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AT A GLANCE
Swicorp Wabel REIT is a closed-end, Shariah compliant Real Estate Investment Traded Fund, 
listed on the Saudi Stock Exchange “Tadawul” under ticker 4345 and licensed by the CMA.

The Fund’s aim is to invest in real estate assets within the Kingdom of Saudi Arabia, and selectively 
abroad, and to distribute at least 90% of the fund’s net pro�t annually to unitholders.

Swicorp Wabel REIT o�ers low management fees and low total fund fees. 

The Fund is invested in four recently-constructed Malls with high potential yields (once at 
optimal occupancy), at prime locations in cities and towns across the Kingdom that all have 
consistently healthy population growth and development potential.

The Mall’s tenants represent a vast array of major local and international retailers, high 
quality speciality retailers, and national chain operators, modern entertainment areas, and 
�ne restaurants and cafes.

The Fund’s assets make it ideally placed to reap the rewards of the bounce-back in the 
retail and entertainment sectors following the Covid-19 pandemic, the predicted growth in 
household spending in 2021, signi�cantly improved economic performance and recovering 
oil prices.

In 2020, AMC completed the construction of cinema complexes at the Fund’s Malls in 
Riyadh and Hafr Albatin, with AMC constructing an additional cinema at the Fund’s Mall 
in Dawadmi - which was opened in April 2021. A cinema is also planned for Al Makan Mall 
Tabuk.

Since 2018, the Saudi government has placed a strong emphasis on entertainment and 
cinema revenue has been booming in the Kingdom ever since. It is set to be worth 
$1.5 billion by 2030 . The brand-new cinemas at the Fund’s Malls will ensure it capitalises 
on this emerging trend.

1 KSA’s Cinema Revenue Is Projected to Hit a Staggering $1.5 Billion by 2030. (2020). About Her. 
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MANAGEMENT STATEMENT

Dear Unitholders,

We are pleased to present you with the Annual Report for the �scal year 2020, which 
includes a brief on the Fund’s performance, the signi�cant challenges it faced in 
2020 with the worldwide Covid-19 pandemic and the countermeasures taken by 
the government to combat it, and the Fund’s prospects for growth now that the 
crisis is abating.

The Fund faced an uphill struggle in 2020. Due to the Covid-19 pandemic, there was 
a mandatory government closure period which impacted the portfolio signi�cantly. 
All the Fund’s Malls were closed, and tenants were exempt from rent during that 
time, leading to lost revenue for a certain period of time. Tenant occupancy also 
decreased, as some stores closed due to the lockdown’s damaging e�ect on their 
businesses.

Despite the recent challenging times, the prospects for the Fund are good. As of 
March 2021, the Kingdom has administered over 4 million vaccine doses and has 
begun the steady return to normality, with malls and cinemas reopening. In 2021, 
Household spending is predicted to increase by 2.7%2, with disposable income 
forecast to rise by 6.4%3 year on year, and the Kingdom’s economy is expected to 
grow by 3.1%4.

Cinemas opened in Saudi Arabia in 2018. Cinema ticket revenue is projected to 
grow by a staggering 27.6% annually from 2021-20245. Ticket sales in 2021 alone 
are projected to be worth $48 million6 and it is estimated that cinema revenue 
in the Kingdom will be worth $1.5 billion by 20307. In 2020, AMC completed the 
construction of new cinemas at Al Makan Mall in Riyadh and in Hafr Albatin, with an 
additional cinema at Al Makan Mall in Dawadmi, which was opened in April 2021. 
A cinema is also planned for Al Makan Mall Tabuk. These brand-new cinemas will 
ensure the Fund capitalises on the boom in cinema demand and visitor numbers.

In 2020, the Fund began the process of choosing a new, highly quali�ed property 
manager, and is actively seeking to hire personnel with strong expertise, to improve 
the Fund’s performance. With improved economic conditions and increasing 
business con�dence, we also anticipate that the Fund will unlock the �nancing we 
have been pursuing for acquisitions to boost the Fund’s portfolio still further with 
new assets and expect to proceed in securing these deals in 2021.

2

3

4

5

6

7

Saudi Arabia Consumer & Retail Q1 2021. (2020, October). BMI Research. 

Ibid.

The economic context of Saudi Arabia. (2021, March). Nordea Trade. 

Cinema Tickets – Saudi Arabia. (2020, August). Statista. 

Ibid.

KSA’s Cinema Revenue Is Projected to Hit a Staggering $1.5 Billion by 2030. (2020). About Her. 
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FUND OVERVIEW

Fund Name | Swicorp Wabel REIT (“The Fund”)

FUND DESCRIPTION & OBJECTIVES

REITs Explained

The Fund is a closed-end Sharia compliant Real Estate Investment Traded Fund, listed in the 
Saudi Stock Exchange “Tadawul” under ticker 4345, and established in Saudi Arabia. It adheres 
to the Real Estate Investment Funds Regulations (REIF) and Real Estate Investment Traded 
Funds Instruction (REITFI) as speci�ed by the Capital Market Authority (CMA).

The Fund’s aim is to invest in real estate assets within the Kingdom of Saudi Arabia, and 
selectively abroad, and to distribute at least 90% of the fund’s net pro�t annually to unitholders. 
The Fund may invest in under-construction real estate assets, �nancial securities, and other 
assets, provided that at least 75% of the fund’s total assets value are invested in developed real 
estate quali�ed to generate periodic rental income. Further, the Fund will not invest in vacant 
land.

