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Introduction

Messrs/ Saudi Fransi Capital Company

Greetings,

We are honored by your acceptance of our offer to provide our professional services in the field of real estate evaluation for a (Office building) in the city of
(Riyadh), district of (Al-Gadeer), having an area of (4,360) m2. Accordingly, we inspected the property to be evaluated and determined the best method for
identifying the market value while adhering to the local and international standards and regulations applicable in the field of evaluation, specially International
valuation standards (2022) approved by Saudi Authority for Accredited Valuers, on the basis of which data were collected and analyzed to reach the market value,

Based on the standards and valuation approaches and methods applicable and according to the client’'s requirements, Tathmeen experts believe that the market

value (of the office building) is equal to (79,654,000) Saudi riyals, as documented in this report

Ahtned biN A/ Al-Talei
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General Standards




Executive Summary

Customer name Saudi Fransi Capital Company Deed no. 917807004147
Beneficiaries of evaluation Saudi Fransi Capital Company Date of Deed 1443/6/27
Purpose of evaluation REIT Fund Plan no. 2726
Type of property office building Plot no. 1/1022,1014/1,1021/1013
Address of the property Kingdom of Saudi Arabia - Riyadh - Al-Ghadeer Basis of value Market value
Applicable
Raw land area of the property 20 4,360 Valuation International Valuation Standards 2022
Standards
Date of
Nature of ownership Complete ownership . 2022/12/01
Inspection
Date of
Market approach (Comparable transactions methods) SyIlaon 2022/12/31
Applicable Valuation methods Incorlne approach (m;o(n[;EFcapntahhz;tlon)
ncome approac metho R f
PP e[.Jortdateo 5023/01/23
Cost approach issuance

Market value of the property (SAR) 79,654,000

AATIO
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Scope of work | About the Valuation Company

These standards define the requirements for conducting evaluation, except for what is amended by the standard of
assets or valuation applications. The purpose of these standards is to be applied on the evaluation procedures of all

assets and any other evaluation purposes to which the valuation standards apply.

This report has been prepared by Saudi Asset Valuation Company and its work team who enjoys the highest levels of the
required efficiency and neutrality, and benefits from the resources available to us represented in the efficiency of our
advisory team, which includes a group of qualified consultants with higher academic degrees and experiences in the field
of evaluation and Consultations, and the information base available to our company that was built through its evaluation
experiences and through the collection of data, information and statistics issued by the official and unofficial authorities,
giving the valuers wide knowledge and awareness to carry out their tasks to the fullest. Furthermore, the company is
working on updating its database continuously.

Our experience in evaluation and consultation is more than 10 years. We have submitted more than 24,000 evaluation
reports during our work period.

Tathmeen Company (Valuation) was honored to provide its services to government and semi-government agencies, to
most of the banks in the Kingdom, financial companies, real estate companies, industrial sectors, commercial companies

and others.




General Standards]|

Nature of evaluated assets Customer information and usage

City Riyadh Customer name Saudi Fransi Capital Company
District Al- Ghadeer Author of the report Saudi Fransi Capital Company
Area (4,360 )m? Usage Internal Use

A report explaining the evaluation methodology and steps, evaluation results, and photos and borders of the assets
Description of the report | being evaluated in accordance with Standard 1.2 on compliance with standards and research and investigation work, and
Standard 1.3 on reporting.

Purpose of evaluation REIT Fund.

0 It has been assumed that the property is fully owned with no liabilities.
Assumptions o Photocopies have been received from the client for the deed and a sketch of the site. Tathmeen did not verify their
correctness assuming that the property is not mortgaged and there are no rights on it for other parties.

We have studied the real estate market in the targeted Property area and were guided in the study by the closest
Scope of research and ) ) T
properties to the targeted Property in terms of specifications and areas for each of them. We have worked hard to ensure

investigation , _ _ . .
that the information obtained is as correct as possible.

Nature and sources of Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, and the database of Tathmeen, which
information is constantly updated

Report currency Saudi Riyal

)
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General Standards|

Value basis (Value type)

State of uncertainty

Restrictions on usage
Distribution or
publication

Compliance with
international valuation
standards

Valuator’s neutrality

AATIO

Market value:

It is the estimated amount for which assets or liabilities should be exchanged on the valuation date between a willing buyer and a
willing seller in an arm's length transaction after proper marketing where each party has acted knowledgeably and prudently without
compulsion.

