

2

3
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Valuation Analysis 1.11

1.11.2 Market rent

1.11.2.3  Property Income -(Assumed Market Income)- Four-room apartments

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

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

-

-

- Asking Price Offer % 2.5- Asking Price Offer % 2.5- Asking Price Offer % 2.5-

- Similar % 0.0 Similar % 0.0 Similar % 0.0

Very Easy Very Easy % 0.0 Very Easy % 0.0 Very Easy % 0.0

Very Good Very Good % 0.0 Very good % 0.0  Good % 5.0

Good Very Good % 2.5- Exellent % 5.0- Very Good % 2.5-

4 3 % 10.0 2 % 20.0 2 % 20.0

Playground ✓ ✓ X X

Fire extinguishing system ✓ ✓ ✓ ✓

Children's play area ✓ ✓ ✓ ✓

Garden ✓ ✓ ✓ X

Pool ✓ ✓ ✓ ✓

Protection system ✓ ✓ ✓ ✓

Mini Market ✓ ✓ X ✓

Medical Center X ✓ X X

Schools X X X X

Restaurants X ✓ X X

Gym ✓ ✓ ✓ ✓

Lecture hall ✓ X X X

Café X ✓ X ✓

7 Years 22 Years % 7.5 7 Years % 0.0 2 Years % 2.5-

- SAR/Year   9,750 % 10.0 SAR/Year   23,888 % 25.0 SAR/Year   21,938 % 25.0

-

-

-

Comparable 3

Transaction Date 8/1/2023 8/12/2022 8/5/2023

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2

Value/m² 100,000   SAR/Year 98,000   SAR/Year 90,000   SAR/Year

Transaction Type

2250-

Value per square meter SAR/Year   97,500.00 SAR/Year   95,550.00 SAR/Year   87,750.00

2450-

Market Conditions

No. of rooms

Adjusted Value / m² 2500-

Accessibility

Location

Finishing level

Serv ices 

available 

within the 

complex

% 5.0- % 5.0

Property age

Value / m²

Adjusted Value / m² SAR/Year   107,250 SAR/Year   119,438 SAR/Year   109,688

% 10.0

Weighting % 80 % 10 % 10

Subject Property Adjusted Value (SAR/m²)  SAR  108,710
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Valuation Analysis 1.11

1.11.2.4  Property Income -(Assumed Market Income)- Showrooms

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

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

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

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

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

Satellite photo showing subject property and comparables

Comparables List

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

Property 1 Offer 2023 130,000 SAR 150 m² 866.66 SAR 

Property 2 Offer 2023 70,000 SAR 75 m² 933.33 SAR 

Property 3 Offer 2023 200,000 SAR 272 m² 735.29 SAR 

1.11.2 Market rent

1

2
3

Subject Property
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Valuation Analysis 1.11

1.11.2 Market rent

1.11.2.4  Property Income -(Assumed Market Income)- Showrooms

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

largest weight awarded to comparable 3 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type -
 Asking for

price
% 5.0-

 Asking for

price
% 5.0-

 Asking for

price
% 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Financing conditions % 0.0 % 0.0 % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Very easy 0.00% Very easy 0.00% Very easy 0.00%

Location Very good Very good 0.00% Very good 0.00% Very good 0.00%

Finishing Exellent Exellent 0.00% Exellent 0.00% Exellent 0.00%

Availability of parking Available Not Available 5.00%
Not 

Available
5.00% Available 0.00%

Street width 60 40 2.50% 40 2.50% 60 0.00%

Property Age 7 Years 14 Years 3.50% 11 Years 2.00% 10 Years 1.50%

Value / m² - 91   SAR/m² 11.00% 84   SAR/m² 9.50% 10   SAR/m² 1.50%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted Value 

(SAR/m²)
-

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

23/10/2023 8/11/2023 2/11/2023

867   SAR/m² 933   SAR/m² 735   SAR/m²

43.35- 46.65- 36.75-

824   SAR/m² 886   SAR/m² 698   SAR/m²

790  SAR

914   SAR/m² 971   SAR/m² 709   SAR/m²

15 % 20 % 65 %
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Valuation Analysis 1.11

1.11.2.5  Property Income -(Assumed Market Income)- Offices

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

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

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

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

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

Satellite photo showing subject property and comparables

Comparables List

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

Property 1 Offer 2023 70,000 SAR 140 m² 500 SAR 

Property 2 Offer 2023 234,000 SAR 360 m² 650 SAR 

Property 3 Offer 2023 50,000 SAR 100 m² 500 SAR 

1.11.2 Market rent

1

2

3

Subject Property
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Valuation Analysis 1.11

1.11.2 Market rent

1.11.2.5  Property Income -(Assumed Market Income) - Offices

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

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

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type -
 Asking for

price
% 5.0-

 Asking for

price
% 5.0-

 Asking for

price
% 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Very easy 0.00% Very easy 0.00% Very easy 0.00%

Location Very Good Very Good 0.00% Very Good 0.00% Very Good 0.00%

Finishing Very Good Very Good 0.00% Exellent -5.00%  Good 5.00%

Street width 60 40 2.50% 60 0.00% 60 0.00%

Property Age 7 Years 14 Years 3.50% 11 Years 2.00% 10 Years 1.50%

Value / m² - 29   SAR/m² 6.00% -19   SAR/m² -3.00% 31   SAR/m² 6.50%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted Value 

(SAR/m²)
- 550  SAR

504   SAR/m² 599   SAR/m² 506   SAR/m²

30 % 50 % 20 %

25- 32.5- 25-

475   SAR/m² 618   SAR/m² 475   SAR/m²

8/11/2023 2/11/2023 9/11/2023

500   SAR/m² 650   SAR/m² 500   SAR/m²

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3
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Valuation Analysis 1.11

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

Income and the following was found :

• Average annual rent for Two-room apartments  : 94,540 SAR / Year

• Average annual rent for Three-room apartments  : 101,450 SAR / Year

• Average annual rent for Four-room apartments  : 108,710 SAR / Year

• Average square meter rent for showrooms: 790 SAR / m²

• Net leasable area (for showrooms ): 2,578.36 m²

• Average square meter rent  for offices : 550 SAR / m²

• Net leasable area (for offices ): 506.6 m²

1.11.3 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Rental value of 

the property 

(SAR)

- SAR 62,653,840 SAR - -

vacancy 0 10 % - -

Operation and 

maintenance 

expenses

0 10 % - -

Net rental value 

of the property 
(SAR)

50,000,000 SAR 50,749,610.13 SAR 749,610.13 SAR 1.5%

Result

Market research reveals that the subject property generates income at 

market rate with no significant variance. Comparables’ income 

included in the previous research is similar to the subject property in 

term of its exclusiveness of all Opex and vacancy costs. Therefore, we 

have used contractual income as input in our valuation.
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Valuation Analysis 1.11

1.11.4.1 Capitalization rate analysis

1.11.4 Income Approach - Direct Capitalization Method

According to the International Valuation Standards 2022, when an asset is operating 

at a stabilized level of growth and profits at the valuation date, it may not be 

necessary to consider an explicit forecast period and a terminal value may form the 
only basis for value.

Direct Capitalization Method

Actual Gross Income 50,000,000

Vacancy (0%) 0

Gross Income 50,000,000

Operation and Maintenance (0%) 0

Net Operating Income (NOI) 50,000,000

Cap Rate 8.00%

Property Value (SAR) 625,000,000

• Cap Rate set at 8.00 % based on the averages of Cap Rates of funds and similar 

properties after excluding outliers.

 Name of the

property/fund
 Property   City  Sector property value Net income

 Rate of

Return
Year

Al Rajhi REIT Rama Plaza Riyadh  Commercial  62,470,000.00 SAR  3,223,859.00 SAR 5.16% 2023

SEDCO Capital Irquah Plaza Riyadh  Commercial  77,996,000.00 SAR  6,046,174.70 SAR 7.75% 2023

Bonyan REIT AL Ma'azar compound Riyadh  Commercial  5,400,000.00 SAR  452,667.00 SAR 8.38% 2023

Cap rate analysis
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Opinion of Value1.12

• Review is valid (30 days) from the date the first draft was issued.

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

Validity of review and clarification1.13

Opinion of value

Value 625,000,000

Written Only six hundred twenty-five million SAR

Currency Saudi Riyal
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Documents (Title deed)1.14
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Documents (Building permit)1.14
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1.14 Documents (Building permit)
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1.14 Documents (Building permit)
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1.14 Documents (Building permit)
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1.14 Documents (Building permit)
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Part 2

Sulay warehouses
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Jadwa Investment 
Company (Jadwa 
REIT Saudi fund)

Other users Unitholders of Jadwa REIT 
Saudi fund

Contact person
Property 
management 
team

Contact 
information

saudi-rf@jadwa.com

Assets being 
valued

Assets name Sulay warehouses
Interest to 
be valued 

Assumed freehold interest

Location https://goo.gl/maps/MTQPeZqLzTKepH4U9

Valuation 
standards 

International 
Valuation 
Standards 2022

Unless otherwise noted, the Valuation assignment is undertaken in 
accordance with the TAQEEM Regulations (Saudi Authority for 
Accredited Valuers) and in conformity with the International 
Valuation Standards (2022 Edition).

Valuation

Purpose of 
valuation 

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

valuation 
date

31/12/2023

Inspection date 07/11/2023

Approved 
valuation 
approach 
and method

Income Approach - 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
a Standard of 
Value considered 
to represent the 
estimated amount 
for which an asset 
or liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm's 
length transaction 
,after proper 
marketing , and 
where the parties 
had each acted 
knowledgeably , 
prudently , and 
without 
compulsion 

International Valuation 
Standards 2022 defines 
Current Use/Existing Use 
premise of value as “Current 
use/existing use is the current 
way an asset, liability, or 
group of assets and/or 
liabilities is used. The current 
use may be, but is not 
necessarily, also the highest 
and best use.”

Executive Summary2.1

https://goo.gl/maps/MTQPeZqLzTKepH4U9
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Report 

Reference 
Number

23116001104 Report type Detailed report

Report date 20/03/2024 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

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

Status of 
Valuers

We shall be acting with “Subjectivity” as an External Valuer for the 
purposes of this instruction. “Subjectivity” is defined  in the International 
Valuation Standards (IVS) as: “The process of valuation requires the 
valuer to make impartial judgements as to the reliability of inputs and 
assumptions. For a valuation to be credible, it is important that those 
judgements are made in a way that promotes transparency and 
minimizes the influence of any subjective factors on the process. 
Judgement used in a valuation must be applied objectively to avoid 
biased analyses, opinions and conclusions”.

Executive Summary2.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

- We were provided by the client with title deed, building 

permit, and lease contracts referred to in the appendix. It was 

assumed that these data are correct, and the validity of these 

contracts has not been verified legally.

- We were provided by the client with the total rental area of 

warehouses.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o Title deed
o building permit

o Statement of the property areas

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• International Valuation Standards define it as 
“the presumed facts that are consistent with, or 
could be consistent with, those at the valuation 
date.”

• Assumptions related to facts that are consistent 
with, or could be consistent with, those existing 
at the date of valuation may be the result of a 
limitation on the extent of the investigations or 
enquiries undertaken by the valuer. 

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

Applications 
in this report

None (except as indicated in the terms and 
conditions )

Executive Summary2.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s instructions

• International Valuation Standards define it as 
“assumed facts that differ from those existing 
at the date of valuation.”

• Where assumed facts differ from those 
existing at the date of valuation, it is referred 
to as a “special assumption”. Special 
assumptions are often used to illustrate the 
effect of possible changes on the value of 
an asset.

• They are designated as “special” so as to 
highlight to a valuation user that the 
valuation conclusion is contingent upon a 
change in the current circumstances or that 
it reflects a view that would not be taken by 
participants generally on the valuation date

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

Applications in this 
report

• It has been assumed that the property is free 
from any obstacles, regulatory or property 
restrictions that limit the possibility of 
disposing of the property or using it, and the 
opinion of value is based on this assumption.

Executive Summary2.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Opinion of 
Value

262,231,000

Written 
Only two hundred and sixty-two million two hundred and thirty-

one thousand SAR

Currency Saudi Riyal 

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

Membership Number 11000054

Valuation Sector Real Estate

Professional Company Registration Number 323/18/784

Professional Company Registration Date 02/ 03/ 1439H

Company Stamp

Valuers Inspector Information 
Commercial 

Valuation 
Manager

Signed for and on 

behalf of Esnad 

Real Estate 

Valuation 
Company 

Name Ayyad Mabrouk 

Al-Mutairi

Ahmed Hamdy 

El-sehamy
Omar Babahr

Eng. 

Almuhannad 

Alhussami

Signature 

TAQEEM 

membership 

1210001726 1220003393 1220001954 1210000934

Associate Associate Fellow Fellow 

Real Estate Sector 

Executive Summary2.1



Valuation Report of 9 properties For Jadwa REIT Saudi fund 49

3. Based on the International Valuation Standards (“IVS”) (Standard 102), the figure below 

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

Information was collected from the client, including 
receiving title deed, building permit, security guards  
and maintenance contract and property income 

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

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

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 2.2
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Property Location Analysis 2.3

Description of the property at the city level

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

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

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

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

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

22.3 km Namar Valley22.1 km National Guard Airport

3.6 km Southern Ring Road20.2 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The area where the subject property located is bounded by 

King Abdullah Road, followed by Al Sulay and Al Noor 

district followed by Southern Ring Road to the north ,and on 

the south side is bounded  by parts of Al Mashael district 

and warehouses area, East side the property area is 

bounded by Prince Mohammed bin Abdulrahman bin 

Abdulaziz Road and second ring road, while to the west is 

Eastern Ring Road followed by Al Munakh district.

Description of the 
surrounding area

Al Mashael district is located in south of Riyadh, and is 

characterized by its geographical location overlooking 

several main roads and commercial streets such as 

Southern Ring Road and Eastern Ring Road.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is Haroun Al Rashid Road which 

overlooks the subject property.
Accessibility

Property Location Analysis 2.3

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name

Jadwa Investment 

Company 

(Jadwa REIT Saudi fund)

Owner’s name
Majalat Al tatwir for Real 

Estates Company

Title deed 

number
498532001191 Title deed date 15/05/1442 H

building permit 

number
6534/1426

building permit 

date
04/06/1436 H

Property description and ownership 2.4

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al Mashael Street Haroun Al Rashid Road 

No. of Plot
The north-western part from 

Block no.14
No. of Plan 1391

Property Type warehouses Notes
The property is mortgaged 

to Banque Saudi Fransi 

24.616032° 46.838272°

https://goo.gl/maps/zJgRtJWNgJzAPrpJA

52

The subject property is a warehouses located in Al Mashael District - Riyadh

Property specifications

Land area according to 

the Title Deed 
218,925 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Location 

https://goo.gl/maps/zJgRtJWNgJzAPrpJA
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Property boundaries & lengths2.5

Property specifications 

140,000 m² (for warehouses) + 3,400 m² (for offices)

According to building permit 
BUA

Structure 

Warehouses : ground floor

Offices : ground floor + first floor

Showroom : ground floor

Height (floors)

Warehouses are 19 years old and there is a part of them 

15 years old - Offices are 13 years old
Age

42 warehouse + Two-storey office building + ShowroomNum. of buildings

SplitConditioning type

GoodFinishing

Camera surveillance systems / Fire extinguishing systemFacilities 

Mixed industrialUse 

Zoning -Maximum footprint

-Maximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ - - ✓

Phone Civil defense police station Health center Girls school 

✓ - ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ - ✓ ✓ -

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

160CommercialSafa Street525North

330Internal
Abdullah bin Dahlan 

Street
525South

430InternalAl Duhd Street 417East

260CommercialHaroun Al Rashid Road 417West

Source of information 2.6
• The data was drawn up based on the documents received by the client dated 31/10/2023.

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

inspected on the date 07/11/2023.

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website
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Structure description2.7

Structure specifications 

Building 
specifications

External 
property 

specifications

Structure type

✓ Reinforced concrete □  Wood

□ Steel □ Stone and clay

Plumbing
✓ Interior plumbing works          □ Exterior plumbing 

works

Water tank
✓ Interior □ Exterior

fence

□ profil ✓ Paint 

□ Stone □ steel

facades

✓  Paint □ Glass panels 

□ Stone

windows

□ Aluminum windows 

✓ Glass windows 

exterior doors

□ Wooden doors □ Aluminum doors

✓ Iron doors □ Electronic door

□ Decorative steel door

Internal 
property 

specifications

Corridors and stairs

□ marble

✓ Ceramic, porcelain or 
mosaic 

interior doors

✓ wood □ aluminium

□ steel

Interior ceilings

□ concrete roof □ Suspended ceiling

✓ Gypsum ceiling ✓ Metal roof

interior walls

✓ paint □ softening

□ wallpaper ✓ Bricks

interior flooring

✓ Ceramic □ Wood parquet

□ Mosaico □ Carpet

□ marble □ Porcelain

lightings system
✓ Manual control □ Automatic Control

furnishing
✓ furnished □ Unfurnished

Other virtual notes

-
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External property photos 2.8
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External property photos 2.8
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Internal property photos 2.8



Valuation Report of 9 properties For Jadwa REIT Saudi fund 58

Internal property photos 2.8
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Analysis summary 

• The property is distinguished by its proximity to some of main 

roads ,the most important of which are Southern Ring Road and 

Eastern Ring Road.

Advantages 

• No disadvantages are observedDisadvantages 

• There are several development projects in Riyadh, including: 
Green Riyadh Project and Sidra project.

Opportunities  

• Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

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

commercial real estate properties in the Kingdom of Saudi 
Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

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

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 
oversight.

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

Overall Risks

 

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

• Functional depreciation of the subject property.
Property Risks

Analysis summary 2.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

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

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

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

appropriate for consideration under the basis of value, 

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

publicly traded, and/or

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

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

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

income approach, the value of an asset is determined by 

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

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

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

affecting value from a participant perspective, and/or

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

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

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2022 and is defined as 

“replacement cost is the cost that is relevant to determining the 

price that a participant would pay as it is based on replicating the 

utility of the asset, not the exact physical properties of the asset”.

Cost Approach

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

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

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

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 2.10

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 2.11

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

according to the following data:

• Total leasable area : 150,908.48 m²

• Total revenue / year : 20,176,888 SAR

• The occupancy rate of the property is approaching 100%

The client provided us with the value of the property’s operating expenses contracts and 

their details are as follows:

• The value of the firefighting and fire systems maintenance contract: 60,000 SAR / Year

• Value of security guards contract: 93,600 SAR / Year

• Maintenance contract value: 180,000 SAR / Year

• Cleaning contract value: 96,000 SAR / Year

• Spare parts value: 96,600 SAR / Year

• The value of sewage removal expenses: 61,200 SAR / Year

• The value of electricity bills: 24,000 SAR / Year

• Total operating expenses: 611,400 SAR / Year

• Vacant costs were calculated from the total income and operation and maintenance 

according to the details attached by the client

ValueIncome 

20,176,888
Total revenue after deduction of 

vacancies

(611,400)Operation and maintenance expenses

19,565,488Net operating income

2.11.1 Contractual lease data
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Valuation Analysis 2.11

2.11.2.1  Property Income - (Assumed Market Income) - Warehouses

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

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

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

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

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

Satellite photo showing subject property and comparables

Comparables List

Property ID Transaction Type Transaction Year Value/m²

Property 1 Offer 2023 161 SAR 

Property 2 Offer 2023 173 SAR 

Property 3 Offer 2023 182 SAR 

2.11.2 Market rent

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

• Warehouses

• Offices

• Showrooms

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

constituent units of the subject property as follows :

1

2

3

Subject Property
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Valuation Analysis 2.11

2.11.2.1  Property Income - (Assumed Market Income) - Warehouses

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

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

property.