The Fund’s term of operation is 99 years, starting from the date of listing the Fund units in 
the Saudi Stock Exchange “Tadawul” and making it available for trading. This is extendable for 
similar periods at the discretion of the Fund Manager and after obtaining CMA approval.

REITs are �nancial instruments listed in the Saudi Stock Exchange (Tadawul) that 
allow all types of investors to obtain investment exposure to the Real Estate 
Market – without having to buy, manage or �nance properties themselves.

This is achieved through collective ownership of constructed developed real 
estate quali�ed to generate periodic rental income.

They are a great way to add both growth and income to your portfolio, together 
with diversi�cation.
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WORLD-CLASS MANAGEMENT

The Fund is managed by a world-class team. Since 1987, Swicorp private �nancial services 
group has been providing solutions in the spheres of investment banking, private equity, and 
asset management with a strong track record of pioneering transactions across the Middle 
East and North Africa.

With paid-up capital of SAR 500 million and being licensed by both the Saudi Capital Market 
Authority in 2006 and the Dubai Financial Services Authority in 2008, Swicorp today has 
grown to become the region’s premier �nancial services provider with over 50 highly quali�ed 
professionals who are experienced in providing the best �nancial and investment solutions 
spread across its head o�ce in Riyadh and other o�ces across the Middle East, Northern Africa, 
and Europe.

Swicorp has extensive experience in creating unique investment solutions and services in real 
estate funds, with sophisticated �nancial strategies that restructure real estate investment 
projects to achieve the maximum pro�table returns with the lowest acceptable level of risk.

Shariyah Review Board
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INVESTMENT OVERVIEW

The REIT was listed on Tadawul on 6 August 2018 with an initial capital of SAR 1,180 million and 
no debt. The initial capital of the REIT was used for the acquisition of its initial portfolio of assets 
comprising four shopping malls from Wabel Al Arabia for Investment Company (“Wabel”) and 
respective landowners.

Dividend declaration for 2020 has been deferred until H2-2021 as the Fund Manager is 
currently evaluating cash needs for the REIT for 2021 and collections of old receivables. The 
Fund achieved a yield of 4.3% in 2019 based on nominal value of SAR 10 per unit.

The four shopping malls owned by the REIT are located in Riyadh, Tabuk, Hafr Al Batin, and 
Dawadmi. Each of these four malls is complete, operational, and generating periodic rental 
income.

The Malls were all recently constructed to a high standard and are located within fast-growing 
cities. This ensures they have �rst-mover bene�ts and, in the case of Dawadmi, a monopoly 
as it is the only shopping mall in the town. All have the advantage of being sited in areas 
with high demand and limited supply, able to correspond their various goods and products to 
pressing consumer needs in their area.

The Fund Manager has a healthy pipeline of potential deals to expand the portfolio which 
are currently being reviewed and evaluated for the REIT, with primary considerations about 
quality of target assets, credit worthiness of counter parties, longer-term lower-risk tenancy 
agreements, and attractive valuations, among others.
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FIRST CLASS ASSETS

The Fund’s current portfolio of malls were all carefully chosen. They all have high potential 
yields (once at optimal occupancy). All are sited at prime locations in cities and towns across 
the Kingdom that have consistently healthy population growth and development potential. 
They are all recently constructed, with the oldest completed at the end of 2015. All are in good 
condition, built to high local and international standards.

Despite the recent pandemic, across the portfolio there is a diverse tenancy mix, with 349 
stores, comprising major local and international retailers, high quality speciality retailers and 
national chain operators.

Prior to the Covid pandemic, the Malls enjoyed high occupancy rates, averaging over 96%. 
Post-Covid, this has dropped to an average of 73.5%, which we expect to improve throughout 
2021 as the economy returns to normal. In addition, an average of over 65% of the Gross 
Leasable Area (GLA) at the Malls is bound by rental contracts that are medium to long term, 
ranging from 5-20 years.

* As per construction certificates

PROPERTY
AL MAKAN MALL
– HAFR AL BATIN

Hafr Al Batin

Freehold Freehold Freehold Lease Contract

June 2016

470.2

61%

323.6

70%

219.4

58%

166.8

69%

December 2016 March 2016 October 2015

Riyadh Tabuk Dawadmi

AL MAKAN MALL
- RIYADH

AL MAKAN MALL
- TABUK

AL MAKAN MALL
- DAWADMI

CITY

COMPLETION DATE*

ACQUISITION PRICE
(SAR Million)

Proportion of GLA
from tenants on contracts

of 5-20 years

FUND OWNERSHIP
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DAWADMI

HAFR AL BATIN

RIYADH

TABUK

THE FOLLOWING DIAGRAM HIGHLIGHTS
THE GEOGRAPHIC LOCATION OF THE FOUR
ASSETS ACROSS THE KINGDOM OF SAUDI ARABIA:
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AL MAKAN MALL
HAFR ALBATIN
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DESCRIPTION

LOCATION

ASSET CLASS

COMPLETION

ACQUISITION

NO. OF OUTLETS

LAND AREA

BuA

GLA

OCCUPANCY RATE

CONTRACTS

VALIDITY¹

Community shopping centre

Hafr Al Batin town – Eastern Province

Retail

Year 2016

Year 2018

128

126,700 sqm

98,374 sqm

63,397 sqm*

62%**

>10

5-10

2-5

<2

9,000

12,312

3,748

10,143

26%

35%

11%

29%

1

8

17

102

Tenor
(Years) %sqm

GLA
No. of contracts

*with new extension area of 6219 SQM.
**Area Occupancy without new extension.

KEY BRANDS

1 As of 31 December 2020
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Located in the Eastern Province, within 430 km north of Riyadh, 94 km from Kuwait 
border and 74 km from the Iraqi border.