It is the state resulting from the lack of evidence and indicators at a certain period of time that enables the valuator to perform the
valuation process in the best way

This report is for the purpose for which it was prepared and shall not be used, circulated, quoted or otherwise referred to in any case
for any other purpose. Accordingly, the Company or the valuator shall not be liable for any loss suffered by any party as a result of
using the valuation report in violation of the provisions of this section. The evaluator reserves all rights to issue the valuation report.
This report shall not be reproduced in any manner without an explicit consent of the Company. This report shall not be submitted to
any party other than those referred to in it without the explicit consent of the Company. As a precaution, the Company and the
valuator reserve the right to make any adjustments and to make any review of the valuation or support the result of the valuation
under specific circumstances.

The Company reserves the right, without any obligation, to review the valuation accounts and to amend and revise its findings in the
light of information that existed at the date of the valuation but which was subsequently made clear.

The methodologies adopted by the company in the field of valuation, which are based on sound foundations and solid constants in
line with local and international standards in force, especially the application of the International Valuation Standards 2022

Tathmen and its representatives, whether residents or assistants, carried out the valuation process without bias. They also work with

objectivity and enjoy independence from the client and his subsidiaries or affiliates. Tathmen and its representatives have no current

or potential interest with the client or any of his subsidiaries or affiliates. They are not also among those who know the insides of the
client’s affairs or though who have internal relations or links with the client, his subsidiaries or affiliates. Moreover, the valuator’s fees
for the valuation process are not conditional on the findings reached or any other events. In case the Company obtained a significant

assistance from another party regarding an important aspect of the valuation, the nature of this assistance and the extent of reliance

on it, if any, shall be mentioned and documented in the report



(2-2) Scope of work | work Stages

Application of valuation
approaches and methods

I
93]

After the experts assessed the current use in terms of
the market and the available data about it, it was

----»| concluded that the method of capitalizing income, cost

and cash flows is the best for estimating the value of the
property.

Asset inspection 01

06’ Estimation of value

The title deed was received from the customer, which
shows that the property's area is 4,360 square meters, in
addition to a sketch showing the location of the property.
After that, the property was examined and the information
received from the client was matched with reality

After reconciling the results of the valuation
N approaches and methods, a value that is consistent
with the scope of work discussed with the client is
weighted

Determining the properties of the 02
asset

(@)
~N

Review of value

Through inspection, it was found that the asset to |__

be evaluated is a (Office building) in (Riyadh) city.

The value will be reviewed by a review committee
consisting of 3 other experts who will review the
information, analyzes, and assumptions reached by
the Valuer.

Data collection 03

08 Preparation of report

Based on the type of property being evaluated, the
scope of data collection was outlined by the city of
(Riyadh), (Al-Gadeer district), especially the area
surrounding the property

Preparing the report according to Standard 101

---+|“Report Description” and Standard 103 “Report

Preparation”

Data analysis (04

The data available in the area of the property,
obtained from unofficial sources such as real estate
brokers working in the property area, and from
official sources represented by the Ministry of
Justice indicators
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Market analysis




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

01  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for all lands of the city of Rivadh

Year Number' o Sold Area Sales Volume
Transactions
2010 92,140 695,499,770 94,735,292,085 Sales Volume
2011 94,006 531,229,187 106,675,530,921 140’000

129053

2012 60,996 268,915,968 100,340,679,466 118930
120,000
2013 71,873 233,736,612 118,929,717,391 105516 106676
100341
2014 66,016 255,995,001 129,053,353,518 89572 94735 100,000
2015 59,833 152,577,755 105,516,472,396 25660
71016 80,000
2016 45,683 117,576,533 89,572,470,299
2017 50,913 69,933,755 75,659,645,392 556155709 60,000
2018 9,091 16,917,992 13,036,913,549 40,000
2019 60,126 55,997,285 55,709,331,355
13037 20,000
2020 50,252 60,695,172 55,614,504,191
2021 46,554 66,246,896 71,015,946,446 I

20212020201920182017 2016 20152014 2013 2012 2011 2010

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

02 Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for residential lands of the city of Rivadh

Year
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020

2021

& 8
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Number Of
Transactions

81,340
83,273
53,619
63,117
58,229
52,392
39,968
45,604
8,407
57,210
46,256

41,126

Sold Area
182,498,924
261,920,619
171,631,242
142,705,850
191,139,766
104,323,882
53,220,572
41,881,969