2.11.2 Market rent

Total leasable area for Warehouses (m²) 127,186

Adjusted rental value (SAR/m²) 170

Total warehouses income(SAR) 21,621,620

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type - Asking for price % 5.0- Asking for price % 5.0- Asking for price % 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Easy Easy 0.00% Easy 0.00% Easy 0.00%

Location Good Good 0.00% Good 0.00% Good 0.00%

Property Age 19 Years 7 Years -12.00% 5 Years -14.00% 10 Years -9.00%

Number of interfaces 4 1 7.50% 1 7.50% 1 7.50%

Proximity and remoteness from 

the main roads
Close Close 0.00% Close 0.00% Close 0.00%

Street width 60 20 7.50% 30 5.00% 25 5.00%

Finishing Good Good % 0.0 Good % 0.0 Good % 0.0

Value / m² - 05   SAR/m² 3.00% -02   SAR/m² -1.50% 06   SAR/m² 3.50%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
-

25 % 40 % 35 %

170  SAR

158   SAR/m² 162   SAR/m² 179   SAR/m²

8.05- 8.65- 9.1-

153   SAR/m² 164   SAR/m² 173   SAR/m²

1/11/2023 1/11/2023 1/11/2023

161   SAR/m² 173   SAR/m² 182   SAR/m²

Comparison Criteria Subject Property
Comparable 1 Comparable 2 Comparable 3
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Valuation Analysis 2.11

2.11.2.2  Property Income -(Assumed Market Income)- Showrooms

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

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

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

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

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

Satellite photo showing subject property and comparables

2.11.2 Market rent

Comparables List

Property ID Transaction Type Transaction Year Value/m²

Property 1 Offer 2023 252 SAR 

Property 2 Offer 2023 261 SAR 

Property 3 Offer 2023 440 SAR 

1

2

3

Subject Property
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Valuation Analysis 2.11

2.11.2 Market rent

Total leasable area for Showrooms (m²) 822

Adjusted rental value (SAR/m²) 310

Total Showrooms income(SAR) 254,820

2.11.2.2  Property Income -(Assumed Market Income)- Showrooms

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

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type - Asking for price % 2.5- Asking for price % 5.0- Asking for price % 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Easy Easy 0.00% Easy 0.00% Easy 0.00%

Location Good Good 0.00% Good 0.00% Good 0.00%

Proximity and remoteness 

from the main roads
Close Close 0.00% Close 0.00% Close 0.00%

Street width 60 40 2.50% 40 2.50% 30 5.00%

Finishing Very Good Good 5.00% Good 5.00% Good 5.00%

Value / m² - 18   SAR/m² 7.50% 19   SAR/m² 7.50% 42   SAR/m² 10.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
- 310  SAR

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

252   SAR/m² 261   SAR/m² 440   SAR/m²

246   SAR/m² 248   SAR/m² 418   SAR/m²

45 % 30 % 25 %

3/6/2023 7/11/2023 3/6/2023

6.3- 13.05- 22-

264   SAR/m² 267   SAR/m² 460   SAR/m²
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Valuation Analysis 2.11

2.11.2.3  Property Income -(Assumed Market Income)- Offices

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

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

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

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

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

Satellite photo showing subject property and comparables

2.11.2 Market rent

Comparables List

Property ID Transaction Type Transaction Year Value/m²

Property 1 Offer 2023 380 SAR 

Property 2 Offer 2023 286 SAR 

Property 3 Offer 2023 316 SAR 

1

2

3

Subject Property
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Valuation Analysis 2.11

2.11.2 Market rent

Total leasable area for Offices (m²) 2,400

Adjusted rental value (SAR/m²) 270

Total Offices income(SAR) 648,000

2.11.2.4  Preliminary results of market rent : 

Total Warehouses income(SAR) 21,621,620

Total Showrooms income(SAR) 254,820

Total Offices income(SAR) 648,000

Total property income 22,524,440

Vacancy 5 %

Total income after deduction of vacancies 21,398,218

Opex 5 %

Net Income 20,328,307.1

2.11.2.3  Property Income -(Assumed Market Income)- Offices

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

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type - Asking for price % 5.0- Asking for price % 5.0- Asking for price % 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Easy Very Easy -2.50% Very Easy -2.50% Very Easy -2.50%

Location Good Very Good -5.00% Good 0.00% Good 0.00%

Property Age 13 Years 10 Years -3.00% 5 Years -8.00% 8 Years -5.00%

Proximity and remoteness 

from the main roads
Close Close 0.00% Very close -5.00% Very close -5.00%

Street width 60 60 0.00% 40 2.50% 60 0.00%

Finishing  Good Very Good -5.00% Good 0.00% Good 0.00%

Value / m² - -56   SAR/m² -15.50% -35   SAR/m² -13.00% -38   SAR/m² -12.50%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
- 270  SAR

305   SAR/m² 236   SAR/m² 263   SAR/m²

40 % 30 % 30 %

19- 14.3- 15.8-

361   SAR/m² 272   SAR/m² 300   SAR/m²

8/9/2023 3/11/2023 1/11/2023

380   SAR/m² 286   SAR/m² 316   SAR/m²

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3
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Valuation Analysis 2.11

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

Income and the following was found :

2.11.3 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Rental value for 

Warehouses 

(SAR/m²)
151.32 170 18.68 SAR 12.34 %

Rental value for 

Showrooms 

(SAR/m²)
- 310 - -

Rental value for 

Offices

 (SAR/m²)
166 270 104 SAR 62 %

Net income 19,565,488 20,328,307.1 762,819.1 3.89 %

Result

The subject property consists of three main uses as follows:

1- warehouses:

Warehouses are leased to current tenants with contracts ending 

between 2026-2038. Based on our market research, current average 

lease rates are found approximately 12.34% higher than contractual 

rates. We have used contractual rates as input in this valuation in 

commencing series of cash flows in our explicit forecasting. Then, 

market rates are used in the following years until the end of explicit 

forecasting. 

We have considered proper discount rate and cap rate to reflect 

lower risks of extending contracts over a relatively longer period of time 

as compared to market norms in which annual contracts prevail. 

According to the client statement, OpEx is 611,400 SAR / year of the 

explicit cash flow forecast period, which represents the total operating 

expenses.  

2- Showroom: 

Since showrooms have not yet been leased out at the date of 

valuation, we have relied upon market rates as input in this valuation. 

The following summarizes these findings:

Total revenue: 254,820 SAR

Vacancy: (12,741)

OpEx: (12,103.95)

Net operating income: 229,975.05 SAR 

3- Offices: 

Based on our market research, office space is leased with standing 

contracts at rates found approximately 62% lower than average 

market rates. We have used contractual rates as input in this valuation 

in commencing series of cash flows in our explicit forecasting. Then, 

market rates are used in the following years until the end of explicit 

forecasting. 

We have considered proper discount rate and cap rate to reflect 

expected risks.
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Valuation Analysis 2.11

2.11.4.1 Assumptions

2.11.4 Income Approach- Discounted Cash Flow Method

 

Discounted Cash Flow Method is categorized under Income Approach 

in the International Valuation Standards 2022 and is defined as “Under 

the DCF method the forecasted cash flow is discounted back to the valuation 

date, resulting in a present value of the asset”.

• the property income by the client was used as input in our valuation and after the 

expiration of the contracts, the market income will be relied on.

• Total income revenues were calculated for the total units of the property, and a 

vacancy rate of 5% was assumed for the property in anticipation of the exit or entry 

of any tenant throughout the flow period.

• We have allocated percentage of operation and maintenance estimated at 5%.

• Total income value is expected to increase by 5% every 3 years.

2.11.4.2 Capitalization rate analysis

• Cap Rate set at 7.5 % based on the averages of Cap Rates of funds and similar 

properties after excluding outliers.

Project Assumptions

Project period 10 years

Cap rate 7.5%

Discount rate -10.00%

Income increase % 5.00%

No. of years for each increase 

in income
5 years

 Name of the

property/fund
 Property   City  Sector property value Net income

 Rate of

Return
Year

Al Rajhi REIT Lolo Central Warehouses Riyadh Industrial  57,254,000.00 SAR  4,250,000.00 SAR 7.42% 2023

AL Ma'azar REIT Al Ha'er Warehouses Riyadh Industrial  18,018,000.00 SAR  1,531,564.00 SAR 8.50% 2023

Deraya REIT Al Sharq Warehouses Riyadh Industrial  136,794,000.00 SAR  11,200,000.00 SAR 8.19% 2023

Cap rate analysis
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Valuation Analysis 2.11

Valuation Result :

Income approach value (SAR) 262,230,991.14 SAR

• Annex 2.15 :details the cash flows of the subject property, where a 10% discount 

rate has been approved to calculate the value of the property, accordingly the 

value of the property is estimated in the manner of cash flows by:

2.11.4 Income Approach- Discounted Cash Flow Method

SourceValueRates

Saudi Exchange3.32%Risk-free rate

General Authority for Statistics2.76%Inflat ion rate

knoema Patform Data 1.22%Market Risk 

Valuer’s estimate of the market 2.70%Property Risk 

10.00%Discount rate 

Discount rate by observed or inferred rates/yields
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Opinion of Value2.12

Opinion of value

Value 262,231,000

Written Only two hundred and sixty-two million two hundred and thirty-

one thousand SAR

Currency Saudi Riyal

• Review is valid (30 days) from the date the first draft was issued.

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

Validity of review and clarification2.13
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2.14 Documents (Title deed)
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2.14 Documents (Building permit)
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2.14 Documents (Built-up Area)
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Cash flow Analysis2.15

Cash flow analysis Total 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year

Income to warehouses and offices 223,394,539 20,176,888.06 20,954,353 20,954,353 21,764,152 22,553,815 22,564,693 23,392,205 23,392,205 23,392,205 24,249,672

Showrooms income 2,450,126 0 254,820 254,820 267,561 267,561 267,561 280,939 280,939 280,939 294,986

Total income 225,844,665.20 20,176,888.06 21,209,172.50 21,209,172.50 22,031,712.50 22,821,375.50 22,832,253.50 23,673,144.30 23,673,144.30 23,673,144.30 24,544,657.74

Vacancies- 7.5% (10,283,388.86) 0.00 (1,060,458.63) (1,060,458.63) (1,101,585.63) (1,141,068.78) (1,141,612.68) (1,183,657.22) (1,183,657.22) (1,183,657.22) (1,227,232.89)

Operation & Maintenance - 7.5% (10,380,619.41) (611,400.00) (1,007,435.69) (1,007,435.69) (1,046,506.34) (1,084,015.34) (1,084,532.04) (1,124,474.35) (1,124,474.35) (1,124,474.35) (1,165,871.24)

Net income 205,180,656.93 19,565,488.06 19,141,278.18 19,141,278.18 19,883,620.53 20,596,291.39 20,606,108.78 21,365,012.73 21,365,012.73 21,365,012.73 22,151,553.61

Terminal value - 0 0 0 0 0 0 0 0 0 295,354,048

Net cash flow 205,180,656.93 19,565,488.06 19,141,278.18 19,141,278.18 19,883,620.53 20,596,291.39 20,606,108.78 21,365,012.73 21,365,012.73 21,365,012.73 317,505,601.72

Discount rate - 1.00 0.91 0.83 0.75 0.68 0.62 0.56 0.51 0.47 0.42

Net operating income 262,230,991 19,565,488 17,401,162 15,819,238 14,938,858 14,067,544 12,794,772 12,059,993 10,963,630 9,966,936 134,653,370

KPI's Total

Current value 262,230,991.14
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Jadwa Investment 
Company (Jadwa 
REIT Saudi fund)

Other users Unitholders of Jadwa REIT 
Saudi fund

Contact person
Property 
management 
team

Contact 
information

saudi-rf@jadwa.com

Assets being 
valued

Assets name 
Al Maarefa 
University

Interest to 
be valued 

Assumed freehold interest

Location https://goo.gl/maps/WQ2uZJK54qNT1rqG6

Valuation 
standards 

International 
Valuation 
Standards 2022

Unless otherwise noted, the Valuation assignment is undertaken in 
accordance with the TAQEEM Regulations (Saudi Authority for 
Accredited Valuers) and in conformity with the International 
Valuation Standards (2022 Edition).

Valuation

Purpose of 
valuation 

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

valuation 
date

31/12/2023

Inspection date 04/12/2023

Approved 
valuation 
approach 
and method

Income Approach - Direct 
Capitalization method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
a Standard of 
Value considered 
to represent the 
estimated amount 
for which an asset 
or liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm's 
length transaction 
,after proper 
marketing , and 
where the parties 
had each acted 
knowledgeably , 
prudently , and 
without 
compulsion 

International Valuation 
Standards 2022 defines 
Current Use/Existing Use 
premise of value as “Current 
use/existing use is the current 
way an asset, liability, or 
group of assets and/or 
liabilities is used. The current 
use may be, but is not 
necessarily, also the highest 
and best use.”

Executive Summary3.1

https://goo.gl/maps/WQ2uZJK54qNT1rqG6
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Report 

Reference 
Number

23116001101 Report type Detailed report

Report date 20/03/2024 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

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

Status of 
Valuers

We shall be acting with “Subjectivity” as an External Valuer for the 
purposes of this instruction. “Subjectivity” is defined  in the International 
Valuation Standards (IVS) as: “The process of valuation requires the 
valuer to make impartial judgements as to the reliability of inputs and 
assumptions. For a valuation to be credible, it is important that those 
judgements are made in a way that promotes transparency and 
minimizes the influence of any subjective factors on the process. 
Judgement used in a valuation must be applied objectively to avoid 
biased analyses, opinions and conclusions”.

Executive Summary3.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

We were provided by the client with title deed, building 

permit, and lease contracts referred to in the appendix. It was 

assumed that these data are correct, and the validity of these 

contracts has not been verified legally.

Limits on 
analysis

Limits on 
inspection 

The subject property was inspected from the outside only at 

request of the client, opinion of value was concluded based 

on special assumptions of the property mentioned in the 

"assumptions“ section.

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o Title deed
o building permit

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• International Valuation Standards define it as 
“the presumed facts that are consistent with, or 
could be consistent with, those at the valuation 
date.”

• Assumptions related to facts that are consistent 
with, or could be consistent with, those existing 
at the date of valuation may be the result of a 
limitation on the extent of the investigations or 
enquiries undertaken by the valuer. 

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

Applications 
in this report

The opinion of value is built on the assumption that 
the operational age of the subject property 
provided to us by the client is true.

Executive Summary3.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s instructions

• International Valuation Standards define it as 
“assumed facts that differ from those existing 
at the date of valuation.”

• Where assumed facts differ from those 
existing at the date of valuation, it is referred 
to as a “special assumption”. Special 
assumptions are often used to illustrate the 
effect of possible changes on the value of 
an asset.

• They are designated as “special” so as to 
highlight to a valuation user that the 
valuation conclusion is contingent upon a 
change in the current circumstances or that 
it reflects a view that would not be taken by 
participants generally on the valuation date

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

Applications in this 
report

• It has been assumed that the property is free 
from any obstacles, regulatory or property 
restrictions that limit the possibility of 
disposing of the property or using it, and the 
opinion of value is based on this assumption.

Executive Summary3.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Opinion of 
Value

212,645,000

Written 
Only two hundred twelve million six hundred forty-five 

thousand SAR

Currency Saudi Riyal 

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

Membership Number 11000054

Valuation Sector Real Estate

Professional Company Registration Number 323/18/784

Professional Company Registration Date 02/ 03/ 1439H

Company Stamp

Valuers Inspector Information 
Commercial 

Valuation 
Manager

Signed for and on 

behalf of Esnad 

Real Estate 

Valuation 
Company 

Name Ayyad Mabrouk 

Al-Mutairi

Ahmed Hamdy 

El-sehamy
Omar Babahr

Eng. 

Almuhannad 

Alhussami

Signature 

TAQEEM 

membership 

1210001726 1220003393 1220001954 1210000934

Associate Associate Fellow Fellow 

Real Estate Sector 

Executive Summary3.1
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3. Based on the International Valuation Standards (“IVS”) (Standard 102), the figure below 

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

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

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

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

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 3.2
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Property Location Analysis 3.3

Description of the property at the city level

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

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

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

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

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

13.9 km 
King Abdullah Financial 

Center
33.3 km 

King Khalid

International Airport

5.7 km Diriyah historical Area10.7 km New Boulevard

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Property Location Analysis 3.3

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads

Description of the property at the neighborhood level

The area where the subject property located is bounded by 

by parts of Al Khalidiyah district, followed by Al Rehab 

district to the north ,and on the south side is bounded  by 

King Abdulaziz Road followed by Al Faisaliah and 

New Al Turaif  district, East side the property area is bounded 

by King Khalid road followed by Hattin district, while to the 

west is by King Street followed by parts of

 Al Khalidiyah district and Prince Sultan bin Abdulaziz Road.

Description of the 
surrounding area

Al Asima district is located in the west of Riyadh, and is 

characterized by its geographical location overlooking 

several main roads and commercial streets such as King 

Khalid Road.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is King Khalid Road which overlooks the 

subject property.
Accessibility
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Ownership information (based on title deed)

Client’s name

Jadwa Investment 

Company 

(Jadwa REIT Saudi fund)

Owner’s name
Jadwa Al Mashaer Real 

Estate Company

Title deed 

number
911607003410 Title deed date 09/03/1441 H

building permit 

number
194/1436

building permit 

date
23/07/1436 H

Property description and ownership 3.4

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Al Diriyah

District Al Asima Street King Khalid Road

No. of Plot
32 – 33 – 34 – 35 – 36 – 37 – 

38 – 39 – 40 
No. of Plan 4

Property Type Al Maarefa University Notes
The property is mortgaged 

to Banque Saudi Fransi 

24.757878°   46.579426°

https://goo.gl/maps/AxY3uyS1VRfZDqan9

86

The subject property is Al Maarefa University located in Al Asima District - Al Diriyah

Property specifications

Land area according to 

the Title Deed 
18,117.22 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Location 

https://goo.gl/maps/AxY3uyS1VRfZDqan9
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Property boundaries & lengths3.5

Property specifications 

38,328.69 m²BUA

Structure 

2 basement floor + ground floor + first floor Height (floors)

13 years (according to aerial photographs).

15 years according to the operational age (provided to 

us by the client).

Age

-Num. of buildings

-Conditioning type

-Finishing

-Facilities 

Residential (villas)Residential / officeUse 

Zoning 

60%50%Maximum footprint

1.21FAR

ground floor + first floor + 

50% roof
ground floor + first floor Maximum height 

-Notes Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ - ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ -

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

220InternalArar Street97.44North

420Internalunnamed street101.1South

1100CommercialKing Khalid Road179.7East

320InternalAl swalem Street180West

Source of information 3.6

• The data was drawn up based on the documents received by the client dated 31/10/2023.

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

inspected on the date 04 / 12 / 2023.

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website
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Structure description3.7

Structure specifications 

Building 
specifications

External 
property 

specifications

Structure type

✓ Reinforced concrete □  Wood

□ Steel □ Stone and clay

Plumbing
✓ Interior plumbing works          □ Exterior plumbing 

works

Water tank □ Interior ✓ Exterior

fence

□ profil □ Paint 

□ Stone ✓ steel

facades

□  Paint □ Glass panels 

✓ Stone

windows

□ Aluminum windows 

✓ Glass windows 

exterior doors

□ Wooden doors □ Aluminum doors

✓ Iron doors □ Electronic door

□ Decorative steel door

Internal 
property 

specifications

Corridors and stairs

✓marble

✓ Ceramic, porcelain or 
mosaic 

interior doors

✓ wood □ aluminium

□ steel

Interior ceilings

□ concrete roof ✓ Suspended ceiling

□ Gypsum ceiling □ Metal roof

interior walls

✓ paint □ softening

□ wallpaper ✓ Bricks

interior flooring

✓ Ceramic □ Wood parquet

□ Mosaico □ Carpet

□ marble □ Porcelain

lightings system
✓ Manual control □ Automatic Control

furnishing
✓ furnished □ Unfurnished

Other virtual notes

-
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External property photos 3.8
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External property photos 3.8
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External property photos 3.8
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External property photos 3.8
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External property photos 3.8
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Analysis summary 

• The property is distinguished by its proximity to some of main 

roads ,the most important of which is King Khalid Road, which 

facilitates access to the subject property.