Hafr Al Batin attracts a high number of travellers from Iraq and Kuwait.

Considered as a desert route for pilgrims to arrive to Makkah & Madina from 
neighboring GCC countries.

Shopping is the key activity, as the town has limited entertainment options.

Comprises more than 35 villages with a population of 359,000 in 20218 - a 1.7% 
increase from 2020. The population has been growing by an average of nearly 2% a 
year for the past four years.

Government investment in Hafr Al Batin by opening new industrial cities there will 
create employment opportunities & strong demand for retail.

The nearby King Khalid Military City & Hafr Al Batin University attracts the surrounding 
residents and is a big driver of growth for mall tra�c. 

KEY DEMAND DRIVRES

CITY OVERVIEW

8 Hafar al-Batin, Saudi Arabia Metro Area Population 1950-2021. (2021). Macrotrends. 

AL MAKAN MALL
HAFR ALBATIN
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AL MAKAN MALL
RIYADH
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DESCRIPTION

LOCATION

ASSET CLASS

COMPLETION

ACQUISITION

NO. OF OUTLETS

LAND AREA

BuA

GLA

OCCUPANCY RATE

CONTRACTS

VALIDITY¹

Community shopping centre

Riyadh city – Riyadh Province

Retail

Year 2016

Year 2018

81

37,293 sqm

49,963 sqm

22,711 sqm

96%

>10

5-10

2-5

<2

1,303

15,026

1,728

4,247

6%

67%

8%

19%

1

21

13

46

Tenor
(Years) %sqm

GLA
No. of contracts

KEY BRANDS

1 As of 31 December 2020

SPORT 1

TARA CENTER
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Located in the Central Province, Riyadh is the capital and most populated city in 
Saudi Arabia.

The Mall is located in a populated area in the north of Riyadh, close to the King 
Abdullah Financial District.

Current population is 7.3 million in 20219 – an increase of 2.17% from 2020. Riyadh’s 
population has been growing by an average of over 2.5% a year for the past four 
years.

The area is an upcoming district of Riyadh, mainly comprised of residential villa 
communities and vacant lands.

Headquarters of major companies and banks are based in Riyadh, making it the 
Kingdom’s �rst destination for job seekers.

There is a lack of globally recognized entertainment coupled with a severe hot 
climate, making indoor entertainment facilities a popular leisure destination.

KEY DEMAND DRIVERS

CITY OVERVIEW

9Riyadh, Saudi Arabia Metro Area Population 1950-2021. (2021). Macrotrends. 

RIYADH
AL MAKAN MALL
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TABUK
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DESCRIPTION

LOCATION

ASSET CLASS

COMPLETION

ACQUISITION

NO. OF OUTLETS

LAND AREA

BuA

GLA

OCCUPANCY RATE

CONTRACTS

VALIDITY¹

Community shopping centre

Tabuk city – Tabuk Province

Retail

Year 2016

Year 2018

62

21,596 sqm

44,198 sqm

19,006 sqm

71%

>10

5-10

2-5

<2

3,516

5,319

282

4,337

38%

20%

7%

7%

2

13

2

45

Tenor
(Years) %sqm

GLA
No. of contracts

KEY BRANDS

1 As of 31 December 2020

AL MAKAN MALL
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Located in Northwest of the Kingdom, Tabuk region is close to the Jordan-Saudi 
Arabia border.

Attracts a high number of travellers to Jordan by road.

The Kingdom aims to revitalize the province with the newly announced “Neom” 
city (approx. 180 Km from Tabuk City) which is considered to be one of the key 
projects of the government’s Vision 2030.

Shopping is a major activity as the town lacks entertainment options.

The city hosts the largest air force base in KSA.

The population as of 2021 is 667,000 – an increase of 1.52% from 202010 . Tabuk’s 
population has been growing by an average of 1.8% for the last four years.

Lack of large grocery stores in the city such as Carrefour, Danube and Hyper Panda.

High volume of tourists in Tabuk, due to its rich historical sites.

Tourists are a major demand driver for Retail.

The new city of “Neom” with an estimated investment of $500 billion is expected 
to signi�cantly increase retail demand in the area.

KEY DEMAND DRIVERS

CITY OVERVIEW

10 Tabuk, Saudi Arabia Metro Area Population 1950-2021. (2021). Macrotrends. 

TABUK
AL MAKAN MALL
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DAWADMI
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DESCRIPTION

LOCATION

ASSET CLASS

COMPLETION

ACQUISITION

NO. OF OUTLETS

LAND AREA

BuA

GLA

OCCUPANCY RATE

CONTRACTS

VALIDITY¹

Community shopping centre

Al Dawadmi town – Riyadh Province

Retail

Year 2015

Year 2018

78

72,678 sqm

37,318 sqm

28,239 sqm

65%

>10

5-10

2-5

<2

6,737

24

2,889

9,865

30%

39%

1%

30%

2

2

9

65

Tenor
(Years) %sqm

GLA
No. of contracts

1 As of 31 December 2020

KEY BRANDS

AL MAKAN MALL
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Dawadmi is a small town in Riyadh Province. It is located on top of Najd 
Hill which is the central area of Saudi Arabia, located 200 km West of 
Riyadh.

Dawadmi has a population of over 61,000 11.

In 2003, the Dawadmi domestic airport was inaugurated which is located 
30 km west of Dawadmi.

There are many colleges a�liated to “Shagra” University in Dawadmi.

With virtually no competition, Al Makan Mall is the only shopping mall 
in Dawadmi.

Shopping is a major activity as the town lacks entertainment options.