5,221,366
44,328,174

37,381,543

32,453,794

Sales Volume
51,952,225,278
63,999,414,404
58,651,602,362
70,677,236,779
74,940,841,184
55,290,767,416
46,859,446,204
45,012,831,376

6,611,837,153
44,888,483,793
36,103,152,924

40,864,961,400

Sales Volume

74941
70677

63999
58652
55201
51952
44888 4501416859
40865
36103
‘ | 6612

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010

80,000
70,000
60,000
50,000
40,000
30,000
20,000

10,000

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

03  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for commercial lands of the city of Riyadh

Year Number' i Sold Area Sales Volume
Transactions
2010 10,800 513,000,846 42,783,066,807 Sales Volume
2011 10,733 269,308,568 42,676,116,517 60,000
54113
2012 7,377 97,284,726 41,689,077,104 50226
48252
2013 8,756 91,030,762 48,252,480,612 >0,000
’ ’ ! ’ ! ! 42713 416894267642783
2014 7,787 64,855,235 54,112,512,334 40,000 3
2015 7,441 48,253,873 50,225,704,980 So151 30647 <
2016 5,715 64,355,962 42,713,024,095 30,000 §
2017 19511 =
0 5,309 28,051,786 30,646,814,016 20,000 S
2018 684 11,696,626 6,425,076,396 10821
2019 2,916 11,669,110 10,820,847,562 I 6425 10,000
2020 3,996 23,313,628 19,511,351,267 I i
2021 5.428 33,793.101 30150,985,046 2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010
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The location of the property in

the city of Riyadh

by T - armuk. n A o Riyadh is the capital of the Kingdom of
ey g A Sl LW o : Saudi Arabia, its largest city and the third
Yo T bl R oy e RN largest Arab capital in terms of population.
Property location £ XN L A el : . 4 : Riyadh is located in the middle of the

o y e oot b s : iy Arabian Peninsula on the Najd plateau, at
an altitude of 600 meters above sea level.
It is the HQ of the Emirate of Riyadh,
according to the administrative division of
the Saudi regions. The city of Riyadh is
inhabited by about 10.5 million people,
according to statistics in 2021. The Saudi
capital is considered one of the fastest
expanding cities in the world. During half
a century of its inception, the area of the
small city expanded to 1,800 square
kilometers, reaching 3,115 kmZ2. in this
time . Riyadh is the political and economic
front of Saudi Arabia, as it contains the
headquarters of the country’s sovereign
institutions. Urban planning divides the
city of Riyadh administratively into 16
municipalities, comprising more than 167
residential neighborhoods, managed by
the Riyadh Municipality and the Royal
Commission for Riyadh City. It possesses
tourist and cultural potentials from
historical sites, museums and urban
landmarks.

r
S T




The location of the property
at the level of Al-Ghadeer
neighborhood

Al-Ghadeer neighborhood, located in
the north of Riyadh, is considered
Ry ¥ e, B one of the quiet residential
e Radil et e, neighborhoods where all services are
LONACCHTD RIS ERE gyailable, and it is one of the
S @ PP %%  neighborhoods affiliated with the
: - § o North Municipality. The neighborhood
is characterized by its proximity to
some important places such as: KAFD,
the Supreme Court in Riyadh, SPA,

and the Kingdom Hospital
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VValuation approaches and methods

Method Market approach (Comparable transactions methods) Lands

Definition of approach

0 It uses the method of comparative transactions, also known as the method of indicative transactions; Information on transactions of identical or similar assets to the asset
being valued in order to arrive at an indication of value. Source:

0 When the comparable transactions considered involve the subject asset, this method is sometimes referred to as the prior transactions method.

o] According to this method, the first step is to study the transaction prices of identical or similar assets that have been concluded recently in the market. If the
transactions concluded are few, it will be also better to study the prices of identical or similar assets listed or offered for sale, provided that this information is
clear and analyzed objectively. The information related to the prices of these transactions shall be amended to reflect the differences in the terms and conditions
of the actual transaction, the basis of the value, and the assumptions adopted in the evaluation process that is carried out. Differences can also exist in the legal,

economic and physical characteristics of other transaction assets compared to the asset being valued.

o Data of similar offers were collected from the Ministry of Justice index and the market survey of the property area. Data available in the database of Saudi Asset

Valuation Company were used, sorted and classified and the necessary adjustments were made on them to reach accurate results.