Advantages 

• No disadvantages are observedDisadvantages 

• There are several development projects in Riyadh, including: 
Green Riyadh Project and Sidra project.

Opportunities  

• Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

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

commercial real estate properties in the Kingdom of Saudi 
Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

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

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 
oversight.

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

Overall Risks

 

• The limited specialized use of this type of real estate assets 

because the property is an educational facility, and therefore 

the limited target group wishing to rent, as it requires specific 

tenants who possess interest and desire to use it for educational 
purposes.

Property Risks

Analysis summary 3.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

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

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

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

appropriate for consideration under the basis of value, 

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

publicly traded, and/or

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

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

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

income approach, the value of an asset is determined by 

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

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

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

affecting value from a participant perspective, and/or

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

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

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2022 and is defined as 

“replacement cost is the cost that is relevant to determining the 

price that a participant would pay as it is based on replicating the 

utility of the asset, not the exact physical properties of the asset”.

Cost Approach

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

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

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

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 3.10

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 3.11

We were provided with the lease contract for the subject property by the client 

according to the following data:

• Tenant: Al Maarefa University Company.

• Contract start date: 30/09/2021

• Contract expiry date : 29/09/2037

• Legal character of the contract: the contract is not an executive document; there 
are additional terms or conditions.

• Contract duration: 16 years

• Number of years remaining in the contract is 14 years

• The annual rent for the third and sixth  year is 16,974,400 SAR

• The annual rental value for the contract years, excluding the third and sixth years, is 

16,480,000 SAR

• An insignificant variance exists in the overall annual rental values, as mentioned 

above. Thus, The subject property will be valuated based on the prevailing and 

consistently recurring annual rental value in the contract, amounting to 16,480,000 

SAR.

• Vacancy, operation and maintenance costs have not been calculated due to the 

nature of the subject property in which the tenant bears these costs.

3.11.1 Contractual lease data

ValueIncome 

16,480,000Total revenue / year

0Vacancies 0%

0Maintenance and operation 0% 

16,480,000Net operating income
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Valuation Analysis 3.11

3.11.2.1  Property Income - (Assumed Market Income)

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

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

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

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

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

Satellite photo showing subject property and comparables

3.11.2 Market rent

Comparables List

Property ID Transaction Type Transaction Year Total Value Area Value/Year

Property 1 Offer 2023 20,453,891 SAR 47,281 m² 432 SAR 

Property 2 Offer 2022 2,796,625 SAR 5,516 m² 507 SAR 

Property 3 Offer 2023 4,230,637 SAR 8,179 m² 517 SAR 

1

2

3

Subject Property
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Valuation Analysis 3.11

3.11.2.1  Property Income - (Assumed Market Income)

3.11.2 Market rent

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

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type - Asking for price % 5.0- Asking for price % 5.0- Asking for price % 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Easy Easy 0.00% Easy 0.00% Easy 0.00%

Location Very good Exellent -5.00% Exellent -5.00% Exellent -5.00%

Finishing Very good Good 2.50% Exellent -5.00% Exellent -5.00%

Availability of parking Available Available 0.00% Not Available 2.50% Available 0.00%

Value / m² - -10   SAR/m² -2.50% -36   SAR/m² -7.50% -49   SAR/m² -10.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
-

400   SAR/m² 446   SAR/m² 442   SAR/m²

21.6- 25.35- 25.85-

8/11/2023 8/11/2023 8/11/2023

430  SAR

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

432   SAR/m² 507   SAR/m² 517   SAR/m²

410   SAR/m² 482   SAR/m² 491   SAR/m²

40 % 30 % 30 %
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Valuation Analysis 3.11

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

Income and the following was found :

3.11.3 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Rental value 

(SAR/m²)
429.97 430 0.03 SAR 0.00 %

vacancy - - - - %

Operation and 

maintenance
- - - - %

Result

Market research reveals that the subject property generates income at 

market rate with no significant variance. Comparables’ income 

included in the previous research is similar to the subject property in 

term of its exclusiveness of all Opex and vacancy costs. Therefore, we 

have used the property income by the client as input in our valuation.
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Valuation Analysis 3.11

3.11.4.1 Capitalization rate analysis

3.11.4 Income Approach - Direct Capitalization Method

According to the International Valuation Standards 2022, when an asset is operating 

at a stabilized level of growth and profits at the valuation date, it may not be 

necessary to consider an explicit forecast period and a terminal value may form the 
only basis for value.

Direct Capitalization Method

Actual Gross Income 16,480,000

Vacancy (0%) 0

Gross Income 16,480,000

Operation and Maintenance (0%) 0

Net Operating Income (NOI) 16,480,000

Cap Rate 7.75 %

Property Value (SAR) 212,645,161.29

• Cap Rate set at 7.75 % based on the averages of Cap Rates of funds and similar 

properties after excluding outliers.

 Name of the

property/fund
 Property   City  Sector property value Net income

 Rate of

Return
Year

Ta'alem REIT Islamic educational schools Riyadh Educational  343,671,583.00 SAR  28,181,069.00 SAR 8.20% 2023

Ta'alem REIT Al Rowad International schools Riyadh Educational  249,438,000.00 SAR  20,453,891.00 SAR 8.20% 2023

Ta'alem REIT AL Ghad Private school Riyadh Educational  95,786,000.00 SAR  7,375,525.00 SAR 7.70% 2023

Al Rajhi REIT Al Fares International school Riyadh Educational  148,121,000.00 SAR  10,000,000.00 SAR 6.75% 2023

SEDCO Capital Manahj Schools Riyadh Educational  56,265,000.00 SAR  4,060,000.00 SAR 7.22% 2023

Cap rate analysis
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Opinion of Value3.12

Opinion of value

Value 212,645,000

Written Only two hundred twelve million six hundred forty-five 

thousand SAR

Currency Saudi Riyal

• Review is valid (30 days) from the date the first draft was issued.

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

Validity of review and clarification3.13



Valuation Report of 9 properties For Jadwa REIT Saudi fund 103

3.14 Documents (Title deed)
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3.14 Documents (Building permit)
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Part 4

Boulevard Riyadh

4.1 Executive Summary

4.2 Reporting Methodology 

4.3 Property Location Analysis 

4.4 Property description and ownership 

4.5 Property boundaries & lengths

4.6 source of information

4.7 Structure description

4.8 Property photos 

4.9 Analysis summary 

4.10 Valuation Approaches 

4.11 Valuation Analysis

4.12 Opinion of Value

4.13 Validity of review and clarification

4.14 Documents

4.15 Cash flow analysis
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Jadwa Investment 
Company (Jadwa 
REIT Saudi fund)

Other users Unitholders of Jadwa REIT 
Saudi fund

Contact person
Property 
management 
team

Contact 
information

saudi-rf@jadwa.com

Assets being 
valued

Assets name Boulevard Riyadh
Interest to 
be valued 

freehold interest

Location https://goo.gl/maps/hUpcrT8Li96MsmQP6

Valuation 
standards 

International 
Valuation 
Standards 2022

Unless otherwise noted, the Valuation assignment is undertaken in 
accordance with the TAQEEM Regulations (Saudi Authority for 
Accredited Valuers) and in conformity with the International 
Valuation Standards (2022 Edition).

Valuation

Purpose of 
valuation 

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

valuation 
date

31/12/2023

Inspection date 12/11/2023

Approved 
valuation 
approach 
and method

Income Approach - 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
a Standard of 
Value considered 
to represent the 
estimated amount 
for which an asset 
or liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm's 
length transaction 
,after proper 
marketing , and 
where the parties 
had each acted 
knowledgeably , 
prudently , and 
without 
compulsion 

International Valuation 
Standards 2022 defines 
Current Use/Existing Use 
premise of value as “Current 
use/existing use is the current 
way an asset, liability, or 
group of assets and/or 
liabilities is used. The current 
use may be, but is not 
necessarily, also the highest 
and best use.”

Executive Summary4.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Report 

Reference 
Number

23116001106 Report type Detailed report

Report date 20/03/2024 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

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

Status of 
Valuers

We shall be acting with “Subjectivity” as an External Valuer for the 
purposes of this instruction. “Subjectivity” is defined  in the International 
Valuation Standards (IVS) as: “The process of valuation requires the 
valuer to make impartial judgements as to the reliability of inputs and 
assumptions. For a valuation to be credible, it is important that those 
judgements are made in a way that promotes transparency and 
minimizes the influence of any subjective factors on the process. 
Judgement used in a valuation must be applied objectively to avoid 
biased analyses, opinions and conclusions”.

Executive Summary4.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

We were provided by the client with title deed, building 

permit, and lease contracts referred to in the appendix. It was 

assumed that these data are correct, and the validity of these 

contracts has not been verified legally.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o Title deed
o building permit

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• International Valuation Standards define it as 
“the presumed facts that are consistent with, or 
could be consistent with, those at the valuation 
date.”

• Assumptions related to facts that are consistent 
with, or could be consistent with, those existing 
at the date of valuation may be the result of a 
limitation on the extent of the investigations or 
enquiries undertaken by the valuer. 

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

Applications 
in this report

None (except as indicated in the terms and 
conditions )

Executive Summary4.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s instructions

• International Valuation Standards define it as 
“assumed facts that differ from those existing 
at the date of valuation.”

• Where assumed facts differ from those 
existing at the date of valuation, it is referred 
to as a “special assumption”. Special 
assumptions are often used to illustrate the 
effect of possible changes on the value of 
an asset.

• They are designated as “special” so as to 
highlight to a valuation user that the 
valuation conclusion is contingent upon a 
change in the current circumstances or that 
it reflects a view that would not be taken by 
participants generally on the valuation date

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

Applications in this 
report

None (except as indicated in the terms and 
conditions )

Executive Summary4.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Opinion of 
Value

341,446,000

Written 
Only three hundred and forty-one million four hundred and forty-

six thousand SAR

Currency Saudi Riyal 

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

Membership Number 11000054

Valuation Sector Real Estate

Professional Company Registration Number 323/18/784

Professional Company Registration Date 02/ 03/ 1439H

Company Stamp

Valuers Inspector Information 
Commercial 

Valuation 
Manager

Signed for and on 

behalf of Esnad 

Real Estate 

Valuation 
Company 

Name Ayyad Mabrouk 

Al-Mutairi

Ahmed Hamdy 

El-sehamy
Omar Babahr

Eng. 

Almuhannad 

Alhussami

Signature 

TAQEEM 

membership 

1210001726 1220003393 1220001954 1210000934

Associate Associate Fellow Fellow 

Real Estate Sector 

Executive Summary4.1
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3. Based on the International Valuation Standards (“IVS”) (Standard 102), the figure below 

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

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

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

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

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 4.2
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Property Location Analysis 4.3

Description of the property at the city level

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

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

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

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

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

7 km 
King Abdullah Financial 

Center
31 km 

King Khalid

International Airport

4.2 km Diriyah historical Area17 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The area where the subject property located is bounded by 

Al Imam Saud bin Faisal Road followed by Al Shafah district 

to the north ,and on the south side is bounded by Northern 

Ring Road, East side the property area is bounded by Prince 

Turki bin Abdulaziz Road followed by  Al Aqiq district, while 

to the west is King Khalid Road followed by Al Faisaliah 

district.

Description of the 
surrounding area

Hittin district is located in north of Riyadh, and is 

characterized by its geographical location overlooking 

several main roads and commercial streets such as 

Northern Ring Road and King Khalid Road.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is Prince Turki bin Abdulaziz Road which 

overlooks the subject property.
Accessibility

Property Location Analysis 4.3

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name

Jadwa Investment 

Company 

(Jadwa REIT Saudi fund)

Owner’s name
Majalat Al Numo for Real 

Estates Company

Title deed 

number
893523002908 Title deed date 22/03/1443 H

building permit 

number
20333/1434

building permit 

date
11/11/1434 H

Property description and ownership 4.4

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Hittin Street
Prince Turki bin Abdulaziz 

Road

No. of Plot 28/1/1 + 29/1 + 28/1/2 No. of Plan 2929

Property Type commercial center Notes -

24.750604° N    46.613060° E

https://goo.gl/maps/i3t2pyGjfbyeQhf66

114

The subject property is a commercial center located in Hittin District - Riyadh

Property specifications

Land area according to 

the Title Deed 
18,854.35 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Location 

https://goo.gl/maps/i3t2pyGjfbyeQhf66
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Property boundaries & lengths4.5

Property specifications 

24,153.00 m² (According to building permit )BUA

Structure 

11,819.00 m² (According to building permit )Basement Area

basement floor + ground floor + mezzanine + first floor + 

roof
Height (floors)

7 yearsAge

1Num. of buildings

CentralConditioning type

ExcellentFinishing

Car parking / GYM / Fire extinguishing system / swimming 

pool / Elevators
Facilities 

Commercial – Residential - OfficeUse 

Zoning 
60 %Maximum footprint

1.2FAR

ground floor + first floor + 50% roofMaximum height 

The subject property is a commercial center consisting of 

showrooms, offices and a hotel building
Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ -

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

415InternalAbdul Wahid Al Azaji Street90North

320InternalAbdul Malik Al Marni Street98.5South

160CommercialPrince Turki bin Abdulaziz Road229East

220InternalMohammed bin muhaiza Street190West

Source of information 4.6
• The data was drawn up based on the documents received by the client dated 31/10/2023.

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

inspected on the date 12/11/2023.

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website
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Structure description4.7

Structure specifications 

Building 
specifications

External 
property 

specifications

Structure type

✓ Reinforced concrete □  Wood

□ Steel □ Stone and clay

Plumbing
✓ Interior plumbing works          □ Exterior plumbing 

works

Water tank
✓ Interior ✓ Exterior

fence

□ profil □ Paint 

□ Stone ✓ steel

facades

✓  Paint ✓ Glass panels 

□ Stone

windows

□ Aluminum windows 

✓ Glass windows 

exterior doors

□ Wooden doors □ Aluminum doors

□ Glass doors ✓ Electronic door

□ Decorative steel door

Internal 
property 

specifications

Corridors and stairs

□ marble

✓ Ceramic, porcelain or 
mosaic 

interior doors

✓ wood □ aluminium

□ steel

Interior ceilings

□ concrete roof ✓ Suspended ceiling

□ Gypsum ceiling □ Metal roof

interior walls

✓ paint □ softening

□ wallpaper □ Bricks

interior flooring

✓ Ceramic □ Wood parquet

□ Mosaico □ Carpet

□ marble □ Porcelain

lightings system
✓ Manual control □ Automatic Control

furnishing
✓ furnished □ Unfurnished

Other virtual notes

-
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External property photos 4.8
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External property photos 4.8
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External property photos 4.8
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External property photos 4.8
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Analysis summary 

• The property is distinguished by its proximity to some of main 

roads ,the most important of which is Prince Turki bin Abdulaziz 

Road, which facilitates access to the subject property.

• The subject property is located in Hittin district, one of the 

important districts located in the east of Riyadh. The district also 

includes various types of government services and service 

facilities.

Advantages 

• No disadvantages are observedDisadvantages 

• There are several development projects in Riyadh, including: 
Green Riyadh Project and Sidra project.

Opportunities  

• Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

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

commercial real estate properties in the Kingdom of Saudi 
Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

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

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 
oversight.

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

Overall Risks

 

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

Property Risks

Analysis summary 4.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

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

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

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

appropriate for consideration under the basis of value, 

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

publicly traded, and/or

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

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

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

income approach, the value of an asset is determined by 

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

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

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

affecting value from a participant perspective, and/or

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

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

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2022 and is defined as 

“replacement cost is the cost that is relevant to determining the 

price that a participant would pay as it is based on replicating the 

utility of the asset, not the exact physical properties of the asset”.

Cost Approach

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

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 4.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 4.10

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 4.11

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

according to the following data :

• Total income : 33,109,413 SAR

• The total income of the subject property after deducting the vacancy rate: 

29,864,413 SAR

• Occupancy ratio : 94%

• Operating expenses : 4,726,026 SAR

ValueIncome 

29,864,413
Total revenue after deduction of 

vacancies

(4,726,026)Maintenance and operation expenses 

25,138,387Net operating income

4.11.1 Contractual lease data
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Valuation Analysis 4.11

4.11.2.1  Property Income - (Assumed Market Income) - Showrooms

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

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

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

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

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

Satellite photo showing subject property and comparables

Comparables List

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

Property 1 Offer 2023 1,310,000 SAR 637 m² 2,057 SAR 

Property 2 Offer 2023 250,000 SAR 125 m² 2,000 SAR 

Property 3 Offer 2023 330,000 SAR 197 m² 1,675 SAR 

4.11.2 Market rent

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

• Showrooms

• Stores

• offices

• Hotel 

• stalls

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

constituent units of the subject property as follows :

1

2

3

Subject Property
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Valuation Analysis 4.11

4.11.2.1  Property Income - (Assumed Market Income) - Showrooms

4.11.2 Market rent

Total leasable area for Showrooms (m²) 12,920.96

Adjusted rental value (SAR/m²) 1,800

Total Showrooms income (SAR) 23,257,728

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

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type - Asking for price % 5.0- Asking for price % 5.0- Asking for price % 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Very easy 0.00% Very easy 0.00% Very easy 0.00%

Location Exellent Exellent 0.00% Exellent 0.00% Good 2.50%

Finishing Exellent Exellent 0.00% Exellent 0.00% Good 2.50%

Property Age 7 Years 3 Years -2.00% 11 Years 2.00% 1 Year -3.00%

Street width 60 60 0.00% 50 0.00% 60 0.00%

Proximity and remoteness 

from the main roads
Close Close 0.00% Close 0.00% Close 0.00%

Value / m² - -39   SAR/m² -2.00% 38   SAR/m² 2.00% 32   SAR/m² 2.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
- 1,800  SAR

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

2,057   SAR/m² 2,000   SAR/m² 1,675   SAR/m²

1,954   SAR/m² 1,900   SAR/m² 1,591   SAR/m²

40 % 25 % 35 %

6/11/2023 19/10/2023 9/10/2023

102.85- 100- 83.75-

1,915   SAR/m² 1,938   SAR/m² 1,623   SAR/m²
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Valuation Analysis 4.11

Satellite photo showing subject property and comparables

4.11.2 Market rent

Comparables List

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

Property 1 Offer 2023 327,600 SAR 234 m² 1,400 SAR 

Property 2 Offer 2023 1,400,800 SAR 824 m² 1,700 SAR 

Property 3 Offer 2023 150,000 SAR 100 m² 1,500 SAR 

4.11.2.2  Property Income -(Assumed Market Income)- offices

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

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

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

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

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

1

2 3

Subject Property
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Valuation Analysis 4.11

4.11.2 Market rent

Total leasable area for offices (m²) 4,187.02

Adjusted rental value (SAR/m²) 1,300

Total offices income (SAR) 5,443,126

4.11.2.2  Property Income -(Assumed Market Income)- offices

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

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type -
 Asking for

price
% 5.0- Asking for price % 5.0- Asking for price % 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Very easy 0.00% Very easy 0.00% Very easy 0.00%

Location Exellent Exellent 0.00% Exellent 0.00% Exellent 0.00%

Finishing Very Good Exellent -5.00% Exellent -5.00% Very Good 0.00%

Property Age 7 Years 3 Years -2.00% 7 Years 0.00% 5 Years -1.00%

Street width 60 60 0.00% 80 -5.00% 50 0.00%

Proximity and remoteness 

from the main roads
Close Close 0.00% Close 0.00% Close 0.00%

Value / m² - -93   SAR/m² -7.00% -162   SAR/m² -10.00% -14   SAR/m² -1.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
- 1,300  SAR

1,237   SAR/m² 1,454   SAR/m² 1,411   SAR/m²

60 % 20 % 20 %

70- 85- 75-

1,330   SAR/m² 1,615   SAR/m² 1,425   SAR/m²

6/11/2023 2/11/2023 9/10/2023

1,400   SAR/m² 1,700   SAR/m² 1,500   SAR/m²

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3
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Valuation Analysis 4.11