International a�ordable brands are gaining popularity.

The mall is located on King Abdul Aziz Road, the main road in the town 
and the central area of activity.

The mall attracts consumers from nearby cities such as “Sajir city” where 
Dawadmi is considered as its main shopping destination.

KEY DEMAND DRIVERS

CITY OVERVIEW

1 1  G e n e r a l  A u t h o r i t y  f o r  S t a t i s t i c s .  ( 2 0 1 0 ) .  P o p u l a t i o n  a n d  H o u s i n g  C e n s u s .  G s t a t .

DAWADMI
AL MAKAN MALL
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FUND FINANCIALS

The following table provides an overview of the key �nancial metrics for the REIT, based on 
audited �nancials and performance for 2020, and compares this with 2019. 

SUMMARY OF FUND PERFORMANCE

Total assets at year end 

Net asset value at year end 

Issued units 

Total income 

Funds from operations 

Borrowing 

Expenses ratio

Highest NAV per unit 

Lowest NAV per unit 

Dividend distribution 

Dividend distribution per unit 

Net asset value at inception 

Net asset value per unit
at year end (at cost) 

Net asset value per unit
at year end (fair market value) 

Net asset value per unit
at inception

Net income before
non-cash items 

Net income before
non-cash items per unit 

Net income/ (loss) after
non-cash items 

Net income/ (loss) after
non-cash items per unit 

Borrowing as percent
of total assets 

PARAMETERS
(�gures in SAR)

982,362,597

947,722,311

118,000,000 

66,166,502

33,907,311

0

3.06%

9.80

8.03

1,180,000,000 

8.03

8.03

10

36,839,227

0.31

-151,045,862

- 1.28

0.00% 

1,186,668,145 

1,149,508,173 

118,000,000 

103,884,266 

51,927,952 

0

3.02% 

9.74

9.30

50,740,000-

0.43 -

1,180,000,000 

9.74 

9.86 

10

69,887,563

0.59 

59,292,554 

0.50 

0.00% 

FY 2020 FY 2019
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The following table provides an overview of the key �nancial metrics for the REIT, based on 
audited �nancials and performance for 2020, and compares this with 2019. 

The following table summarises the total annual returns of the REIT for the last ten years or 
since inception.

TOTAL RETURNS – 1, 3, 5 YEARS

ANNUAL RETURNS – SINCE INCEPTION

2018

Based on book value
of NAV per unit

Based on fair value
of NAV per unit

2019

2020

Since inception

YEAR

PARAMETERS 

-4.90%

-17.56%

2.42% 

-17.56%

-19.70%

-4.90%

3.68%

-18.56%

-19.70%

BASED ON BOOK VALUE
OF NAV PER UNIT

BASED ON FAIR VALUE
OF NAV PER UNIT

1 YEAR 3 YEARS 5 YEARS 
SINCE

INCEPTION

N.A N.A -19.70%

-19.70%-18.56% N.A N.A
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The following table provides details of fees and expenses paid by the REIT to external parties 
during the year 2020 including zakat charge (in comparison to year 2019).

Statement regarding soft commissions
There were no soft commissions during 2020. 

FUND FEES AND EXPENSES – 2020

Fund management fee 

Custody fee 

Property related expenses 

Establishment fee 

Other fees and expenses 

Total expenses excluding 
depreciation 

Depreciation charges 

Total expenses including 
depreciation 

Parameters (figures in SAR) 

7,904,363

443,582

17,791,890

0

3,894,297

33,307,262

32,551,034

65,858,296

8,506,286 

546,525 

22,331,130 

0

4,394,272 

54,090,585

37,382,100

91,472,685

FY 2020 FY 2019 

Total expenses excluding
depreciation as a percent

of total assets
Total expenses including
depreciation as a percent

of total assets

3.39%

6.70%

4.56%

7.71%
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FUND PROSPECTS

The growth prospects for the fund in the future are promising. As 
discussed earlier, the Covid-19 crisis is steadily being brought under 
control. As of March 2021, the Kingdom has administered over 4 million 
vaccine doses and has begun the steady return to normality, with malls 
and cinemas reopening. 

In 2021, Household spending is predicted to increase by 2.7% and 
disposable income is forecast to rise by 6.4% year on year, which can be 
bene�cial across the Fund’s assets. 

Some economists predict the Kingdom’s economy will grow by 3.1% in 
2021, with others even more bullish - estimating growth of 3.7% 12 in 2021. 
Growth estimates for 2022 are as high as 4% 13. Such strong growth rates 
would provide the basis for sustained increases in consumer spending.

There are of course downside risks, such as an unexpectedly negative 
development in the Covid-19 pandemic, more restricted public spending, 
potentially volatile oil prices, the impact of rising in�ation (predicted to 
reach 3.7% in 2021) 14 and the repercussions from the hike in VAT from 
5% to 15% in July 2020 which are projected to linger well into 2021-22.  

The Fund is well-placed to take advantage of the growing entertainment 
sector. By the end of Q2-2021, three of the Fund’s malls will have a 
brand-new cinema. Cinema ticket revenue is projected to grow by 27.6% 
annually from 2021-2024. Ticket sales in 2021 are projected to be worth 
$48 million and it is estimated that cinema revenue in the Kingdom will 
be worth $1.5 billion by 2030 15. The multiplier e�ect this could have on 
footfall, with the cinema acting as a magnet for new customers at the 
shops and restaurants in the malls, cannot be overstated.

The Fund’s plans to bring on a new property manager, along with hiring 
personnel who can improve the performance of the Fund’s assets, is likely 
to have a positive e�ect on the portfolio over time. Combine this with the 
acquisition of new assets to diversify and strengthen the foundations of 
the Fund, and we would expect the yield to increase signi�cantly along 
with the security of the Fund’s revenue streams.

12

13

14

15

Saudi Arabia Economic Outlook. (2020, November). Focus Economics. 

The economic context of Saudi Arabia. (2021, March). Nordea Trade.

Ibid.

KSA’s Cinema Revenue Is Projected to Hit a Staggering $1.5 Billion by 2030. (2020). About Her. 
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FUND TIMELINE

The following is a summary of the material changes which occurred during the year 
2020 relating to the REIT:

KEY MATERIAL CHANGES DURING 2020

On 13th January 2020 (corresponding to 18/05/1441), the REIT announced the availability 
of the quarterly factsheet for the period ended on 31 December 2019.

On 25th February 2020 (corresponding to 01/07/1441H), the REIT announced the availability 
of the semi-annual assets’ valuation reports for the second half of 2019 for the public.

On 17th March 2020 (corresponding to 22/07/1441H), the REIT announced a material 
development to Swicorp Wabel REIT Fund regarding temporary closure of shopping centres 
Pursuant to the precautionary Directive issued by the government to contain the spread of 
coronavirus.

On 31st March 2020 (corresponding to 07/08/1441H), the REIT announced the Availability 
of the Annual Financial Report of Swicorp Wabel REIT Fund for the Financial Year Ending on 
31-12-2019 to the Public.

On 14th April 2020 (corresponding to 21/08/1441H), the REIT announced a Material 
Development Related to Swicorp Wabel REIT Fund the decision of the Fund board to 
support certain “eligible” tenants that are most e�ected by the disruption in business in 
these di�cult times.

On 14th April 2020 (corresponding to 21/08/1441H), the REIT announced the availability 
of the quarterly statement for Swicorp Wabel REIT Fund for the period ending on 31 March 
2020.

On 16th April 2020 (corresponding to 23/08/1441H), the REIT announced dividend 
distribution to Swicorp Wabel REIT Fund’s unitholders.

On 29th April 2020 (corresponding to 06/09/1441H), the REIT announced the latest 
developments to Swicorp Wabel REIT Fund regarding the partial reopening of the Fund’s 
Shopping Centers.

On 04th June 2020 (corresponding to 12/10/1441H), the REIT announced a subsequent 
announcement to Swicorp dividend distribution to Swicorp Wabel REIT Fund’s unitholders 
announcement.
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On 04th June 2020 (corresponding to 12/10/1441H), the REIT announced the latest 
developments on temporary lockdown of malls (gradually reopened).

On 05th July 2020 (corresponding to 14/11/1441H), the REIT announced the availability of 
the Annual Report of Swicorp Wabel REIT for the period ending 31 December 2019.

On 13th July 2020 (corresponding to 22/11/1441H), the following resignation of the board 
members of the REIT was announced:

 Mr. Abdullah Saud Al-Kulaibi (Non-independent member)

              Mr. Kwok Hansim (Non-Independent Member)

 Mr. Majed Kareem (Independent Member)

Also, on 13th July 2020 (corresponding to 22/11/1441H), the appointment of the following 
two new board members of the REIT was announced:

On 14th July 2020 (corresponding to 23/11/1441H), the REIT announced the availability of 
the quarterly statement for the period ending on 30 June 2020.

On 14th July 2020 (corresponding to 23/11/1441H), the REIT announced an update to the 
Fund’s Terms and Conditions.

On 20th July 2020 (corresponding to 29/11/1441H), the REIT announced the availability of 
the semi-annual assets’ valuation reports for the �rst half of 2020 for the public.

On 16th August 2020 (corresponding to 26/12/1441H), the REIT announced the occurrence 
of a speci�c event to Swicorp Wabel REIT Fund “The opening of a cinema in Almakan Mall 
Hafar Al-Batin”.

On 26th August 2020 (corresponding to 07/02/1442H), the REIT announced the occurrence 
of speci�c event to Swicorp Wabel REIT Fund “The opening of a cinema in Almakan Mall 
Riyadh”.

On 24th August 2020 (corresponding to 05/02/1442H), the REIT announced the availability 
of the Interim Financial Report of Swicorp Wabel REIT Fund for the period ending on 30 
June 2020.

On 14th October 2020 (corresponding to 27/02/1442H), the REIT announced the availability 
of the quarterly statement for the period ending on 30 September 2020.
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SERVICE PROVIDERS

FUND MANAGER
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FUND BOARD REPORT

The Board of Directors of the REIT (“Board”) met twice during the 
year 2020 and following topics were discussed:

Following table lists down and summarizes the resolutions approved by the Board of 
Directors of the REIT during the year 2020:

Board of Directors of the REIT – Summary of meetings held, 
and resolutions approved during the year 2020

SWR FS Highlights & Performance Overview of Acquisition Targets

Wabel Relationship & PM Transition Status SWR Debt Financing

Amendment to T&Cs & Unitholder Meeting Corporate Governance Charter

Investment Strategy Amendment to T&Cs & Unitholder Meeting

RESOLUTION 
NUMBER

RESOLUTION 
DATE BRIEF DESCRIPTION

No. 09-2020

No. 10-2020

No. 11-2020

03/06/2020 • The appointment of Mr. Hammad Mughal instead of Mr. 
Abdullah Saud Al Kulaibi as (“Issuer Representative”)

•  Approving and certifying the Interim Financial Report for the 
Fund for the period ending on June 30, 2020