4.11.2.3  Property Income - Hotel

4.11.2 Market rent

Classification of units No. of rooms

Rooms 51

Total number of units 51

Revenue assumptions

Hotel seasons % No. of Days Rooms Occupancy percentage

Riyadh season 43.84% 160 Days SAR   1,500 70.00%

Weekends 15.07% 55 Days SAR   1,400 55.00%

Eid holidays 2.74% 10 Days SAR   1,500 70.00%

Days off 19.45% 71 Days SAR   1,300 45.00%

The rest of the year 18.90% 69 Days SAR   1,100 40.00%

Total 100.00% 365 Days 57.21%

Classification of units

Rooms Income

Riyadh season 8,568,000   SAR

Weekends 2,159,850   SAR

Eid holidays 535,500   SAR

Days off 2,118,285   SAR

The rest of the year 1,548,360   SAR

Total 14,929,995   SAR

Revenue Assumptions

Hotel income %

Rooms 14,929,995   SAR

Other revenue 5.00% 746,500   SAR

Total income 15,676,495   SAR

Operation & Maintenance - 35.0% -5,486,773   SAR

Administrative Expenses - 2.5% -391,912   SAR

Marketing Expenses - 2.5% -391,912   SAR

Other costs - 2.5% -391,912   SAR

Net operating income (NOI) 9,013,984   SAR

Total income 9,013,984   SAR

Investor share 30.00% 2,704,195   SAR

Owner's share 70.00% 6,309,789   SAR

The hotel rental value 6,309,789   SAR
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Valuation Analysis 4.11

4.11.2 Market rent

4.11.2.4  Preliminary results of market rent : 

Number of stalls 2

Rental value of one stall 150,000

Total stalls income (SAR) 300,000

Total leasable area for Stores (m²) 96.16

Adjusted rental value (SAR/m²) 550

Total Stores income(SAR) 52,888

Total leasable area for Showrooms (m²) 12,960.96

Adjusted rental value (SAR/m²) 1,800

Total Showrooms income(SAR) 23,257,728

Total leasable area for offices (m²) 4,187.02

Adjusted rental value (SAR/m²) 1,300

Total offices income (SAR) 5,443,126

Total income 29,053,742

Vacancy 15 %

Total income after deduction of vacancies 24,695,680.7

Hotel income(SAR) 6,309,789.14

The market rental value of the subject property 31,005,469.84
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Valuation Analysis 4.11

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

Income and the following was found :

4.11.3 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Rental value of 

the property 

(SAR)

29,864,413 31,005,469.84 1,141,056.84 3.82%

vacancy 6 % 15 % 9 % 150 %

Operation and 

maintenance 

expenses

15.83 % 15 % 0.83 % 5.53 %

Result

Market research reveals that the subject property generates income at 

market rate with no significant variance. Comparables’ income 

included in the previous research is similar to the subject property in 

term of its exclusiveness of all Opex and vacancy costs. Therefore, we 

have used the property income by the client as input in our valuation.
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Valuation Analysis 4.11

4.11.4.1 Assumptions

4.11.4 Income Approach- Discounted Cash Flow Method

 

Discounted Cash Flow Method is categorized under Income Approach 

in the International Valuation Standards 2022 and is defined as “Under 

the DCF method the forecasted cash flow is discounted back to the valuation 

date, resulting in a present value of the asset”.

4.11.4.2 Capitalization rate analysis

• Cap Rate set at 7.5 % based on the averages of Cap Rates of funds and similar 

properties after excluding outliers.

Project Assumptions

Project period 10 years

Cap rate 7.5%

Discount rate 10.00%

• the property income by the client was used as input in our valuation and after the 

expiration of the contracts, the market income will be relied on.

• Total income value is expected to increase by 5% every 3 years.

 Name of the

property/fund
 Property   City  Sector property value Net income

 Rate of

Return
Year

Al Rajhi REIT Rama Plaza Riyadh Commercial - Hospitality  62,470,000.00 SAR  3,223,859.00 SAR 5.16% 2023

SEDCO Capital Al Hamra Plaza Riyadh  Commercial  70,636,000.00 SAR  5,432,000.00 SAR 7.69% 2023

SEDCO Capital Irquah Plaza Riyadh  Commercial  77,996,000.00 SAR  6,046,174.70 SAR 7.75% 2023

Cap rate analysis
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Valuation Analysis 4.11

Valuation Result :

Income approach value (SAR) 341,445,787.23 SAR

• Annex 4.15 :details the cash flows of the subject property, where a 10% discount 

rate has been approved to calculate the value of the property, accordingly the 

value of the property is estimated in the manner of cash flows by:

4.11.4 Income Approach- Discounted Cash Flow Method

SourceValueRates

Saudi Exchange3.32%Risk-free rate

General Authority for Statistics2.76%Inflat ion rate

knoema Patform Data 1.22%Market Risk 

Valuer’s estimate of the market 2.70%Property Risk 

10.00%Discount rate 

Discount rate by observed or inferred rates/yields
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Opinion of Value4.12

Opinion of value

Value 341,446,000

Written 
Only three hundred and forty-one million four hundred 

and forty-six thousand SAR

Currency Saudi Riyal

• Review is valid (30 days) from the date the first draft was issued.

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

Validity of review and clarification4.13
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4.14 Documents (Title deed)
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4.14 Documents (Building permit)
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Cash flow analysis4.15

Cash flow analysis Total 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year

Income 316,562,778 29,864,413 29,864,413 29,864,413 31,357,634 31,357,634 31,357,634 32,850,854 32,850,854 32,850,854 34,344,075

Operating expenses (50,095,876) (4,726,026) (4,726,026) (4,726,026) (4,962,327) (4,962,327) (4,962,327) (5,198,629) (5,198,629) (5,198,629) (5,434,930)

Net income 266,466,902 25,138,387 25,138,387 25,138,387 26,395,306 26,395,306 26,395,306 27,652,226 27,652,226 27,652,226 28,909,145

Terminal value - 0 0 0 0 0 0 0 0 0 385,455,267

Net cash flow 266,466,902.20 25,138,387.00 25,138,387.00 25,138,387.00 26,395,306.35 26,395,306.35 26,395,306.35 27,652,225.70 27,652,225.70 27,652,225.70 414,364,412.38

Discount rate - 1.00 0.91 0.83 0.75 0.68 0.62 0.56 0.51 0.47 0.42

Net operating income 341,445,787 25,138,387 22,853,079 20,775,526 19,831,184 18,028,349 16,389,409 15,608,961 14,189,964 12,899,967 175,730,960

KPI's Total

Current value 341,445,787.23
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Part 5

Riyadh Labor Court
5.1 Executive Summary

5.2 Reporting Methodology 

5.3 Property Location Analysis 

5.4 Property description and ownership 

5.5 Property boundaries & lengths

5.6 source of information

5.7 Structure description

5.8 Property photos 

5.9 Analysis summary 

5.10 Valuation Approaches 

5.11 Valuation Analysis

5.12 Opinion of Value

5.13 Validity of review and clarification

5.14 Documents
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Jadwa Investment 
Company (Jadwa 
REIT Saudi fund)

Other users Unitholders of Jadwa REIT 
Saudi fund

Contact person
Property 
management 
team

Contact 
information

saudi-rf@jadwa.com

Assets being 
valued

Assets name Riyadh Labor Court
Interest to 
be valued 

Assumed freehold interest

Location https://goo.gl/maps/X3QptKnjDgJYETzy9

Valuation 
standards 

International 
Valuation 
Standards 2022

Unless otherwise noted, the Valuation assignment is undertaken in 
accordance with the TAQEEM Regulations (Saudi Authority for 
Accredited Valuers) and in conformity with the International 
Valuation Standards (2022 Edition).

Valuation

Purpose of 
valuation 

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

valuation 
date

31/12/2023

Inspection date 14/11/2023

Approved 
valuation 
approach 
and method

Income Approach - Direct 
Capitalization method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
a Standard of 
Value considered 
to represent the 
estimated amount 
for which an asset 
or liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm's 
length transaction 
,after proper 
marketing , and 
where the parties 
had each acted 
knowledgeably , 
prudently , and 
without 
compulsion 

International Valuation 
Standards 2022 defines 
Current Use/Existing Use 
premise of value as “Current 
use/existing use is the current 
way an asset, liability, or 
group of assets and/or 
liabilities is used. The current 
use may be, but is not 
necessarily, also the highest 
and best use.”

Executive Summary5.1

https://goo.gl/maps/X3QptKnjDgJYETzy9
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Report 

Reference 
Number

23116001103 Report type Detailed report

Report date 20/03/2024 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

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

Status of 
Valuers

We shall be acting with “Subjectivity” as an External Valuer for the 
purposes of this instruction. “Subjectivity” is defined  in the International 
Valuation Standards (IVS) as: “The process of valuation requires the 
valuer to make impartial judgements as to the reliability of inputs and 
assumptions. For a valuation to be credible, it is important that those 
judgements are made in a way that promotes transparency and 
minimizes the influence of any subjective factors on the process. 
Judgement used in a valuation must be applied objectively to avoid 
biased analyses, opinions and conclusions”.

Executive Summary5.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

We were provided by the client with title deed, building 

permit, and lease contracts referred to in the appendix. It was 

assumed that these data are correct, and the validity of these 

contracts has not been verified legally.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o Title deed
o building permit

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

• Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• International Valuation Standards define it as 
“the presumed facts that are consistent with, or 
could be consistent with, those at the valuation 
date.”

• Assumptions related to facts that are consistent 
with, or could be consistent with, those existing 
at the date of valuation may be the result of a 
limitation on the extent of the investigations or 
enquiries undertaken by the valuer. 

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

Applications 
in this report

None (except as indicated in the terms and 
conditions )

Executive Summary5.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s instructions

• International Valuation Standards define it as 
“assumed facts that differ from those existing 
at the date of valuation.”

• Where assumed facts differ from those 
existing at the date of valuation, it is referred 
to as a “special assumption”. Special 
assumptions are often used to illustrate the 
effect of possible changes on the value of 
an asset.

• They are designated as “special” so as to 
highlight to a valuation user that the 
valuation conclusion is contingent upon a 
change in the current circumstances or that 
it reflects a view that would not be taken by 
participants generally on the valuation date

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

Applications in this 
report

• It has been assumed that the property is free 
from any obstacles, regulatory or property 
restrictions that limit the possibility of 
disposing of the property or using it, and the 
opinion of value is based on this assumption.

Executive Summary5.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Opinion of 
Value

81,429,000

Written Only eighty-one million four hundred twenty-nine thousand SAR

Currency Saudi Riyal 

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

Membership Number 11000054

Valuation Sector Real Estate

Professional Company Registration Number 323/18/784

Professional Company Registration Date 02/ 03/ 1439H

Company Stamp

Valuers Inspector Information 
Commercial 

Valuation 
Manager

Signed for and on 

behalf of Esnad 

Real Estate 

Valuation 
Company 

Name Ayyad Mabrouk 

Al-Mutairi

Ahmed Hamdy 

El-sehamy
Omar Babahr

Eng. 

Almuhannad 

Alhussami

Signature 

TAQEEM 

membership 

1210001726 1220003393 1220001954 1210000934

Associate Associate Fellow Fellow 

Real Estate Sector 

Executive Summary5.1
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3. Based on the International Valuation Standards (“IVS”) (Standard 102), the figure below 

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

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

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

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

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 5.2
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Property Location Analysis 5.3

Description of the property at the city level

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

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

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

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

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

6.9 km 

King Abdullah Financial 

Center25.5 km 
King Khalid

International Airport

17.6 km Diriyah historical Area6.7 km New Boulevard

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road



Valuation Report of 9 properties For Jadwa REIT Saudi fund 146

Description of the property at the neighborhood level

The area where the subject property located is bounded by 

Imam Saud bin Faisal Road followed by parts of 

Al Sahafah district to the north ,and on the south side is 

bounded by Prince Mohammed bin Salman road followed 

by Al Ghadeer district, East side the property area is 
bounded King Abdulaziz Road followed by 

Al Rabie district, while to the west is by Olaya Street 

followed by King Fahd Road.

Description of the 
surrounding area

Al Sahafah district is located in west of Riyadh, and is 

characterized by its geographical location overlooking 

Olaya Street.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is Olaya Street which overlooks the 

subject property.
Accessibility

Property Location Analysis 5.3

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name

Jadwa Investment 

Company 

(Jadwa REIT Saudi fund)

Owner’s name
Majalat Al tatwir for Real 

Estates Company

Title deed 

number
514001002376 Title deed date 27/05/1441 H

building permit 

number
11989/1435

building permit 

date
02/07/1435 H

Property description and ownership 5.4

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al Sahafah Street Olaya Street

No. of Plot
1134 + 1135 + 1143 + 1144 

from Block no. 89
No. of Plan 2413

Property Type Riyadh Labor Court Notes
The property is mortgaged 

to Banque Saudi Fransi 

24.786895° N    46.638437° E

https://goo.gl/maps/Cwhoej4MjUj2tcMP9

147

The subject property is a Riyadh Labor Court located in Al Sahafah  District - Riyadh

Property specifications

Land area according to 

the Title Deed 
3,300 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Location 

https://goo.gl/maps/Cwhoej4MjUj2tcMP9
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Property boundaries & lengths5.5

Property specifications 

14,911.60 m²BUA

Structure 

2 basement floor + ground floor  + first floor + 7 typical 

floors
Height (floors)

7 yearsAge

1Num. of buildings

CentralConditioning type

Very GoodFinishing

Fire extinguishing system / ElevatorsFacilities 

Commercial – Residential - OfficeUse 

Zoning 
35 %Maximum footprint

-FAR

ground floor  + first floor + 7 typical floorsMaximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

---Neighbor60North

---Neighbor60South

215InternalUnnamed street55East

140CommercialOlaya Street55West

Source of information 5.6
• The data was drawn up based on the documents received by the client dated 31/10/2023.

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

inspected on the date 14/11/2023.

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website
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Structure description5.7

Structure specifications 

Building 
specifications

External 
property 

specifications

Structure type

✓ Reinforced concrete □  Wood

□ Steel □ Stone and clay

Plumbing
✓ Interior plumbing works          □ Exterior plumbing 

works

Water tank
✓ Interior □ Exterior

fence

□ Glass □ Paint 

□ Stone □ steel

facades

✓  profil ✓ Glass panels 

□ Stone

windows

□ Aluminum windows 

✓ Glass windows 

exterior doors

□ Wooden doors □ Aluminum doors

✓ Iron doors □ Electronic door

□ Decorative steel door

Internal 
property 

specifications

Corridors and stairs

✓marble

□ Ceramic, porcelain or 
mosaic 

interior doors

✓ wood □ aluminium

□ steel

Interior ceilings

✓ concrete roof □ Suspended ceiling

□ Gypsum ceiling □ Metal roof

interior walls

✓ paint □ softening

□ wallpaper □ Bricks

interior flooring

✓ Ceramic □ Wood parquet

□ Mosaico □ Carpet

□ marble □ Porcelain

lightings system
✓ Manual control □ Automatic Control

furnishing
✓ furnished □ Unfurnished

Other virtual notes

-
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External property photos 5.8
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Internal property photos 5.8
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Internal property photos 5.8
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Internal property photos 5.8
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Analysis summary 

• The property is distinguished by its proximity to some of main 

roads ,the most important of which is Olaya Street, which 

facilitates access to the subject property.

Advantages 

• No disadvantages are observedDisadvantages 

• There are several development projects in Riyadh, including: 

Green Riyadh Project and Sidra project.
Opportunities  

• Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

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

commercial real estate properties in the Kingdom of Saudi 

Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real 

estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 

oversight.

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

Overall Risks

 

• The availability of multiple alternatives in the market, which 

affects supply and demand .
Property Risks

Analysis summary 5.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

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

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

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

appropriate for consideration under the basis of value, 

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

publicly traded, and/or

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

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

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

income approach, the value of an asset is determined by 

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

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

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

affecting value from a participant perspective, and/or

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

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

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2022 and is defined as 

“replacement cost is the cost that is relevant to determining the 

price that a participant would pay as it is based on replicating the 

utility of the asset, not the exact physical properties of the asset”.

Cost Approach

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

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 5.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 5.10

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 5.11

We were provided with the lease contracts for the subject property by the client 

according to the following data:

• Tenant: Ministry of Justice Branch in Riyadh.

• Contract start date: 27/05/2021

• Contract expiry date : 23/04/2024

• Legal character of the contract: the contract is not an executive document; there 

are additional terms or conditions.

• Number of years remaining in the contract is 1 year

• The annual rent is SR 5,700,000 / year

• Vacancy, operation and maintenance costs have not been calculated due to the 

nature of the subject property in which the tenant bears these costs.

ValueIncome 

5,700,000Total revenue / year

0Vacancies 0%

0Maintenance and operation 0% 

5,700,000Net operating income

5.11.1 Contractual lease data
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Valuation Analysis 5.11

5.11.2.1  Property Income - (Assumed Market Income) - Offices

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

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

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

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

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

Satellite photo showing subject property and comparables

5.11.2 Market rent

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

• Offices

• Showrooms

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

constituent units of the subject property as follows :

Comparables List

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

Property 1 Offer 2023 85,000 SAR 135 m² 629.62 SAR 

Property 2 Offer 2023 100,122 SAR 123 m² 814 SAR 

Property 3 Offer 2023 603,500 SAR 710 m² 850 SAR 

1

3

Subject Property

2
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Valuation Analysis 5.11

5.11.2.1  Property Income - (Assumed Market Income) - Offices

5.11.2 Market rent

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

largest weight awarded to comparable 3 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Value/m² -

Transaction Type - Asking for price % 5.0- Asking for price % 5.0- Asking for price % 5.0-

Transaction Date - 2/11/2023 % 0.0 8/11/2023 % 0.0 9/11/2023 % 0.0

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Very easy 0.00% Very easy 0.00% Very easy 0.00%

Location Very good Very good 0.00% Very good 0.00% Very good 0.00%

Street width 40 45 0.00% 45 0.00% 40 0.00%

Finishing Very Good Good 5.00% Excellent -5.00% Excellent -5.00%

Level of equipment Very good Very good 0.00% Very good 0.00% Very good 0.00%

Services and facilities 

around the site
Completed Completed 0.00% Completed 0.00% Completed 0.00%

Value / m² - 30   SAR/m² 5.00% -39   SAR/m² -5.00% -40   SAR/m² -5.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
-

598   SAR/m² 773   SAR/m² 808   SAR/m²

720  SAR

628   SAR/m² 735   SAR/m² 767   SAR/m²

30 % 30 % 40 %

629.62   SAR/m² 814.00   SAR/m² 850.00   SAR/m²

31.481- 40.7- 42.5-

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

Total leasable area for Offices (m²) 7,324.1

Adjusted rental value (SAR/m²) 720

Total Showrooms income (SAR) 5,273,352
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Valuation Analysis 5.11

5.11.2.2  Property Income -(Assumed Market Income)- Showrooms

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

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

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

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

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

Satellite photo showing subject property and comparables

5.11.2 Market rent

Comparables List

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

Property 1 Offer 2023 900,000 SAR 563 m² 1,598 SAR 

Property 2 Offer 2023 228,000 SAR 152 m² 1,500 SAR 

Property 3 Offer 2023 272,350 SAR 209 m² 1,303 SAR 

1

2

3

Subject Property
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Valuation Analysis 5.11

5.11.2.2  Property Income -(Assumed Market Income)- Showrooms

5.11.2 Market rent

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

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Value/m² -

Transaction Type - Asking for price % 5.0- Asking for price % 5.0- Asking for price % 5.0-

Transaction Date - 5/11/2023 % 0.0 2/11/2023 % 0.0 6/11/2023 % 0.0

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Very easy 0.00% Very easy 0.00% Very easy 0.00%

Location Excellent Excellent 0.00% Very good 5.00% Very good 5.00%

Street width 40 40 0.00% 40 0.00% 40 0.00%

Finishing Excellent Very good 5.00% Very good 5.00% Very good 5.00%

Level of equipment Very good Very good 0.00% Very good 0.00% Very good 0.00%

Services and facilities 

around the site
Completed Completed 0.00% Completed 0.00% Completed 0.00%

Value / m² - 76   SAR/m² 5.00% 143   SAR/m² 10.00% 124   SAR/m² 10.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
- 1,560  SAR

1,598.00   SAR/m² 1,500.00   SAR/m² 1,303.00   SAR/m²

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

79.9- 75- 65.15-

1,594   SAR/m² 1,568   SAR/m² 1,362   SAR/m²

1,518   SAR/m² 1,425   SAR/m² 1,238   SAR/m²

60 % 30 % 10 %

Total leasable area for Showrooms (m²) 380.20

Adjusted rental value (SAR/m²) 1,560

Total Showrooms income (SAR) 593,112
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Valuation Analysis 5.11

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

Income and the following was found :

• Average square meter rent for offices : 720 SAR / m²

• Average square meter rent  for showrooms : 1,560 SAR / m²

5.11.3 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Rental value for 

Offices

 (SAR/year)

- 5,273,352 SAR - -

Rental value for 

Showrooms 

(SAR/year)

- 593,112 SAR - -

Total income 5,700,000 SAR 5,866,464 SAR 166,464 SAR 2.92 %

vacancy 0 0 - -

Operation and 

maintenance
0 0 - -

Result

Market research reveals that the subject property generates income at 

market rate with no significant variance. Comparables’ income 

included in the previous research is similar to the subject property in 

term of its exclusiveness of all Opex and vacancy costs. Therefore, we 

have used the property income by the client as input in our valuation.