•   Approval of Board Charter
•   Authorizing the Fund Manager to �nalize the new terms of 
�nancing with the National Commercial Bank (NCB) or any other 
lender
•   Approve the acquisitions and investments strategy and 
delegates to the Investment Committee and Fund Manager to 
negotiate, perform due diligence and close the transactions 
subject to the limits of the Board Charter

17/08/2020

17/08/2020

No. 12-2020 18/08/2020

•    Approving the changes to the Terms and Conditions, that 
include the following fundamental changes:
 -  Changing the cap on property management fees from 
3.0% to 10.0% (whether the new fees are �xed or a percentage of 
revenue)
 -  Ensuring appropriate de�nition for operating 
expenses and removing the cap of 17.0% of revenues
 -  Introducing a real estate brokerage fee of up to 2.5% 
of the purchase price
 - Introducing a leasing fee or leasing advisory fee, as a 
percentage of the leasing revenue of the �rst year or over the 
contract period. The Leasing advisory fee to be for a temporary 
period maximum of 6 months till a new property manager (and/
or leasing manager) is in place. 

•  Approves the selection process (including the regulatory 
step of CMA submission) of the appointment of a new 
property manager (and/or leasing manager) to replace the 
current property manager
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RISK ASSESSMENT REPORT

During the course of its operations, the REIT as well as the real estate assets in its portfolio are exposed 
to a range of potential risks. In case of any of those risks materializing, the performance and �nancial 
health of the REIT may be materially impacted. All potential investors must carefully evaluate the 
risks pertaining to the REIT against their speci�c individual objectives and circumstances and avail 
professional investment and legal advice before investing in the units of the REIT.

The Fund Manager has a robust risk management function guided by internal procedures, processes, 
and systems to carefully identify and manage potential risks with the aim of minimizing potential 
negative impact of those risks on the �nancial and operational performance and health of the REIT. The 
potential risks facing the REIT include, but are not limited to, the following:

NAME
TENURE
TYPE
LISTING DATE
RISK LEVEL

Swicorp Wabel REIT Fund
99 years
Close ended REIT Fund listed on Tadawul
06th August 2018
High

POTENTIAL 
RISKS DESCRIPTION MITIGATION MEASURES

Shopping Mall 
performance 

risk

Property type 
concentration 

risk

Oversupply as result of an 
increase in the Shopping 
Mall area space or declining 
demand as result of 
contractionary �scal policy 
or the increasing adoption 
of online shopping by 
consumers.

The fund is currently fully 
exposed to only single 
type of real estate sector 
which is Shopping Mall. 
In the presence of full 
concentration, the fund 
is exposed to any form of 
Systemic risk which can be 
o�set by diversi�cation.

The Fund Manager has foot fall traffic devices 
installed to count the number of visitors.

As per the T&C, the fund manager is not restricted 
to property investment in specific real estate 
sector. Thus, future acquisitions could be directed 
toward other sectors such as residential, industrial, 
hospitality, education, logistics, offices.

Liquidity risk
Loss of market value at the 
time of property sell o� due 
to weak market liquidity.

The fund manager has a detailed process and 
methodology in the Fund's operating manual to be 
used as a guidance in the event of asset liquidation 
or acquisition. Furthermore, the investment 
properties are tested for impairment at each 
reporting date to assess the recoverability of the 
asset carrying amount. If there is an indication 
that the carrying amount exceeds the recoverable 
amount the asset will be impaired, and loss will 
be recorded via the statement of comprehensive 
income.



26

POTENTIAL 
RISKS DESCRIPTION MITIGATION MEASURES

Capital 
Funding risk

Yield risk

Since the fund pay-out ratio is 90% by 
regulations, the fund will be always 
seeking liquidity funding for expansion 
purpose. In the absence of capital 
expansion may be curtailed a�ecting 
the fund performance and reputation. 

Deteriorating fund's yield can be a 
cause of internal or an external factor. 
Determining the factors can help 
explain the type of risk the fund is 
running into in general.

There are development risks associated 
with real estate projects under 
development, which include (1) delays 
in the completion of work in a timely 
manner, (2) cost overruns, (3) inability 
to obtain rental contracts at targeted 
returns, and (4) force majeure resulting 
from factors outside the control of 
the Fund relating to the construction 
sector (including poor weather and 
environment conditions and shortage 
of building materials in the market) the 
matter which hinders the completion 
of development projects which 
may a�ect the pro�tability and/or 
�nancial viability of the project and 
lead to inability to meet the revenue 
expectations upon completion

The fund does not have a financing 
agreement in place as we speak, 
however once the appropriate asset 
for acquisition is determined, financing 
arrangement can be secured.

The fund manager semi-annually 
assesses the fund's performance by 
carrying out a comparison analysis 
in relation to other fund's yield. The 
purpose of the analysis is to underline 
whether the fund deteriorating 
performance is due to systemic or 
idiosyncratic risks.

Real Estate 
Development 

risk

As per the T&C the fund has to 
maintain at all time a minimum of 75% 
in the form of an already developed 
income generating properties out of 
the total asset pool. This will limit fund 
exposure to investing in asset, which is 
underdevelopment, hence will mitigate 
the development risk. Furthermore, the 
fund manager focused is on developed 
asset. 

Interest Risk

Inflation risk

Tenant Credit 
risk

Uncertainty of increase in cost of 
funding due to increase in interest 
rate volatility impacting the fund’s net 
income

Impaired fund performance as result 
of an increase in the general price level 
across the economy

Impaired fund performance as result of 
tenants not meeting or paying rent by 
the time it is due

As we speak this risk is not applicable 
due to absence of debt financing. 
However, the risk will be relevant when 
a debt financing is used. 

Almost 30% of the tenants’ contracts 
have an incremental rent pricing on 
annual basis. The rest of the contracts 
are constant, however on average 
the rent price per square meter for 
constant contracts is higher than the 
incremental one. 

The fund adheres to IFRS for financial 
reporting purpose; accordingly, 
provisioning will be computed as 
per IFRS 9 for any outstanding credit 
amount. Furthermore, the Fund 
Manager has a Risk Management 
resource for the purpose of monitoring 
and reporting this risk independently.   
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POTENTIAL 
RISKS DESCRIPTION MITIGATION MEASURES

Lease
vacancy

risk

Collection and 
Receivable 

risk 

Loss due to the 
Opportunity cost of a 
vacant leased area space 
for an extended period.

Inability to convert 
receivable into cash due to 
weak collection. 

An occupancy threshold between fund and 
property manager has been agreed upon and is 
part of the terms of the agreement. Accordingly, 
the Fund Manager monitors threshold on 
continuous basis to make sure it is maintained. 
Also, in case of failure to maintain the threshold 
the Fund Manager can exercise his KPI deduction 
right.

A collection and a receivable threshold has been 
agreed upon with the Property Manager. In the 
event of failure to maintain this threshold, the 
Fund Manager can exercise his KPI deductions set 
out in the property management agreement until 
the KPI is delivered. 

Tenant default 
risk

Loss in rental income due 
to tenant inability to pay.

The fund Manager exercises the following to 

preventive measures to mitigate this risk:

1-Collection and receivable KPIs. 
2-Rental Default policy periodic review. 

Counterparty 
risk

Operating 
expense risk

Regulatory 
Compliance 

risk

Acquisition 
risk

Expropriation 
risks

Fund's exposure to 
investments not under 
management of the fund 
manager.

An increase to the 
physical assets operating 
or running expenses 
will ultimately impact 
fund's bottom line, thus 
performance.

Nonadherence to the fund's 
regulatory framework as 
set forth by the Regulator 
can have di�erent negative 
implications to the fund. 
Among these risks, 
disqualifying fund's issued 
traded units from trading on 
the exchange.

The uncertainty that 
the asset manager will 
be making the right 
acquisition which could 
undermine the unit 
holders return.

The risk that the 
government forcibly 
takes over the ownership 
of a privately owned 
property.

To mitigate this risk, the fund manager adheres to 
fund's Terms and conditions which specifies that 
the maximum exposure to such type of risk should 
be no greater than 25% out of the fund's gross 
asset.

The fund Manager prepares an annual business 
plan before the start of the year. Hence the 
business plan serves as benchmark to controlling 
and monitoring this risk. 

The fund manager has a dedicated compliance 
resource in addition to a controlling procedure 
to make sure the fund is in full adherence to the 
Terms and Conditions.

To add extra focus and mitigate this risk, the 
fund represented by its board has approved an 
investment committee to oversee and deal with 
the fund's asset acquisition and disposition more 
closely.

This is an idiosyncratic risk and its outcome 
can neither be predicted nor its impact can be 
determined presently.
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POTENTIAL 
RISKS DESCRIPTION MITIGATION MEASURES

Location 
Concertation 

risks

Litigation risk

Properties which are fully 
concentrated in a single 
location could be exposed 
to greater market risk.

Litigation risk is the 
possibility that legal action 
will be taken against the 
fund.

The fund's underlying asset exposure is well 
diversified across four different areas.

This is an idiosyncratic risk that is difficult to 
assume, and it also expected and accepted as part 
of the course of any business.

Zakat and 
Taxation risks

Zakat and Taxation risk 
is the chance that Zakat 
and Tax rules may change 
resulting in losses due 
to higher-than-expected 
taxes.

The fund manager closely keeps track of major 
economic fiscal development and accordingly 
discount Zakat and Taxation relevant scenarios 
into the fund's annual budget. For the year 2021 
no additional Zakat and Taxation risks have been 
discounted.

Leasehold risk

Rental 
Discount risk

Property 
Manager 

Performance 
risk

Out of the four properties 
owned by the fund, 
one is a leasehold not 
a freehold. Chances of 
this leasehold not being 
renewed or renewed at 
relatively expensive terms 
could have a negative 
impact on the fund's 
performance.

Rental discount is a 
strategic tool used for 
tenant retention to 
improve occupancy and 
fund’s performance. 
However, excessive 
discount can have 
opposite impact on 
performance as well.  

The fund's physical asset is 
managed by a third party. 
In the event the property 
manager fails to carry out 
its responsibilities as set 
out in the agreement; it 
can lead to unnecessary 
distortion to the 
operation process of the 
fund's physical asset. 
Thus, impairing fund's 
performance.

Unlike the other freehold properties which are 
depreciated over 25 years, the leasehold property 
is depreciated based on the remaining land lease 
period. The leasehold agreement is to expire in 
15 years in December 2036. As such, in case of a 
non-renewal to the leasehold. The property lost 
due to the non-renewal will be fully provided 
against. In the event the leasehold is renewed at an 
expensive term, based on IFRS the fund manager 
will capitalize the value of the operating lease by 
calculating its present value. Thus, an asset will be 
recognized at a higher value reflecting the new 
pricier lease terms.

The fund Manager exercises the following to 
mitigate this risk:
1- Impact Analysis. 
2- Assessing Tenant credit worthiness. 
3- No rental discount is availed unless all historical 
dues are totally settled.