Valuation Report of 9 properties For Jadwa REIT Saudi fund 163

Valuation Analysis 5.11

5.11.4.1 Capitalization rate analysis

5.11.4 Income Approach - Direct Capitalization Method

According to the International Valuation Standards 2022, when an asset is operating 

at a stabilized level of growth and profits at the valuation date, it may not be 

necessary to consider an explicit forecast period and a terminal value may form the 
only basis for value.

Direct Capitalization Method

Actual Gross Income 5,700,000

Vacancy (0%) 0

Gross Income 5,700,000

Operation and Maintenance (3%) 0

Net Operating Income (NOI) 5,700,000

Cap Rate 7%

Property Value (SAR) 81,428,571.43

• Cap Rate set at 7 % based on the averages of Cap Rates of funds and similar 

properties after excluding outliers.

 Name of the

property/fund
 Property   City  Sector property value Net income

 Rate of

Return
Year

AL Ma'azar REIT AL Mohammadiah Tower Riyadh  Commercial - Office  104,500,000.00 SAR  8,430,225.00 SAR 8.07% 2023

AL Ahly REIT  QBIC Plaza Riyadh  Commercial  266,180,000.00 SAR  20,532,350.00 SAR 7.71% 2023

Cap rate analysis
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Opinion of Value5.12

Opinion of value

Value 81,429,000

Written Only eighty-one million four hundred twenty-nine thousand SAR

Currency Saudi Riyal

• Review is valid (30 days) from the date the first draft was issued.

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

Validity of review and clarification5.13



Valuation Report of 9 properties For Jadwa REIT Saudi fund 165

5.14 Documents (Title deed)
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5.14 Documents (Building permit)
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Jadwa Investment 
Company (Jadwa 
REIT Saudi fund)

Other users Unitholders of Jadwa REIT 
Saudi fund

Contact person
Property 
management 
team

Contact 
information

saudi-rf@jadwa.com

Assets being 
valued

Assets name 
Aber Al Yasmeen 
Hotel

Interest to 
be valued 

Assumed freehold interest

Location https://goo.gl/maps/kxV9Ptrjq5dyZYWWA

Valuation 
standards 

International 
Valuation 
Standards 2022

Unless otherwise noted, the Valuation assignment is undertaken in 
accordance with the TAQEEM Regulations (Saudi Authority for 
Accredited Valuers) and in conformity with the International 
Valuation Standards (2022 Edition).

Valuation

Purpose of 
valuation 

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

valuation 
date

31/12/2023

Inspection date 14/11/2023

Approved 
valuation 
approach 
and method

Income Approach - Direct 
Capitalization method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
a Standard of 
Value considered 
to represent the 
estimated amount 
for which an asset 
or liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm's 
length transaction 
,after proper 
marketing , and 
where the parties 
had each acted 
knowledgeably , 
prudently , and 
without 
compulsion 

International Valuation 
Standards 2022 defines 
Current Use/Existing Use 
premise of value as “Current 
use/existing use is the current 
way an asset, liability, or 
group of assets and/or 
liabilities is used. The current 
use may be, but is not 
necessarily, also the highest 
and best use.”

Executive Summary6.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Report 

Reference 
Number

231160011 Report type Detailed report

Report date 20/03/2024 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

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

Status of 
Valuers

We shall be acting with “Subjectivity” as an External Valuer for the 
purposes of this instruction. “Subjectivity” is defined  in the International 
Valuation Standards (IVS) as: “The process of valuation requires the 
valuer to make impartial judgements as to the reliability of inputs and 
assumptions. For a valuation to be credible, it is important that those 
judgements are made in a way that promotes transparency and 
minimizes the influence of any subjective factors on the process. 
Judgement used in a valuation must be applied objectively to avoid 
biased analyses, opinions and conclusions”.

Executive Summary6.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

We were provided by the client with title deed, building 

permit, and lease contracts referred to in the appendix. It was 

assumed that these data are correct, and the validity of these 

contracts has not been verified legally.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o Title deed
o building permit

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• International Valuation Standards define it as 
“the presumed facts that are consistent with, or 
could be consistent with, those at the valuation 
date.”

• Assumptions related to facts that are consistent 
with, or could be consistent with, those existing 
at the date of valuation may be the result of a 
limitation on the extent of the investigations or 
enquiries undertaken by the valuer. 

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

Applications 
in this report

None (except as indicated in the terms and 
conditions )

Executive Summary6.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s instructions

• International Valuation Standards define it as 
“assumed facts that differ from those existing 
at the date of valuation.”

• Where assumed facts differ from those 
existing at the date of valuation, it is referred 
to as a “special assumption”. Special 
assumptions are often used to illustrate the 
effect of possible changes on the value of 
an asset.

• They are designated as “special” so as to 
highlight to a valuation user that the 
valuation conclusion is contingent upon a 
change in the current circumstances or that 
it reflects a view that would not be taken by 
participants generally on the valuation date

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

Applications in this 
report

• It has been assumed that the property is free 
from any obstacles, regulatory or property 
restrictions that limit the possibility of 
disposing of the property or using it, and the 
opinion of value is based on this assumption.

Executive Summary6.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Opinion of 
Value

46,702,000

Written Only forty-six million seven hundred two thousand SAR

Currency Saudi Riyal 

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

Membership Number 11000054

Valuation Sector Real Estate

Professional Company Registration Number 323/18/784

Professional Company Registration Date 02/ 03/ 1439H

Company Stamp

Valuers Inspector Information 
Commercial 

Valuation 
Manager

Signed for and on 

behalf of Esnad 

Real Estate 

Valuation 
Company 

Name Ayyad Mabrouk 

Al-Mutairi

Ahmed Hamdy 

El-sehamy
Omar Babahr

Eng. 

Almuhannad 

Alhussami

Signature 

TAQEEM 

membership 

1210001726 1220003393 1220001954 1210000934

Associate Associate Fellow Fellow 

Real Estate Sector 

Executive Summary6.1
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3. Based on the International Valuation Standards (“IVS”) (Standard 102), the figure below 

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

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

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

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

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 6.2
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Property Location Analysis 6.3

Description of the property at the city level

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

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

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

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

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

24.3 km National Museum20.8 km 
King Khalid

International Airport

20.3 km Diriyah historical Area8.2 km 
King Abdullah Financial 

Center

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The area where the subject property located is bounded by 

Anas Bin Malik Road, followed by parts of Al Yasmeen 

district then King Salman bin Abdul Aziz Road to the north 

,and on the south side is bounded  by Al Thumama road, 

followed by Al Rabie district, East side the property area is 

bounded by Abu Bakr Siddiq road followed by

Al Nargis district, while to the west is King Abdulaziz Road 

followed by Al Sahafah  district.

Description of the 
surrounding area

Al Yasmeen district is located in north of Riyadh, and is 

characterized by its geographical location overlooking 

several main roads and commercial streets such as King 

Salman bin Abdul Aziz Road and King Fahd Road.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is Anas Bin Malik Road which overlooks 

the subject property.
Accessibility

Property Location Analysis 6.3

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name

Jadwa Investment 

Company 

(Jadwa REIT Saudi fund)

Owner’s name
Majalat Al tatwir for Real 

Estates Company

Title deed 

number
498532000456 Title deed date 05/01/1442 H

building permit 

number
10925/1435

building permit 

date
17/06/1435 H

Property description and ownership 6.4

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al Yasmeen Street Anas Bin Malik Road

No. of Plot 1154 + 1155 +1156 +1157 No. of Plan 1637

Property Type Hotel commercial building Notes
The property is mortgaged 

to Banque Saudi Fransi 

24.820463°   46.648617°

https://goo.gl/maps/AoBS7AtXQoa8x2ye7

176

The subject property is a Hotel commercial building located in Al Yasmeen District - Riyadh

Property specifications

Land area according to 

the Title Deed 
3,640 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Location 

https://goo.gl/maps/AoBS7AtXQoa8x2ye7
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Property boundaries & lengths6.5

Property specifications 

8,596.49 m²BUA

Structure 

3 typical floors + roofHeight (floors)

7 yearsAge

1Num. of buildings

-Conditioning type

ExcellentFinishing

-Facilities 

Residential
Commercial – Residential - 

Office
Use 

Zoning 60%60%Maximum footprint

--FAR

2.52.5Maximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ -

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

160CommercialAnas Bin Malik Road52North

314InternalUnnamed street52South

---Neighbor70East

220InternalUnnamed street70West

Source of information 6.6

• The data was drawn up based on the documents received by the client dated 31/10/2023.

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

inspected on the date 14 /11/2023.

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website
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Structure description6.7

Structure specifications 

Building 
specifications

External 
property 

specifications

Structure type

✓ Reinforced concrete □  Wood

□ Steel □ Stone and clay

Plumbing
✓ Interior plumbing works          □ Exterior plumbing 

works

Water tank
✓ Interior □ Exterior

fence

✓ profil □ Paint 

□ Stone ✓ steel

facades

□  Paint ✓ Glass panels 

✓ profil

windows

□ Aluminum windows 

✓ Glass windows 

exterior doors

□ Wooden doors □ Aluminum doors

□ Glass doors ✓ Electronic door

□ Decorative steel door

Internal 
property 

specifications

Corridors and stairs

□ marble

□ Ceramic, porcelain or 
mosaic 

interior doors

□ wood □ aluminium

□ steel

Interior ceilings

□ concrete roof □ Suspended ceiling

□ Gypsum ceiling □ Metal roof

interior walls

□ paint □ softening

□ wallpaper □ Bricks

interior flooring

□ Ceramic □ Wood parquet

□ Mosaico □ Carpet

□ marble □ Porcelain

lightings system □ Manual control □ Automatic Control

furnishing □ furnished □ Unfurnished

Other virtual notes

-
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External property photos 6.8
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Internal property photos 6.8
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Internal property photos 6.8
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Internal property photos 6.8
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Analysis summary 

• Availability of all services in the subject property area.

• The property is close to several major roads such as King Fahd 

Road and King Salman bin Abdul Aziz Road .

Advantages 

• No disadvantages are observedDisadvantages 

• There are several development projects in Riyadh, including: 
Green Riyadh Project and Sidra project.

Opportunities  

• Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

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

commercial real estate properties in the Kingdom of Saudi 
Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

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

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 
oversight.

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

Overall Risks

 

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

Property Risks

Analysis summary 6.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

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

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

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

appropriate for consideration under the basis of value, 

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

publicly traded, and/or

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

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

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

income approach, the value of an asset is determined by 

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

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

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

affecting value from a participant perspective, and/or

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

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

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2022 and is defined as 

“replacement cost is the cost that is relevant to determining the 

price that a participant would pay as it is based on replicating the 

utility of the asset, not the exact physical properties of the asset”.

Cost Approach

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

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 6.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 6.10

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 6.11

We were provided with the lease contract for the subject property by the client 

according to the following data:

• Tenant: Boudl trading company.

• Contract start date: 01/01/2017

• Contract expiry date : 31/12/2034

• Contract period is 18 years

• Number of years remaining in the contract is 11 years

• Vacancy, operation and maintenance costs have not been calculated due to the 

nature of the subject property in which the tenant bears these costs.

6.11.1 Contractual lease data (Hotel)

ValueIncome 

849,150Total Showrooms revenue

2,420,000Total Hotel revenue

0Vacancies 0%

0Maintenance and operation 0% 

3,269,150Net operating income

We were provided with the lease contract for the subject property by the client 

according to the following data:

• Tenant: Makhazen Al Enaya Trading Corporation.

• Contract start date: 01/01/2021

• Contract expiry date : 31/12/2030

• Contract period is 10 years

• Number of years remaining in the contract is 7 years

• Vacancy, operation and maintenance costs have not been calculated due to the 

nature of the subject property in which the tenant bears these costs.

6.11.2 Contractual lease data (Showrooms)
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Valuation Analysis 6.11

6.11.3.1  Property Income - (Assumed Market Income) - Showrooms

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

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

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

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

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

Satellite photo showing subject property and comparables

6.11.3 Market rent

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

• Showrooms

• Hotel

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

constituent units of the subject property as follows :

Comparables List

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

Property 1 Offer 2023 199,979 SAR 358 m² 559 SAR 

Property 2 Offer 2023 1,100,004 SAR 1,200 m² 917 SAR 

Property 3 Offer 2023 160,034 SAR 161 m² 994 SAR 

1

Subject Property

2

3
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Valuation Analysis 6.11

6.11.3.1  Property Income - (Assumed Market Income) - Showrooms

6.11.3 Market rent

Total leasable area for Showrooms (m²) 1,998

Adjusted rental value (SAR/m²) 510

Total Showrooms income (SAR) 1,018,980

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

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

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type - Asking for price % 10.0- Asking for price % 10.0- Asking for price % 10.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Easy Easy 0.00% Easy 0.00% Easy 0.00%

Location Very good Very good 0.00% Very good 0.00% Very good 0.00%

Finishing Very good Excellent -10.00% Excellent -10.00% Very good 0.00%

Area 1998 358 -9.00% 1200 -1.00% 161 -23.00%

Street width 60 60 0.00% 60 0.00% 60 0.00%

Proximity and remoteness 

from the main roads
Close Close 0.00% Close 0.00% Close 0.00%

Value / m² - -96   SAR/m² -19.00% -91   SAR/m² -11.00% -206   SAR/m² -23.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
-

408   SAR/m² 735   SAR/m² 689   SAR/m²

55.9- 91.7- 99.4-

6/11/2023 8/11/2023 4/11/2023

510  SAR

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

559   SAR/m² 917   SAR/m² 994   SAR/m²

503   SAR/m² 825   SAR/m² 895   SAR/m²

65 % 15 % 20 %
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Valuation Analysis 6.11

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

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

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

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

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

Satellite photo showing subject property and comparables

Comparables List

Hotel name Transaction Year Value/night

Amar Hotel 2023 495 SAR 

Taleen Al Sahafa Hotel 2023 250 SAR 

El Narges Hotel 2023 350 SAR 

6.11.3.2  Property Income - (Assumed Market Income) - Hotel rooms

6.11.3 Market rent

1

Subject Property
2

3
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Valuation Analysis 6.11

6.11.3.2  Property Income - (Assumed Market Income) - Hotel rooms

6.11.3 Market rent

Rental value of the unit (SAR / night) 320

Weighted average was taken to estimate the value of the rental value / night with the 

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

property.

Description Adjustment % Description Adjustment % Description Adjustment %

-

-

-
 Asking for

price
% 10.0- Asking for price % 10.0- Asking for price % 10.0-

- Similar % 0.0 Similar % 0.0 Similar % 0.0

Easy Easy 0.00% Easy 0.00% Easy 0.00%

Very good Very good 0.00% Very good 0.00% Very good 0.00%

Excellent Very good 2.50% Excellent 0.00% Excellent 0.00%

Parking Availability Available Available 0.00% Available 0.00% Available 0.00%

Fire extinguishing 

system
Available Available 0.00% Available 0.00% Available 0.00%

Gym Available Not available 2.50% Not available 2.50% Not available 2.50%

Swimming pool Available Not available 2.50% Not available 2.50% Not available 2.50%

Security Available Available 0.00% Available 0.00% Available 0.00%

Room services Available Available 0.00% Available 0.00% Available 0.00%

Facilities for disabled Available Available 0.00% Available 0.00% Available 0.00%

Close Close 0.00% Close 0.00% Close 0.00%

3 Stars 3 Stars 0.00% 2 Stars 2.50% 3 Stars 0.00%

Very good Good 2.50% Good 2.50% Good 2.50%

- 45   SAR/m² 10.00% 23   SAR/m² 10.00% 24   SAR/m² 7.50%

-

-

-

Adjusted Value / m²

Weighting

Subject Property Adjusted Value 

(SAR/m²)

Number of stars

Value / m²

Hotel rating

Value/m²

Transaction Type

Market conditions

Finishing

Available 

services

Proximity to attractions

Location

Adjusted Value / m²

Value per square meter

Accessibility

Comparison Criteria

Transaction Date

320  SAR

490   SAR/m² 248   SAR/m² 339   SAR/m²

20 % 55 % 25 %

49.5- 25- 35-

446   SAR/m² 225   SAR/m² 315   SAR/m²

9/11/2023 9/11/2023 9/11/2023

495   SAR/night 250   SAR/night 350   SAR/night

Subject 

Property

Comparable 1 Comparable 2 Comparable 3
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Valuation Analysis 6.11

6.11.3.2  Property Income - Hotel

6.11.3 Market rent

Classification of units No. of rooms

Rooms 45

Total number of units 45

Revenue assumptions

Hotel seasons % No. of Days Rooms Occupancy percentage

Riyadh season 43.84% 160 Days SAR   420 80.00%

Weekends 15.07% 55 Days SAR   380 70.00%

Eid holidays 2.74% 10 Days SAR   400 90.00%

Days off 19.45% 71 Days SAR   340 60.00%

The rest of the year 18.90% 69 Days SAR   320 50.00%

Total 100.00% 365 Days 69.21%

Classification of units

Rooms Income

Riyadh season 2,419,200   SAR

Weekends 658,350   SAR

Eid holidays 162,000   SAR

Days off 651,780   SAR

The rest of the year 496,800   SAR

Total income of standard rooms 4,388,130   SAR

Revenue Assumptions

Hotel income %

Rooms 4,388,130   SAR

Other revenue 5.00% 219,407   SAR

Total income 4,607,537   SAR

Operation & Maintenance - 35.0% -1,612,638   SAR

Administrative Expenses - 2.5% -115,188   SAR

Marketing Expenses - 2.5% -115,188   SAR

Other costs - 2.5% -115,188   SAR

Net operating income (NOI) 2,649,333   SAR
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Valuation Analysis 6.11

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

Income and the following was found :

6.11.4 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Rental value for 

Showrooms 

(SAR/m²)
849,150 1,018,980 169,830 SAR -20 %

Rental value for 

Hotel

 (SAR/m²)
2,420,000 2,649,333 229,333 SAR -9 %

vacancy - - - - %

Operation and 

maintenance
- - - - %

Result

Market research reveals that the subject property generates income at 

market rate with no significant variance. Comparables’ income 

included in the previous research is similar to the subject property in 

term of its exclusiveness of all Opex and vacancy costs. Therefore, we 

have used the property income by the client as input in our valuation.
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Valuation Analysis 6.11

6.11.4.1 Capitalization rate analysis

6.11.4 Income Approach - Direct Capitalization Method

According to the International Valuation Standards 2022, when an asset is operating 

at a stabilized level of growth and profits at the valuation date, it may not be 

necessary to consider an explicit forecast period and a terminal value may form the 
only basis for value.

Direct Capitalization Method

Total Showrooms revenue 849,150

Total Hotel revenue 2,420,000

Actual Gross Income 3,269,150

Vacancy (0%) 0

Gross Income 3,269,150

Operation and Maintenance (0%) 0

Net Operating Income (NOI) 3,269,150

Cap Rate 7.00 %

Property Value (SAR) 46,702,142.86

• Cap Rate set at 7% based on the averages of Cap Rates of funds and similar 

properties after excluding outliers.

 Name of the

property/fund
 Property   City  Sector property value Net income

 Rate of

Return
Year

SEDCO REIT Burj Alhayah Hotel Suites Riyadh Hospitality  20,393,000.00 SAR  1,500,000.00 SAR 7.36% 2023

AL Inmaa' REIT Comfort Inn Riyadh Hospitality  87,450,000.00 SAR  6,229,000.00 SAR 7.12% 2023

AL Inmaa' REIT Vittori Palace Hotel Riyadh Hospitality  437,210,000.00 SAR  36,305,000.00 SAR 8.30% 2023

Cap rate analysis
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Opinion of Value6.12

Opinion of value

Value 46,702,000

Written Only forty-six million seven hundred two thousand SAR

Currency Saudi Riyal

• Review is valid (30 days) from the date the first draft was issued.

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

Validity of review and clarification6.13
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6.14 Documents (Title deed)
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6.14 Documents (Building permit)
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Jadwa Investment 
Company (Jadwa 
REIT Saudi fund)

Other users Unitholders of Jadwa REIT 
Saudi fund

Contact person
Property 
management 
team

Contact 
information

saudi-rf@jadwa.com

Assets being 
valued

Assets name Lafif complex
Interest to 
be valued 

freehold interest

Location https://maps.app.goo.gl/5yRHr4Mt38ht4TAn7

Valuation 
standards 

International 
Valuation 
Standards 2022

Unless otherwise noted, the Valuation assignment is undertaken in 
accordance with the TAQEEM Regulations (Saudi Authority for 
Accredited Valuers) and in conformity with the International 
Valuation Standards (2022 Edition).

Valuation

Purpose of 
valuation 

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

valuation 
date

31/12/2023

Inspection date 06/11/2023

Approved 
valuation 
approach 
and method

Income Approach - Direct 
Capitalization method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
a Standard of 
Value considered 
to represent the 
estimated amount 
for which an asset 
or liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm's 
length transaction 
,after proper 
marketing , and 
where the parties 
had each acted 
knowledgeably , 
prudently , and 
without 
compulsion 

International Valuation 
Standards 2022 defines 
Current Use/Existing Use 
premise of value as “Current 
use/existing use is the current 
way an asset, liability, or 
group of assets and/or 
liabilities is used. The current 
use may be, but is not 
necessarily, also the highest 
and best use.”

Executive Summary7.1

https://maps.app.goo.gl/5yRHr4Mt38ht4TAn7
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Report 

Reference 
Number

231160010 Report type Detailed report

Report date 20/03/2024 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

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

Status of 
Valuers

We shall be acting with “Subjectivity” as an External Valuer for the 
purposes of this instruction. “Subjectivity” is defined  in the International 
Valuation Standards (IVS) as: “The process of valuation requires the 
valuer to make impartial judgements as to the reliability of inputs and 
assumptions. For a valuation to be credible, it is important that those 
judgements are made in a way that promotes transparency and 
minimizes the influence of any subjective factors on the process. 
Judgement used in a valuation must be applied objectively to avoid 
biased analyses, opinions and conclusions”.

Executive Summary7.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o Title deed
o building permit

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• International Valuation Standards define it as 
“the presumed facts that are consistent with, or 
could be consistent with, those at the valuation 
date.”

• Assumptions related to facts that are consistent 
with, or could be consistent with, those existing 
at the date of valuation may be the result of a 
limitation on the extent of the investigations or 
enquiries undertaken by the valuer. 

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

Applications 
in this report

None (except as indicated in the terms and 
conditions )

Executive Summary7.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s instructions

• International Valuation Standards define it as 
“assumed facts that differ from those existing 
at the date of valuation.”

• Where assumed facts differ from those 
existing at the date of valuation, it is referred 
to as a “special assumption”. Special 
assumptions are often used to illustrate the 
effect of possible changes on the value of 
an asset.

• They are designated as “special” so as to 
highlight to a valuation user that the 
valuation conclusion is contingent upon a 
change in the current circumstances or that 
it reflects a view that would not be taken by 
participants generally on the valuation date

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

Applications in this 
report

None (except as indicated in the terms and 
conditions )

Executive Summary7.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Opinion of 
Value

152,830,000

Written 
Only one hundred and fifty-two million eight hundred and thirty 

thousand SAR

Currency Saudi Riyal 

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

Membership Number 11000054

Valuation Sector Real Estate

Professional Company Registration Number 323/18/784

Professional Company Registration Date 02/ 03/ 1439H

Company Stamp

Valuers Inspector Information 
Commercial 

Valuation 
Manager

Signed for and on 

behalf of Esnad 

Real Estate 

Valuation 
Company 

Name Ayyad Mabrouk 

Al-Mutairi

Ahmed Hamdy

El-sehamy
Omar Babahr

Eng. 

Almuhannad 

Alhussami

Signature 

TAQEEM 

membership 

1210001726 1220003393 1220001954 1210000934

Associate Associate Fellow Fellow 

Real Estate Sector 

Executive Summary7.1
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3. Based on the International Valuation Standards (“IVS”) (Standard 102), the figure below 

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

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

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income approach.

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 7.2
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Property Location Analysis 7.3

Description of the property at the city level

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

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

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

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

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

25 km National Museum33.7 km 
King Khalid

International Airport

7 km Diriyah historical Area11 km 
King Abdullah Financial 

Center

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The area where the subject property located is bounded by 

Anas Bin Malik Road to the north ,and on the south side is 

bounded by the Northern Ring Road, East side the property 

area is bounded by Prince Turki bin Abdulaziz Road 

followed by Al Aqiq district, while to the west is bounded by 

King Khaled Road followed by Al Faisaliah district.

Description of the 
surrounding area

Hittin district is located in north of Riyadh, and is 

distinguished by its geographical location, as it overlooks 

the Northern Ring Road, King Khalid Road, and Imam Saud 

bin Faisal Road.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is Imam Saud bin Faisal Road

which is located near the subject property.
Accessibility

Property Location Analysis 7.3

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name

Jadwa Investment 

Company 

(Jadwa REIT Saudi fund)

Owner’s name
Aghna Real Estate 

Company

Title deed 

number
717807005145 Title deed date 24/03/1444 H

building permit 

number
10978

building permit 

date
26/06/1444 H

Property description and ownership 7.4

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Hittin Street Unnamed street

No. of Plot
1238+1239+1240+1241

from Block no. 102
No. of Plan 3057

Property Type Office complex Notes -

24.777348°       46.574653°

https://maps.app.goo.gl/5yRHr4Mt38ht4TAn7

206

The subject property is an office building located in Hittin District - Riyadh

Property specifications

Land area according to 

the Title Deed 
6,000 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Satellite photo shows subject property location

Location 

https://maps.app.goo.gl/5yRHr4Mt38ht4TAn7
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Property boundaries & lengths7.5

Property specifications 

6,851.76 m²BUA

Structure 

11,964.76 m²Area of Basement

2 Basement + Ground Floor + First Floor+ roofHeight (floors)

NewAge

1Num. of buildings

centralConditioning type

ExcellentFinishing

Central garden + parking + fire extinguishing systemsFacilities 

AvailableElevators

Commercial – OfficeUse 

Zoning 
60%Maximum footprint

1.2FAR

Ground Floor + First Floor+ 50% Upper appendixMaximum height 

The subject property is an office complex , consisting of 

15 offices, each office consisting of two floors, and there 

is a basement of two floors.

Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

220InternalUnnamed street80North

---Neighbor80South

315InternalUnnamed street75East

120InternalUnnamed street75West

Source of information 7.6
• The data was drawn up based on the documents received by the client dated 31/10/2023.

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

inspected on the date 06/11/2023.

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website
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Structure description7.7

Structure specifications 

Building 
specifications

External 
property 

specifications

Structure type

✓ Reinforced concrete □  Wood

□ Steel □ Stone and clay

Plumbing
✓ Interior plumbing works          □ Exterior plumbing 

works

Water tank □ Interior □ Exterior

fence

✓ Politeness □ Paint 

□ Stone □ steel

facades

✓  Stone & Politeness □ Glass panels 

□ profile

windows

□ Aluminum windows 

✓ Glass windows 

exterior doors

□ Wooden doors □ Aluminum doors

□ Glass doors □ Electronic door

□ Decorative steel door

Internal 
property 

specifications

Corridors and stairs

□ marble

□ Ceramic, porcelain or 
mosaic 

interior doors

□ wood □ aluminium

□ steel

Interior ceilings

✓ concrete roof □ Suspended ceiling

□ Gypsum ceiling □ Metal roof

interior walls

✓ paint □ softening

□ wallpaper □ Bricks

interior flooring

□ Ceramic □ Wood parquet

□ Mosaico □ Carpet

□ marble □ Porcelain

lightings system □ Manual control □ Automatic Control

furnishing □ furnished □ Unfurnished

Other virtual notes
-
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External property photos 7.8
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External property photos 7.8
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Internal property photos 7.8
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Internal property photos 7.8
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Internal property photos 7.8
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Analysis summary 

• The subject property is located near Imam Saud bin Faisal 

Road.

• The subject property is located in the Hittin district, which is one 

of the new districts in the capital. It is a great place for housing, 

trade and investment. It is an attractive and suitable area for 

families because it contains schools, health care centers and 

many other services.

Advantages 

• No disadvantages are observedDisadvantages 

• The Sidra project in the city of Riyadh, which is the first 

integrated neighborhood in Roshen in the city of Riyadh, which 

will create a new urban nucleus in the real estate area.

• Green Riyadh Project: The program plants more than 120 

residential neighborhoods in the city of Riyadh and also 

includes the construction of 3,331 new gardens, planting streets 

and the vicinity of mosques and schools, planting parking lots, 

and constructing sidewalks to provide shaded walking paths 

that encourage healthy transportation patterns among the 

city’s residents, and enhance accessibility among elements. 
District.

Opportunities  

• Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

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

commercial real estate properties in the Kingdom of Saudi 
Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

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

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 
oversight.

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

Overall Risks

 

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

Property Risks

Analysis summary 7.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

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

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

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

appropriate for consideration under the basis of value, 

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

publicly traded, and/or

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

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

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

income approach, the value of an asset is determined by 

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

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

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

affecting value from a participant perspective, and/or

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

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

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2022 and is defined as 

“replacement cost is the cost that is relevant to determining the 

price that a participant would pay as it is based on replicating the 

utility of the asset, not the exact physical properties of the asset”.

Cost Approach

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

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 7.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 7.10

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 7.11

We were provided with the lease contracts for the subject property by the client 

according to the following data:

• Total revenue: 12,458,927 SAR.

• Opex: 996,714 SAR

• Net Operating Income: 11,462,213 SAR.

• Occupancy rate: 100%

ValueIncome 

12,458,927Total revenue 

0.00 %Vacancies 

996,714Maintenance and operation

11,462,213Net operating income

7.11.1 Contractual lease data
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Valuation Analysis 7.11

7.11.2.1  Property Income - (Assumed Market Income) - Offices

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

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

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

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

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

7.11.2 Market rent

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

• Offices

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

constituent units of the subject property as follows :

Satellite photo showing subject property and comparables

Comparables List

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

Property 1 Offer 2023 472,000 SAR 1,200 m² 2,311 SAR 

Property 2 Offer 2023 449,993 SAR 1,200 m² 2,500 SAR 

Property 3 Offer 2023 1,400,800 SAR 824 m² 1,700 SAR 

Property 4 Offer 2023 109,980 SAR 60 m² 1,833 SAR 

1

2

3

4

Subject Property
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Valuation Analysis 7.11

7.11.2 Market rent

Total leasable area for Offices (m²) 6,307.21

Adjusted rental value (SAR/m²) 1,860.00

Total income (SAR) 11,731,410.60

7.11.2.2 Market Approach - Comparable Transactions Method (offices)

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

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

Description
Adjustment 

%
Description

Adjustment 

%
Description

Adjustment 

%
Description

Adjustme

nt %

Value/m² -

Transaction Type Asking Price Offer 5.0%- Asking Price Offer 5.0%-
 Asking Price

Offer
5.0%- Asking Price Offer 5.0%-

Transaction Date 1/6/2023 0.0% 1/6/2023 0.0% 1/6/2023 0.0% 1/6/2023 0.0%

Market conditions Similar Similar 0.0% Similar 0.0% Similar 0.0% Similar 0.0%

Adjusted Value / m²

Value per square meter

Accessibility Easy Easy 0.0% Very Easy 5.0%- Easy 0.0% Easy 0.0%

Location Very good Excellent 10.0%- Excellent 10.0%- Excellent 10.0%- Good 10.0%

Property Age New New 0.0% New 0.0% New 0.0% 7 year 3.5%

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

Equipment level Very good Very good 0.0% Very good 0.0% Good 5.0% Very good 0.0%

Commercial services in the complex Not Available Not Available 0.0% Available 10.0%- Not Available 0.0% Not Available 0.0%

Availability of parking Available Available 0.0% Available 0.0% Not Available 10.0% Available 0.0%

Area (m²) 430 1,200.00 5.0% 1200 5.0% 824 3.0% 60.00 18.0%-

Value / m² - SAR/m²   110- 5.0%- SAR/m²   475- 20.0%- SAR/m²   129 8.0% SAR/m²   78- 4.5%-

Adjusted Value / m² -

Weighting -

Subject Property Adjusted Value 

(SAR/m²)
-

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

SAR/m²   2,195 SAR/m²   2,375 SAR/m²   1,615

SAR/m²   2,311 SAR/m²   2,500 SAR/m²   1,700

30%

SAR   1,860

Comparable 4

SAR/m²   1,833

91.65-

SAR/m²   1,741

SAR/m²   1,663SAR/m²   2,086 SAR/m²   1,900 SAR/m²   1,744

35% 15% 20%

115.55- 125- 85-

The leasable areas of the subject property were estimated at 90% of the building area on 

the ground floor and first floor and, 100% of the building area in the upper annex.
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Valuation Analysis 7.11

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

Income and the following was found :

7.11.3 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Total income 12,458,927 SAR 11,731,410.60 SAR 727,516.40 SAR 6.02 %

vacancy 0.00 % 5.00 % - 5.00 %

Operation and 

maintenance
996,714 1,114,484.01 117,770.01 11.82 %

N.O.I 11,462,213 10,030,356.06 1,431,856.94 14.28 %

Result

Market research reveals that the subject property generates income at 

market rate with no significant variance. Comparables’ income 

included in the previous research is similar to the subject property in 

term of its exclusiveness of all Opex and vacancy costs. Therefore, we 

have used the property income by the client as input in our valuation.
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Valuation Analysis 7.11

7.11.4.1 Capitalization rate analysis

7.11.4 Income Approach - Direct Capitalization Method

According to the International Valuation Standards 2022, when an asset is operating 

at a stabilized level of growth and profits at the valuation date, it may not be 

necessary to consider an explicit forecast period and a terminal value may form the 
only basis for value.

Direct Capitalization Method

Total income 12,458,927

Operation and Maintenance 996,714

Net Operating Income (NOI) 11,462,213

Cap Rate 7.50 %

Property Value (SAR) 152,829,506.67

• Cap Rate set at 7.50 % based on the averages of Cap Rates of funds and similar 

properties after excluding outliers.

 Name of the

property/fund
 Property   City  Sector property value Net income

 Rate of

Return
Year

AL Ma'azar REIT AL Mohammadiah Tower Riyadh  Commercial - Office  104,500,000.00 SAR  8,430,225.00 SAR 8.07% 2023

AL Ahly REIT  QBIC Plaza Riyadh  Commercial  266,180,000.00 SAR  20,532,350.00 SAR 7.71% 2023

Cap rate analysis
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Opinion of Value7.12

Opinion of value

Value 152,830,000

Written Only one hundred and fifty-two million eight hundred and thirty 

thousand SAR

Currency Saudi Riyal

• Review is valid (30 days) from the date the first draft was issued.

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

Validity of review and clarification7.13
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7.14 Documents (Title deed)
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7.14 Documents (Building permit)
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Jadwa Investment 
Company (Jadwa 
REIT Saudi fund)

Other users Unitholders of Jadwa REIT 
Saudi fund

Contact person
Property 
management 
team

Contact 
information

saudi-rf@jadwa.com

Assets being 
valued

Assets name 
Al Youm 
newspaper Tower

Interest to 
be valued 

Assumed freehold interest

Location https://goo.gl/maps/kQ3mxF57XNcVRssP9

Valuation 
standards 

International 
Valuation 
Standards 2022

Unless otherwise noted, the Valuation assignment is undertaken in 
accordance with the TAQEEM Regulations (Saudi Authority for 
Accredited Valuers) and in conformity with the International 
Valuation Standards (2022 Edition).

Valuation

Purpose of 
valuation 

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

valuation 
date

31/12/2023

Inspection date 02/11/2023

Approved 
valuation 
approach 
and method

Income Approach - Direct 
Capitalization method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
a Standard of 
Value considered 
to represent the 
estimated amount 
for which an asset 
or liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm's 
length transaction 
,after proper 
marketing , and 
where the parties 
had each acted 
knowledgeably , 
prudently , and 
without 
compulsion 

International Valuation 
Standards 2022 defines 
Current Use/Existing Use 
premise of value as “Current 
use/existing use is the current 
way an asset, liability, or 
group of assets and/or 
liabilities is used. The current 
use may be, but is not 
necessarily, also the highest 
and best use.”

Executive Summary8.1

https://goo.gl/maps/kQ3mxF57XNcVRssP9
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Report 

Reference 
Number

23116001105 Report type Detailed report

Report date 20/03/2024 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

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

Status of 
Valuers

We shall be acting with “Subjectivity” as an External Valuer for the 
purposes of this instruction. “Subjectivity” is defined  in the International 
Valuation Standards (IVS) as: “The process of valuation requires the 
valuer to make impartial judgements as to the reliability of inputs and 
assumptions. For a valuation to be credible, it is important that those 
judgements are made in a way that promotes transparency and 
minimizes the influence of any subjective factors on the process. 
Judgement used in a valuation must be applied objectively to avoid 
biased analyses, opinions and conclusions”.

Executive Summary8.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

We were provided by the client with title deed, building 

permit, and lease contracts referred to in the appendix. It was 

assumed that these data are correct, and the validity of these 

contracts has not been verified legally.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o Title deed
o building permit

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• International Valuation Standards define it as 
“the presumed facts that are consistent with, or 
could be consistent with, those at the valuation 
date.”

• Assumptions related to facts that are consistent 
with, or could be consistent with, those existing 
at the date of valuation may be the result of a 
limitation on the extent of the investigations or 
enquiries undertaken by the valuer. 

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

Applications 
in this report

None (except as indicated in the terms and 
conditions)

Executive Summary8.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s instructions

• International Valuation Standards define it as 
“assumed facts that differ from those existing 
at the date of valuation.”

• Where assumed facts differ from those 
existing at the date of valuation, it is referred 
to as a “special assumption”. Special 
assumptions are often used to illustrate the 
effect of possible changes on the value of 
an asset.

• They are designated as “special” so as to 
highlight to a valuation user that the 
valuation conclusion is contingent upon a 
change in the current circumstances or that 
it reflects a view that would not be taken by 
participants generally on the valuation date

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

Applications in this 
report

• It has been assumed that the property is free 
from any obstacles, regulatory or property 
restrictions that limit the possibility of 
disposing of the property or using it, and the 
opinion of value is based on this assumption.