The Fund Manager has agreed on set of KPIs 
with the Property Manager. In the event of non-
achievement of KPIs, the Fund Manager can 
exercise the following:
1-Make KPIs deductions. 
2- Refuse to accept any subsequent performance of 
the Services which the Property Manager attempts 
to make.
3-The Property Manager will be obligated to 
arrange for substitute service from elsewhere.
4-Hold the Property Manager accountable for any 
loss and additional cost incurred.  
5-Terminate the agreement and have all sums 
previously paid by Fund Manager to the Property 
Manager refunded by Property the Manager.
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POTENTIAL 
RISKS DESCRIPTION MITIGATION MEASURES

Operational 
risk 

Absence of internal control can be any 
of the below but are not limited to the 
following:

1- Absence of Policy and procedure for 
various �nance, operations, and leasing 
processes.

2- Failure to manage lease administration 
and tenant relations.

3- Failure to meet Financial Management 
obligations as stipulated in the agreement. 

4- Failure to perform crisis management 
duties. 

5- Absence of Technical building survey and 
mall inspection in addition to other facility 
management obligations as stipulated in 
the agreement.

6- Absence of Quali�ed and authorized 
competent human resources. 

7- Failure to maintain up to date record 
and backup copies on the integrated ERP 
system.

8-Absence of Regular reporting and 
dashboard. 

9- Absence of leasing strategy and pricing 
policy. 

10- Absence of Budget, business, 
marketing, operation, and project plan.  

11- Absnece of Controls over supplies 
provided by the Fund Manager.

12- Failure to obtain necessary regulatory 
licenses and permits.

13- Non-compliance with safety, 
environmental, construction, workplace 
and planning as required by various 
government agencies. 

14- Absence of Controls over Third party 
service providers appointed by Property 
Manager such as subcontracting.  

15- Loss of rental revenue due to Property 
Manager’s failure in carrying out his 
obligations. 

16- Breach of con�dentiality.

17- Any other unauthorized activities 
undertaken by the Property Manager. 

Internal controls are part of the 
Property Manager obligations 
and are subject to the same 
mitigations under Property 
Manager Performance risk.  
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IMPORTANT NOTICE & LEGAL DISCLAIMER
This document has been prepared by Swicorp, a Saudi-based company under CR No. 1010233360 
dated 06/05/1428 corresponding to 23/05/2007, licensed by the Ministry of Investment of Saudi 
Arabia under license No. 10030104289 and considered as an Authorized Person (AP) under the 
CMA license No. 37 – 12161, in accordance with the Real Estate Investment Funds Regulations 
issued by the Board of the Capital Market Authority pursuant to resolution No. 1-193-2006 
dated 19/6/1427 corresponding to 15/7/2006, and the Real Estate Investment Traded Funds 
Instructions issued by the Board of the Capital Market Authority pursuant to the resolution No. 
6-130-2016 dated 23/01/1438 corresponding to 24/10/2016.

Swicorp, as the Fund Manager for Swicorp Wabel REIT Fund (“Fund”), has prepared this  
document in compliance with the applicable regulations issued by CMA. Swicorp has used and  
relied upon information from third party service providers and public sources in preparation of 
this document. Swicorp has not independently verified the accuracy and completeness of such 
information and has assumed that all such information is complete, accurate, and not  
misleading.

The value of units and income of the Fund may go up or down and investors may receive less  
than the original investment. All investors should consider their respective specific individual  
and financial situation and seek professional investment and legal advice prior to investing in  
the Fund. Detailed and specific information pertaining to the Fund is provided in the Terms and  
Conditions (T&C) of the Fund which should be read and understood prior to investing in the 
Fund.

Neither Swicorp nor any of its affiliates, directors, officers, employees, or agents give any  
representation, undertaking, or warranty, express or implied, pertaining to the (i) accuracy or  
completeness of any information contained herein, or (ii) future performance of the Fund.

This document should be used as a supplement, not as a substitute for the Fund T&C. Potential 
investors must read the T&C before making any decision relating to investment in the Fund. 
Potential investors shall not deal with the contents of this document or the T&C as an investment 
advice. All investors shall investigate and verify the opportunity and feasibility of investment in 
the Fund, with respect to the advantages and risks involved in investing in the Fund. Investors 
are advised to consult their financial advisors, legal advisors and accountants regarding the 
purchase, retention, and disposition of Fund units.

All fees and expenses mentioned in this document do not include the Value Added Tax (VAT)  
unless disclosed otherwise in the document. Amount of taxes imposed or exemptions of them  
are subject to changes in the future.

The risk level associated with an investment in the Fund is classified as medium to high, therefore 
the Fund may not be suitable for risk averse or low risk preferences investors as the prices of the 
Fund’s units or dividend may fall due to certain risks related to the investment in the Fund. 
Consequently, the Fund does not entail any guarantee that such investment shall not incur any 
loss. The potential investors are advised to consult an independent financial advisor licensed by 
the CMA prior to making an investment decision in relation to the units of the Fund. 
Accordingly, the purchase of such units is only suitable for investors who can bear the risks 
associated with such investments. For more information in regards to the risks pertaining to 
the investment in the Fund, please refer to Article 7 of the Fund’s Terms and Conditions.

The information contained herein is, to the best knowledge and belief of the Fund Manager, true  
and correct in all material respects and is not misleading. In preparing this document, the Fund  
manager exercised reasonable due diligence. CMA neither bear any responsibility regarding the  
content of this document nor grant any warranties regarding their accuracy or completeness  
and expressly disclaim any liability whatsoever for any loss that may be incurred from reliance  
on any part of this document. Each recipient of this document is responsible for making his own 
independent evaluation of the information contained herein.