Executive Summary8.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Opinion of 
Value

201,837,000

Written 
Only two hundred one million eight hundred thirty-seven 

thousand SAR

Currency Saudi Riyal 

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

Membership Number 11000054

Valuation Sector Real Estate

Professional Company Registration Number 323/18/784

Professional Company Registration Date 02/ 03/ 1439H

Company Stamp

Valuers Inspector Information 
Commercial 

Valuation 
Manager

Signed for and on 

behalf of Esnad 

Real Estate 

Valuation 
Company 

Name Hassan Habib Al-

Salman

Ahmed Hamdy 

El-sehamy
Omar Babahr

Eng. 

Almuhannad 

Alhussami

Signature 

TAQEEM 

membership 

1210000395 1220003393 1220001954 1210000934

Fellow Associate Fellow Fellow 

Real Estate Sector 

Executive Summary8.1
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3. Based on the International Valuation Standards (“IVS”) (Standard 102), the figure below 

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

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

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

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

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 8.2
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Property Location Analysis 8.3

Description of the property at the city level

Dammam is located in the eastern part of the Kingdom 
of Saudi Arabia, specifically on the coast of the Arabian 
Gulf. It is the main port in the eastern region.
It is considered a residential and commercial center and 
includes the administrative bodies of the region.

About Dammam

King Abdul 
Aziz Port

Property location 

King Fahd 
Causeway

King Abdul 
Aziz Port

Property Location

King Abdul Aziz Road

Gulf Cooperation 
Council Road

Surrounding attractions

Distance AttractionDistance Attraction

10 km King Abdul Aziz Port47 km King Fahd Airport

7.6 km Dammam railway station20 km King Fahd Causeway
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Description of the property at the neighborhood level

The area where the subject property located is bounded by 

parts of Al Hussam district to the north ,and on the south side 

is bounded  by King Saud road followed by Al Raka district, 

East side the property area is bounded by King Faisal Road 

followed by Al Saif district, while to the west is King Fahd 

Road.

Description of the 
surrounding area

Al Hussam district is located in south of Dammam, and is 

characterized by its geographical location overlooking King 

Fahd Road.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is King Fahd Road which overlooks the 

subject property.
Accessibility

Property Location Analysis 8.3

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name

Jadwa Investment 

Company 

(Jadwa REIT Saudi fund)

Owner’s name
Majalat Al tatwir for Real 

Estates Company

Title deed 

number
330110015410 Title deed date 10/03/1441 H

building permit 

number
10582/432

building permit 

date
19/06/1432 H

Property description and ownership 8.4

Satellite photo shows subject property location

Property Information (Based on title deed)

Province The Eastern Province City Dammam

District Al Hussam Street King Fahd Road

No. of Plot 40 No. of Plan 325 / 1

Property Type
commercial administrative 

tower 
Notes

The property is mortgaged 

to Banque Saudi Fransi 

26.378662°   50.170623°

https://goo.gl/maps/S732cDqGK45taueN9

234

The subject property is a commercial administrative tower located in Al Hussam District, Dammam.

Property specifications

Land area according to 

the Title Deed 
4,800 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Location 

https://goo.gl/maps/S732cDqGK45taueN9
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Property boundaries & lengths8.5

Property specifications 

39,242.04 m²BUA

Structure 

3 basement floor + ground floor + mezzanine

 + 17 typical floors
Height (floors)

7 yearsAge

1Num. of buildings

CentralConditioning type

Very GoodFinishing

Fire extinguishing system / ElevatorsFacilities 

Commercial - OfficeUse 

Zoning 

-Maximum footprint

-FAR

ground floor + mezzanine

 + 17 typical floors
Maximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

230CommercialParking followed by a street60North

160Commercial
Corridor followed by Dammam 

road
60South

315InternalCorridor80East

---Services Area80West

Source of information 8.6
• The data was drawn up based on the documents received by the client dated 31/10/2023.

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

inspected on the date 02 /11/2023.

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website
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Structure description8.7

Structure specifications 

Building 
specifications

External 
property 

specifications

Structure type

✓ Reinforced concrete □  Wood

□ Steel □ Stone and clay

Plumbing
✓ Interior plumbing works          □ Exterior plumbing 

works

Water tank □ Interior □ Exterior

fence

□ profil ✓ Paint 

□ Stone ✓ steel

facades

□  Paint ✓ Glass panels 

✓ Stone

windows

□ Aluminum windows 

✓ Glass windows 

exterior doors

□ Wooden doors □ Aluminum doors

□ Glass doors □ Electronic door

✓ Decorative steel door

Internal 
property 

specifications

Corridors and stairs

✓marble

□ Ceramic, porcelain or 
mosaic 

interior doors

✓ wood □ aluminium

□ steel

Interior ceilings

✓ concrete roof □ Suspended ceiling

□ Gypsum ceiling □ Metal roof

interior walls

✓ paint □ softening

□ wallpaper □ Bricks

interior flooring

✓ Ceramic □ Wood parquet

□ Mosaico □ Carpet

□ marble □ Porcelain

lightings system
✓ Manual control □ Automatic Control

furnishing
✓ furnished □ Unfurnished

Other virtual notes

-
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External property photos 8.8
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Internal property photos 8.8
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Analysis summary 

• The subject property has a direct view of King Fahd Road.Advantages 

• No disadvantages are observedDisadvantages 

• The General Authority of ports announced the start of the 

project to develop and operate two container terminals at King 

Abdul Aziz port in Dammam; with an investment value 

exceeding 7 billion riyals.

Opportunities  

• Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

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

commercial real estate properties in the Kingdom of Saudi 
Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

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

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 
oversight.

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

Overall Risks

 

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

Property Risks

Analysis summary 8.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

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

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

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

appropriate for consideration under the basis of value, 

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

publicly traded, and/or

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

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

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

income approach, the value of an asset is determined by 

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

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

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

affecting value from a participant perspective, and/or

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

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

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2022 and is defined as 

“replacement cost is the cost that is relevant to determining the 

price that a participant would pay as it is based on replicating the 

utility of the asset, not the exact physical properties of the asset”.

Cost Approach

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

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 8.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 8.10

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 8.11

We were provided with the lease contracts for the subject property by the client 

according to the following data:

• Tenant: Worley Parsons engineering consulting company.

• Contract start date: 01/08/2021

• Contract expiry date : 31/07/2027

• Legal character of the contract: the contract is not an executive document; there 

are additional terms or conditions.

• Number of years remaining in the contract is 4 years

• The annual rent is SR 16,146,993 / year

• Vacancy, operation and maintenance costs have not been calculated due to the 

nature of the subject property in which the tenant bears these costs.

ValueIncome 

16,146,993Total revenue (minimum)

0Vacancies 0%

0Maintenance and operation 0% 

16,146,993Net operating income

8.11.1 Contractual lease data
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Valuation Analysis 8.11

8.11.2.1  Property Income - (Assumed Market Income) - Offices

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

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

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

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

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

Satellite photo showing subject property and comparables

8.11.2 Market rent

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

• Offices

• Showrooms

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

constituent units of the subject property as follows :

Comparables List

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

Property 1 Offer 2023 34,960 SAR 80 m² 437 SAR 

Property 2 Offer 2023 60,000 SAR 120 m² 500 SAR 

Property 3 Offer 2023 64,000 SAR 160 m² 400 SAR 

1

Subject Property

2

3
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Valuation Analysis 8.11

8.11.2.1  Property Income - (Assumed Market Income) - Offices

8.11.2 Market rent

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

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

Total leasable area for Offices (m²) 23,152.93

Adjusted rental value (SAR/m²) 590

Total income (SAR) 13,660,228.70

Description Adjustment % Description Adjustment % Description Adjustment %

Value/m² -

Transaction Type - Asking for price % 0.0 Asking for price % 0.0 Asking for price % 0.0

Transaction Date - 8/11/2023 % 0.0 6/11/2023 % 0.0 23/10/2023 % 0.0

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Easy 5.00% Easy 5.00% Very easy 0.00%

Location Excellent Very good 5.00% Very good 5.00% Very good 5.00%

Finishing Excellent Good 10.00% Very good 5.00% Good 10.00%

Level of equipment Excellent Good 10.00% Very good 5.00% Very good 5.00%

Street width 60 40 5.00% 40 5.00% 100 -5.00%

Services and facilities 

around the site
Completed Completed 0.00% Completed 0.00% Completed 0.00%

Value / m² - 153   SAR/m² 35.00% 125   SAR/m² 25.00% 60   SAR/m² 15.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
- 590  SAR

590   SAR/m² 625   SAR/m² 460   SAR/m²

15 % 70 % 15 %

0.0% 0.0% 0.0%

437   SAR/m² 500   SAR/m² 400   SAR/m²

437   SAR/m² 500   SAR/m² 400   SAR/m²

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3
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Valuation Analysis 8.11

8.11.2.2  Property Income -(Assumed Market Income)- Showrooms

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

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

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

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

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

Satellite photo showing subject property and comparables

8.11.2 Market rent

Comparables List

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

Property 1 Offer 2023 248,986 SAR 192 m² 1,297 SAR 

Property 2 Offer 2023 139,000 SAR 139 m² 1,000 SAR 

Property 3 Offer 2023 150,000 SAR 120 m² 1,250 SAR 

1

Subject Property

2
3
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Valuation Analysis 8.11

8.11.2.2  Property Income -(Assumed Market Income)- Showrooms

8.11.2 Market rent

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

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

Total leasable area for Showrooms (m²) 1,689.11

Adjusted rental value (SAR/m²) 1,400

Total Showrooms income (SAR) 2,364,754.00

Description Adjustment % Description Adjustment % Description Adjustment %

Value/m² -

Transaction Type - Asking for price % 0.0 Asking for price % 0.0 Asking for price % 0.0

Transaction Date - 6/11/2023 % 0.0 8/11/2023 % 0.0 8/11/2023 % 0.0

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Very easy 0.00% Very easy 0.00% Very easy 0.00%

Location Very good Excellent -5.00% Excellent -5.00% Excellent -5.00%

Finishing Excellent Good 10.00% Very good 5.00% Good 10.00%

Level of equipment Excellent Good 10.00% Very good 5.00% Good 10.00%

Street width 60 40 5.00% 40 5.00% 50 0.00%

Services and facilities 

around the site
Completed Completed 0.00% Completed 0.00% Completed 0.00%

Value / m² - 259   SAR/m² 20.00% 100   SAR/m² 10.00% 188   SAR/m² 15.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
- 1,400  SAR

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

1,297   SAR/m² 1,000   SAR/m² 1,250   SAR/m²

50 % 30 % 20 %

0.0% 0.0% 0.0%

1,297   SAR/m² 1,000   SAR/m² 1,250   SAR/m²

1,556   SAR/m² 1,100   SAR/m² 1,438   SAR/m²
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Valuation Analysis 8.11

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

Income and the following was found :

• Average square meter rent for offices : 590 SAR / m²

• Average square meter rent  for showrooms : 1,400 SAR / m²

8.11.3 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Rental value for 

Offices

 (SAR/year)

- 13,660,228.70 SAR - -

Rental value for 

Showrooms 

(SAR/year)

- 2,364,754.00 SAR - -

Total income 16,146,993 SAR 16,024,982.70 SAR 122,010.30 SAR 0.76 %

vacancy 0 0 % - -

Operation and 

maintenance
0 0 % - -

Result

Market research reveals that the subject property generates income at 

market rate with no significant variance. Comparables’ income 

included in the previous research is similar to the subject property in 

term of its exclusiveness of all Opex and vacancy costs. Therefore, we 

have used the property income by the client as input in our valuation.
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Valuation Analysis 8.11

8.11.4.1 Capitalization rate analysis

8.11.4 Income Approach - Direct Capitalization Method

According to the International Valuation Standards 2022, when an asset is operating 

at a stabilized level of growth and profits at the valuation date, it may not be 

necessary to consider an explicit forecast period and a terminal value may form the 
only basis for value.

Direct Capitalization Method

Actual Gross Income 16,146,993

Vacancy (0%) 0

Gross Income 16,146,993

Operation and Maintenance (0%) 0

Net Operating Income (NOI) 16,146,993

Cap Rate 8 %

Property Value (SAR) 201,837,413

• Cap Rate set at 8 % based on the averages of Cap Rates of funds and similar 

properties after excluding outliers.

 Name of the

property/fund
 Property   City  Sector property value Net income

 Rate of

Return
Year

AL Ma'azar REIT AL Mohammadiah Tower Riyadh  Commercial - Office  104,500,000.00 SAR  8,430,225.00 SAR 8.07% 2023

AL Ahly REIT  QBIC Plaza Riyadh  Commercial  266,180,000.00 SAR  20,532,350.00 SAR 7.71% 2023

Cap rate analysis
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Opinion of Value8.12

Opinion of value

Value 201,837,000

Written Only two hundred one million eight hundred thirty-seven 

thousand SAR

Currency Saudi Riyal

• Review is valid (30 days) from the date the first draft was issued.

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

Validity of review and clarification8.13
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8.14 Documents (Title deed)
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8.14 Documents (Building permit)
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8.14 Documents (Building permit)
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Jadwa Investment 
Company (Jadwa 
REIT Saudi fund)

Other users Unitholders of Jadwa REIT 
Saudi fund

Contact person
Property 
management 
team

Contact 
information

saudi-rf@jadwa.com

Assets being 
valued

Assets name Al Fanar Residence
Interest to 
be valued 

Freehold interest

Location https://goo.gl/maps/96dNq8UyPwLDjjy79

Valuation 
standards 

International 
Valuation 
Standards 2022

Unless otherwise noted, the Valuation assignment is undertaken in 
accordance with the TAQEEM Regulations (Saudi Authority for 
Accredited Valuers) and in conformity with the International 
Valuation Standards (2022 Edition).

Valuation

Purpose of 
valuation 

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

valuation 
date

31/12/2023

Inspection date 06/12/2023

Approved 
valuation 
approach 
and method

Income Approach - Direct 
Capitalization method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
a Standard of 
Value considered 
to represent the 
estimated amount 
for which an asset 
or liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm's 
length transaction 
,after proper 
marketing , and 
where the parties 
had each acted 
knowledgeably , 
prudently , and 
without 
compulsion 

International Valuation 
Standards 2022 defines 
Current Use/Existing Use 
premise of value as “Current 
use/existing use is the current 
way an asset, liability, or 
group of assets and/or 
liabilities is used. The current 
use may be, but is not 
necessarily, also the highest 
and best use.”

Executive Summary9.1

https://goo.gl/maps/96dNq8UyPwLDjjy79
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Report 

Reference 
Number

231260188 Report type Detailed report

Report date 20/03/2024 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

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

Status of 
Valuers

We shall be acting with “Subjectivity” as an External Valuer for the 
purposes of this instruction. “Subjectivity” is defined  in the International 
Valuation Standards (IVS) as: “The process of valuation requires the 
valuer to make impartial judgements as to the reliability of inputs and 
assumptions. For a valuation to be credible, it is important that those 
judgements are made in a way that promotes transparency and 
minimizes the influence of any subjective factors on the process. 
Judgement used in a valuation must be applied objectively to avoid 
biased analyses, opinions and conclusions”.

Executive Summary9.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

We were provided by the client requesting the evaluation with 

a contract for managing, operating and leasing the property 

referred to in the appendix. The validity of this data was 

assumed, and the validity of these contracts was not verified 

legally and legally.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o Title deed
o building permit
o A contract for managing, operating and leasing the property

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• International Valuation Standards define it as 
“the presumed facts that are consistent with, or 
could be consistent with, those at the valuation 
date.”

• Assumptions related to facts that are consistent 
with, or could be consistent with, those existing 
at the date of valuation may be the result of a 
limitation on the extent of the investigations or 
enquiries undertaken by the valuer. 

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

Applications 
in this report

None (except as indicated in the terms and 
conditions)

Executive Summary9.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s instructions

• International Valuation Standards define it as 
“assumed facts that differ from those existing 
at the date of valuation.”

• Where assumed facts differ from those 
existing at the date of valuation, it is referred 
to as a “special assumption”. Special 
assumptions are often used to illustrate the 
effect of possible changes on the value of 
an asset.

• They are designated as “special” so as to 
highlight to a valuation user that the 
valuation conclusion is contingent upon a 
change in the current circumstances or that 
it reflects a view that would not be taken by 
participants generally on the valuation date

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

Applications in this 
report

None (except as indicated in the terms and 
conditions )

Executive Summary9.1
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Salient fact and assumptions and IVS 2022 and regulatory compliance 

Opinion of 
Value

90,361,000

Written Only ninety million three hundred sixty-one thousand SAR

Currency Saudi Riyal 

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

Membership Number 11000054

Valuation Sector Real Estate

Professional Company Registration Number 323/18/784

Professional Company Registration Date 02/ 03/ 1439H

Company Stamp

Valuers Inspector Information 
Commercial 

Valuation 
Manager

Signed for and on 

behalf of Esnad 

Real Estate 

Valuation 
Company 

Name 
Sweilem 

Abdullah Al-

Shammari

Ahmed Hamdy 

El-sehamy
Omar Babahr

Eng. 

Almuhannad 

Alhussami

Signature 

TAQEEM 

membership 

1210002636 1220003393 1220001954 1210000934

Associate Associate Fellow Fellow 

Real Estate Sector 

Executive Summary9.1
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3. Based on the International Valuation Standards (“IVS”) (Standard 102), the figure below 

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

Information was collected from the client, including 
receiving title deed, building permit and Property 
management, operation and rental contract.

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

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

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 9.2
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Property Location Analysis 9.3

Description of the property at the city level

Al Khobar city is located in the east of the Kingdom of Saudi 

Arabia. Its eastern border overlooks the Arabian Gulf, and 

the geographical area occupied by the city extends over 

an area of 750 km².

Al Khobar city is distinguished by being the main gateway to 

the bridge between Saudi Arabia and Bahrain, and it is also 

considered one of the largest coastal cities in the Kingdom.

About Al Khobar

Surrounding attractions

Distance AttractionDistance Attraction

2 km Al Khobar Corniche13.5 km King Fahd Causeway

53.5 km 
King Fahd International 

Airport
9.6 km 

Imam Abdulrahman bin 

Faisal University

Property location 

King Abdul Aziz Road
Cooperative Council Road 

Property location

King Abdulaziz Road 

King Fahd 
International Airport

King Fahd 
Causeway

King Abdulaziz 
Port

Dammam 
Railway 
Station
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Description of the property at the neighborhood level

The area where the subject property located is bounded by 

Prince Sultan Road followed by southern Raka district to the 

north ,and on the south side is bounded  by 

Al Bustan district, East side the property area is bounded by 

King Faisal Road followed by parts of Al Corniche district, 

while to the west is King Fahd Road followed by Al Jawhara 

district.

Description of the 
surrounding area

Al Rawaby district is located in north of Al Khobar and is 

characterized by its geographical location overlooking 

several main roads and commercial streets such as King 

Fahd Road and King Faisal Road.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is King Faisal Road is located near the 

subject property.
Accessibility

Property Location Analysis 9.3

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name

Jadwa Investment 

Company 

(Jadwa REIT Saudi fund)

Owner’s name
Majalat Al tatwir for Real 

Estates Company

Title deed 

number
830210002249 Title deed date 21/04/1441 H

building permit 

number
10550/416/0

building permit 

date
15/06/1435 H

Property description and ownership 9.4

Satellite photo shows subject property location

Property Information (Based on title deed)

Province The Eastern Province City Al Khobar

District AL Rawaby Street Qais Ibn Al Husayn

No. of Plot 1/2 No. of Plan 318/2

Property Type residential compound Notes
The property is mortgaged 

to Banque Saudi Fransi 

26.328550° N    50.211208° E

https://goo.gl/maps/96dNq8UyPwLDjjy79

262

The subject property is a residential compound located in AL Rawaby District, Al Khobar.

Property specifications

Land area according to 

the Title Deed 
7,511 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Location 

https://goo.gl/maps/96dNq8UyPwLDjjy79
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Property boundaries & lengths9.5

Property specifications 

31,794.00 m²BUA

Structure 

Ground floor parking + ground floor + 4 typical floors + 

roof
Height (floors)

8 yearsAge

6Num. of buildings

SplitConditioning type

Very GoodFinishing

Car parking / Fire extinguishing system / ElevatorsFacilities 

ResidentialUse 

Zoning 
60 %Maximum footprint

3FAR

5 floorsMaximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

220InternalUnnamed street103North

---Neighbor103South

---Neighbor73East

120InternalQais Ibn Al Husayn street73West

Source of information 9.6

• The data was drawn up based on the documents received by the client dated 31/10/2023.

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

inspected on the date 06/12/2023.

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

•  Disclosure of the Jadwa REIT Saudi fund manager on the Saudi Tadawul website
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Structure description9.7

Structure specifications 

Building 
specifications

External 
property 

specifications

Structure type

✓ Reinforced concrete □  Wood

□ Steel □ Stone and clay

Plumbing
✓ Interior plumbing works          ✓ Exterior plumbing 

works

Water tank
✓ Interior □ Exterior

fence

□ profil ✓ Paint 

□ Stone □ steel

facades

✓  Paint ✓ Glass panels 

✓ Stone

windows

□ Aluminum windows 

✓ Glass windows 

exterior doors

□ Wooden doors □ Aluminum doors

□ Glass doors □ Electronic door

✓ Decorative steel door

Internal 
property 

specifications

Corridors and stairs

✓marble

□ Ceramic, porcelain or 
mosaic 

interior doors

✓ wood □ aluminium

□ steel

Interior ceilings

□ concrete roof □ Suspended ceiling

✓ Gypsum ceiling □ Metal roof

interior walls

✓ paint □ softening

□ wallpaper □ Bricks

interior flooring

✓ Ceramic □ Wood parquet

□ Mosaico □ Carpet

□ marble □ Porcelain

lightings system
✓ Manual control □ Automatic Control

furnishing
✓ furnished □ Unfurnished

Other virtual notes

-
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External property photos 9.8
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Internal property photos 9.8
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Internal property photos 9.8
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Analysis summary 

• The subject property is characterized by its location near the 

Corniche.

• The subject property is characterized by its location near King 

Fahd Road.

Advantages 

• No disadvantages are observedDisadvantages 

• There are several development projects in Al Khobar, including: 

Al Othaim Project which have recreational and tourist facilities 

that contribute to achieving the goals of quality of life in the 
region, according to the Saudi Press Agency.

Opportunities  

• Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

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

commercial real estate properties in the Kingdom of Saudi 
Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

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

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 
oversight.

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

Overall Risks

 

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

Property Risks

Analysis summary 9.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

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

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

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

appropriate for consideration under the basis of value, 

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

publicly traded, and/or

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

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

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

income approach, the value of an asset is determined by 

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

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

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

affecting value from a participant perspective, and/or

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

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

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2022 and is defined as 

“replacement cost is the cost that is relevant to determining the 

price that a participant would pay as it is based on replicating the 

utility of the asset, not the exact physical properties of the asset”.

Cost Approach

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

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 9.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 9.10

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 9.11

We were provided with the lease contracts for the subject property by the client 

according to the following data:

• Tenant: Abdulqader Al Muhaidib & Sons Company.

• Contract start date: 31/10/2017

• Contract term: 8 years.

• Legal character of the contract: the contract is not an executive document; there 

are additional terms or conditions.

• The contract is a contract for the management, operation, rental of the property 

and supervision of the maintenance of the property.

• Number of years remaining in the contract is 2 years

• The minimum annual rent is SR 7,550,000 / year and the second party pays it even if 

it is less than that

• Vacancy cost have not been calculated

• operation and maintenance costs: 50,000 SAR

ValueIncome 

7,550,000Total revenue

0Vacancies 0%

(50,000)Maintenance and operation 

7,500,000Net operating income

9.11.1 Contractual lease data
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Valuation Analysis 9.11

9.11.2.1  Property Income - (Assumed Market Income)-Three-room apartments

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

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

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

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

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

Satellite photo showing subject property and comparables

9.11.2 Market rent

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

• Three-room apartments

• Two-room apartments

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

constituent units of the subject property as follows :

Comparables List

Property ID Transaction Type Transaction Year No of Rooms Value/Year

Property 1 Offer 2023 3 65,000 SAR 

Property 2 Offer 2022 3 65,000 SAR 

Property 3 Offer 2023 3 58,000 SAR 

1

2

3
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Valuation Analysis 9.11

9.11.2 Market rent

9.11.2.1  Property Income - (Assumed Market Income)-Three-room apartments

Weighted average was taken to estimate the value of the annual rental value with the 

Largest weight is awarded to comparable 3 as it carry more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type - Asking for price % 5.0- Asking for price % 5.0- Asking for price % 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Very easy 0.00% Very easy 0.00% Very easy 0.00%

Location Very good Very good 0.00% Very good 0.00% Very good 0.00%

Number of rooms 3 3 0.00% 3 0.00% 3 0.00%

Finishing Very good Excellent -5.00% Excellent -5.00% Very good 0.00%

Vitality Vital Vital 0.00% Vital 0.00% Vital 0.00%

Property age 8 Years 7 Years 1.00% 1 Year -7.00% 8 Years 0.00%

Services and facilities 

around the site
Completed Completed 0.00% Completed 0.00% Completed 0.00%

Value / m² - -2,470   SAR/m² -4.00% -7,410   SAR/m² -12.00% 00   SAR/m² 0.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
-

59,280   SAR/m² 54,340   SAR/m² 55,100   SAR/m²

3250- 3250- 2900-

15/9/2023 16/9/2023 14/9/2023

56,370  SAR

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

65,000   SAR/m² 65,000   SAR/m² 58,000   SAR/m²

61,750   SAR/m² 61,750   SAR/m² 55,100   SAR/m²

35 % 25 % 40 %
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Valuation Analysis 9.11

9.11.2.2  Property Income - (Assumed Market Income)-Two-room apartments

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

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

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

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

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

9.11.2 Market rent

Satellite photo showing subject property and comparables

Comparables List

Property ID Transaction Type Transaction Year No of Rooms Value/Year

Property 1 Offer 2023 3 65,000 SAR 

Property 2 Offer 2022 3 65,000 SAR 

Property 3 Offer 2023 3 58,000 SAR 

1

2

3
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Valuation Analysis 9.11

9.11.2 Market rent

9.11.2.2  Property Income - (Assumed Market Income)-Two-room apartments

Weighted average was taken to estimate the value of the annual rental value with the 

Largest weight is awarded to comparable 3 as it carry more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type - Asking for price % 5.0- Asking for price % 5.0- Asking for price % 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Very easy Very easy 0.00% Very easy 0.00% Very easy 0.00%

Location Very good Very good 0.00% Very good 0.00% Very good 0.00%

Number of rooms 2 3 -20.00% 3 -20.00% 3 -20.00%

Finishing Very good Excellent -5.00% Excellent -5.00% Very good 0.00%

Vitality Vital Vital 0.00% Vital 0.00% Vital 0.00%

Property age 7 Years 7 Years 0.00% 1 Year -6.00% 8 Years 1.00%

Services and facilities 

around the site
Completed Completed 0.00% Completed 0.00% Completed 0.00%

Value / m² - -15,438   SAR/m² -25.00% -19,143   SAR/m² -31.00% -10,469   SAR/m² -19.00%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted 

Value (SAR/m²)
-

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

15/9/2023 16/9/2023 14/9/2023

65,000   SAR/m² 65,000   SAR/m² 58,000   SAR/m²

3250- 3250- 2900-

61,750   SAR/m² 61,750   SAR/m² 55,100   SAR/m²

44,710  SAR

46,313   SAR/m² 42,608   SAR/m² 44,631   SAR/m²

35 % 25 % 40 %
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Valuation Analysis 9.11

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

Income and the following was found :

• Average rental value for Three-room apartments : 56,370 SAR / Year

• Average rental value for Two-room apartments : 44,560 SAR / Year

9.11.3 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Rental value for 

Three-room 

apartments

 (SAR/year)

- 56,530 SAR - -

Rental value for 

Two-room 

apartments 

(SAR/year)

- 44,710 SAR - -

Rental value for 

one unit

(SAR/year)

46,296.29 SAR 50,465 SAR 4,168.71 SAR 9 %

vacancy - - - -

Operation and 

maintenance
- - - -

Result

Market research reveals that the subject property generates income at 

market rate with no significant variance. Comparables’ income 

included in the previous research is similar to the subject property in 

term of its exclusiveness of all Opex and vacancy costs. Therefore, we 

have used the property income by the client as input in our valuation.
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Valuation Analysis 9.11

9.11.4.1 Capitalization rate analysis

9.11.4 Income Approach - Direct Capitalization Method

According to the International Valuation Standards 2022, when an asset is operating 

at a stabilized level of growth and profits at the valuation date, it may not be 

necessary to consider an explicit forecast period and a terminal value may form the 
only basis for value.

Direct Capitalization Method

Actual Gross Income 7,500,000

Vacancy (0%) 0

Gross Income 7,500,000

Operation and Maintenance (0%) 0

Net Operating Income (NOI) 7,500,000

Cap Rate 8.30 %

Property Value (SAR) 90,361,445.78

• Cap Rate set at 8.30 % based on the averages of Cap Rates of funds and similar 

properties after excluding outliers.

 Name of the

property/fund
 Property   City  Sector property value Net income

 Rate of

Return
Year

Mosharka REIT Agzala Compound Al Khobar Residential  152,767,500.00 SAR  12,099,142.00 SAR 7.92% 2023

Mosharka REIT My Shore Compound Al Khobar Residential  139,075,000.00 SAR  11,704,110.00 SAR 8.42% 2023

Deraya REIT Grand A Compound AL Dammam Residential  40,565,002.00 SAR  3,402,898.78 SAR 8.39% 2023

Cap rate analysis
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Opinion of Value9.12

Opinion of value

Value 90,361,000

Written Only ninety million three hundred sixty-one thousand SAR

Currency Saudi Riyal

• Review is valid (30 days) from the date the first draft was issued.

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

Validity of review and clarification9.13
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9.14 Documents (Title deed)
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9.14 Documents (Building permit)
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Good title, free of liens, encumbrances and 

special assessments is assumed. No responsibility is 

assumed for matters of a legal nature. The subject 

is assumed to be following all zoning and legal 

encumbrances.

The valuation report is based on the data 

available at the time the assignment is completed. 

Reasonable amendments or modifications to the 

valuation based on new information made 

available after the review was completed will be 

made, as soon as reasonably possible, for an 

additional fee.

All maps, plans, property specifications and data 

relied upon by the appraiser and presented herein 

are assumed to be correct. No survey of the 

subject properties was made by this appraiser. 

Inspection of visual components of the subject was 

made, which should not be utilized as, or in lieu of, 

an engineering inspection, or an environmental 

inspection. The valuation report assignment was 

not based on a requested minimum valuation, a 

specific review, or the approval of a loan.

Any compensation is not contingent upon any 

action resulting from the analysis, opinions, or 

conclusions presented, or the use of the valuation 

report.

To the best of our knowledge and belief, the 

statements of fact contained in this appraiser 

report are true and correct. Furthermore, no 

known important or materially relevant facts have 

been withheld.

This appraisal is subject to the following 

assumptions and limiting conditions :

This appraisal is to be used only for the 

purpose stated herein. While distribution of 

this appraisal in its entirety is at the discretion 

of the addressee, individual sections shall not 

be distributed; this report is intended to be 

used in whole and not in part.

No part of this appraisal, its value estimates, 

or the identity of the firm or the appraiser 

may be communicated to the public 

through advertising, public relations, media 

sales, or other media.

All files, work papers and documents 

developed in connection with this 

assignment are the property of the 

appraiser, ESNAD. Information, estimates 

and opinions are verified where possible, but 

cannot be guaranteed. Plans and sketches 

provided are intended to assist the 

addressee in visualizing the property; no 

other use of these plans is intended. The 

work file prepared is an electronic work file 

and incorporates by reference all pertinent 

electronic data and analysis files retained by 

the appraiser.

No hidden or unapparent conditions of the 

property, subsoil or structure, which would 

make the property more or less valuable, 

were discovered by the appraiser or made 

known to the appraiser. No responsibility is 

assumed for such conditions or engineering 

necessary to discover them. Unless otherwise 

stated, this appraisal assumes there is no 

existence of hazardous materials or 

conditions, in any form, on or near the 

subject property. The appraiser is not 

qualified to detect hazardous or toxic 

materials. Such determination would require 

investigation by a qualified environmental 

engineer or other expert, and is beyond the 

scope of this assignment.

The value estimate presented is based upon 

the assumption that the subject is free and 

clear of contamination or toxic materials of 

any kind either upon, or impacting, the 

subject property. No responsibility is assumed 

for any environmental conditions, or for any 

expertise or engineering knowledge 

required to discover such conditions. 

The valuation report analysis, opinions, and 

conclusions are limited only by the reported 

assumptions and limiting conditions and are 

Esnad’s unbiased professional analysis, opinions, 

and conclusions.

The valuation report is predicated on the 

extraordinary assumption that the subject can be 

exposed for sale commensurate with the definition 

of market value contained herein. If found to be 

false, the opined value may or may not be 

impacted.

For the purpose of this valuation, ownership is 

assumed freehold. We were not provided with 

municipality constriction permit due to 

unavailability of the documents with the client the 

time the valuation is conducted. Should any 

document be found contrary to this assumption, 

opinion of value is impacted accordingly, and will 

require further analysis.

Assumptions and Limiting Conditions 9.15
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9.16.4 Disposal Costs Taxation and Other 
Liabilities

• No allowances are made for any expenses 

of realization, or for taxation, which might 

arise in the event of a disposal. All property 

is considered as if free and clear of all 

mortgages or other charges, which may be 

secured thereon. However, we consider 

purchaser’s costs in investment valuations in 

accordance with market conventions.

• No allowance is made for the possible 

impact of potential legislation which is 

under consideration. Valuations are 

prepared and expressed exclusive of VAT 

payments, unless otherwise stated.

9.16.5 Sources of Information

• Where we have been provided with 

information by the addressee, or its agents, 

we assume that it is correct and complete 

and is up to date and can be relied upon. 

We assume that no information that has a 

material effect on our valuations has been 

withheld.

9.16.6 Title and Tenancy Information

• We assume, unless informed to the contrary, 

that each property has a good and 

marketable title, that all documentation is 

satisfactorily drawn and that there are no 

encumbrances, restrictions, easements or 

other outgoings of an onerous nature, 

which would have a material effect on the 

value of the interest under consideration, 

nor material litigation pending. Where we 

have been provided with documentation, 

we recommend that reliance should not be 

placed on our interpretation without 

verification by your lawyers. 

• We have assumed that all information 

provided by the addressee, or its agents, is 

correct, up to date and can be relied upon.

9.16.1 Valuation Standards 

• All work is carried out in accordance with 

the Saudi Authority for Accredited Valuers 

(Taqeem) and the International Valuation 

Standards (“IVS”) published by the 

International Valuation Standards Council 

(“IVSC”), by valuers who conform to the 

requirements thereof. Our valuations may 

be subject to monitoring by these entities. 

The valuations are undertaken by 

appropriately qualified Taqeem valuers.

9.16.2 Valuation Basis

• Our reports state the basis of the valuation 

and, unless otherwise noted, the basis of 

valuation is as defined in the “the Red 

Book”. The full definition of the basis, which 

we have adopted, is either set out in our 

report or appended to these General 

Principles.

9.16.3 Assumptions and Special Assumptions

• Where we make an ‘assumption’ or 

‘special assumption’ in arriving at our 

valuations, we define these terms in 

accordance with the “IVS” as follows:

• These types of assumptions generally fall 

into one of two categories:

• (a) assumed facts that are consistent with, 

or could be consistent with, those existing at 

the date of valuation (“Assumption”), and

• (b) assumed facts that differ from those 

existing at the date of valuation (“Special 

Assumption”).

• All assumptions and special assumptions 

must be reasonable under the 

circumstances, be supported by evidence, 

and be relevant having regard to the 

purpose for which the valuation is required.

• We will not take steps to verify any 

assumptions.

Valuation Standards9.16
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9.16.11 Insurance

Unless expressly advised to the contrary we 

assume that appropriate cover is and will 

continue to be available on commercially 

acceptable terms. In particular, we will have 

regard to the following:

Composite Panels. Insurance cover, for buildings 

incorporating certain types of composite panel 

may only be available subject to limitation, for 

additional premium, or unavailable. Information 

as to the type of panel used is not normally 

available. Accordingly, our opinions of value 

make no allowance for the risk that insurance 

cover for any property may not be available or 

may only be available on onerous terms.

Terrorism. Our valuations have been made on the 

basis that the properties are insured against risks of 

loss or damage.

Flood and Rising Water Table. Our valuations have 

been made on the assumption that the properties 

are insured against damage by flood and rising 

water table. Unless stated to the contrary our 

opinions of value make no allowance for the risk 

that insurance cover for any property may not be 

available or may only be available on onerous 

terms.

9.16.12 Outstanding Debts

In the case of property where construction works 

are in hand, or have recently been completed, 

we do not normally make allowance for any 

liability already incurred, but not yet discharged, 

in respect of completed works, or obligations in 

favor of contractors, subcontractors or any 

members of the professional or design team.

9.16.13 Confidentiality and Third-Party Liability

Our Valuations and Reports are confidential to the 

party to whom they are addressed and for the 

specific purpose to which they refer, and no 

responsibility whatsoever is accepted to any third 

parties. Neither the whole, nor any part, nor 

reference thereto, may be published in any 

document, statement or circular, or in any 

communication with third parties, without our prior 

written approval of the form and context in which 

it will appear. 

9.16.14 Plans and Maps

All plans and maps included in our report are 

strictly for identification purposes only, and, whilst 

believed to be correct, are not guaranteed and 

must not form part of any contract. All are 

published under license. All rights are reserved

9.16.7 City Planning, Zoning and Regulations

Information on city planning is, wherever possible, 

obtained either verbally from local planning authority 

officers or publicly available in electronic or other 

sources. It is obtained purely to assist us in forming an 

opinion of market and should not be relied upon for 

other purposes. If reliance is required, we 

recommend that verification be obtained from 

lawyers that:

I. the position is correctly stated in our report;

II. the property is not adversely affected by any other 

decisions made, or conditions prescribed, by public 

authorities;

III. that there are no outstanding statutory notices.

Our valuations are prepared on the basis that the 

premises (and any works thereto) comply with all 

relevant statutory regulations, including fire 

regulations, access and use by disabled persons, 

control and remedial measures for asbestos in the 

workplace and any applicable by-laws.

9.16.8 Surveys

Our reports state the basis of the Unless expressly 

instructed, we do not carry out any survey, nor do we 

test the services and we, therefore, do not give any 

assurance that any property is free from defect. 

Unless stated otherwise in our reports.

9.16.9 Site Conditions

We do not normally carry out or commission 

investigations on site in order to determine the 

suitability of ground conditions and services for the 

purposes for which they are, or are intended to be, 

put; nor do we undertake archaeological, ecological 

or environmental surveys. Unless we are otherwise 

informed, our valuations are on the basis that these 

aspects are satisfactory and that, where 

development is contemplated, no extraordinary 

expenses, delays or restrictions will be incurred during 

the construction period due to these matters.

9.16.10 Environmental Contamination

Unless expressly instructed, we do not carry out or 

commission site surveys or environmental assessments, 

or investigate historical records, to establish whether 

any land or premises are, or have been, 

contaminated. Therefore, unless advised to the 

contrary, our valuations are carried out on the basis 

that properties are not affected by environmental 

contamination. However, should our site inspection 

and further reasonable enquiries during the 

preparation of the valuation lead us to believe that 

the land is likely to be contaminated we will discuss 

our concerns with the client.

Valuation Standards9.16



Thank you

Esnad Real Estate Valuation   Commercial Register 4030297772    Tele: +966122064111    Fax: +966126130033   Mailbox:  1575  Jeddah 21454      

Chief Executive Officer  

Eng. Almuhannad Alhussami
aalhussami@esnadrealestate.com

Tel: +966122064111                          

Internal Tel: 200   

Fax: +966122064111

Internal Fax: 114

Mobile: +966 504 315485
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