Application

0 Defining units of comparison used by relevant market participants.

0 Determining the related comparative transactions and calculating the main evaluation measures for those transactions.

0 Conducting a consistent comparative analysis of the qualitative and quantitative similarities and differences between the comparable assets and the asset being
evaluated.

0 Making the necessary adjustments, if any, to the evaluation measures to reflect the differences between the asset being evaluated and the comparable assets.

0 Applying the modified evaluation measures to the subject asset (the asset being evaluated).

0 Reconciliation is made between value indicators if more than one measure is used
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VValuation approaches and methods

Method Cost approach (Replacement method) Buildings

Definition of approach

0 The cost approach provides an indication of value using the economic principle that a buyer will pay no more for an asset than the cost
to obtain an asset of equal utility, whether by purchase or by construction, unless undue time, inconvenience, risk or other factors are
involved.

o The approach provides an indication of value by calculating the current replacement or reproduction cost of an asset and making
deductions for physical deterioration and all other relevant forms of obsolescence.

0 Replacement cost is the cost of determining the price a participant would pay to obtain a benefit similar to the subject asset and not the

exact material properties of the asset. (International Valuation Standards 2022, P.59, D 70.2)

Methodology

o0 Usually replacement cost is adjusted for physical deterioration and all relevant forms of obsolescence. After such adjustments, this can

be referred to as depreciated replacement cost.

Application

o Calculating all of the costs that would be incurred by a typical participant seeking to create or obtain an asset providing equivalent
utility.

0 Determine whether there is any deprecation related to physical, functional and external obsolescence associated with the subject
asset.

o Deducting total deprecation from the total costs to arrive at a value for the subject asset.




VValuation approaches and methods

Income Method (Discounted Cash Flow Method) Income-Producing property

Definition of approach

o In the discounted cash flow method, the cash flows are discounted to the valuation date, which results in the current value of the

asset.
o In some cases, the discounted cash flows for a long-term or forever asset can include a terminal value that represents the value of

the asset at the end of the explicit forecast period. In other cases, the value of the asset can be calculated only by using a terminal or
terminal value without an explicit forecast period, and this is sometimes referred to as the income capitalization method.

o Choosing the most appropriate types of cash flows for the nature of the task and the asset being evaluated (pre-tax, after-tax cash
flows, real or nominal total, etc.)

o Determine the most appropriate explicit cash flow forecasting period, if any

o Prepare cash flow forecasts for the period.

o Determining whether the final value is appropriate for the asset under evaluation at the end of the explicit forecast period (if any),

then determining the final value appropriate to the nature of the asset
Determine the appropriate discount rate
Apply the discount rate to expected future cash flows, including the terminal value if any

o O

% o
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VValuation approaches and methods

Income approach (income capitalization) Income-Producing property

Definition of approach

0 It provides an indication of value by converting future cash flows into a single present capital value.

0  This method deals with the income achieved by the asset during its useful life (the useful life of the asset). The value is estimated through the
capitalization process. Capitalization means the transfer of income to a capital amount using an appropriate discount rate. Income flows are
generated by contracts or non-contractual arrangements such as the expected profit out of using or maintaining the asset

0 Methods that fall within the income approach (income capitalization), applying a risk factor or total capitalization, include one regular income

period.

Methodology

o0 The method’s concentration shall be on the expected net cash income from the asset, taking into account any capital costs required to ensure the
realization or continuity of the expected income.

o In studying the market, the Valuer focuses on identifying the appropriate income indicators for the property and the degree of its continuity
according to the expected future powers of supply and demand, not the historical one.

0 Ifthe asset is generating stable income, capitalization is likely to be used instead of cash flow.

o0 Estimation of capitalization and discount rate represents an ongoing challenge for the Valuer due to the lack of market transparency.

V-]Ll-H"'I'I%ﬂ | 9
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Information and description of the

4\
N property



Property Description

RTINSl lilelslll The property is office building with an area of 4,360 SQM

Country Kingdom of Saudi Arabia Deed no. 917807004147
Province Middle (Riyadh Province) Date of Deed 1443/6/27
City Riyadh Plot no. 2726
District Al-Gadeer Plan no. 1/1022,1014/1,1021/1013
Street - Block type 125

Nature of
the M Flat O Low O High O Backfilled O Sabkha O Sandy O Rocky

property

Building
system

AUWATION

Commercial




Property Description

Site borders and lengths

North Street 36m Length 84.28 m
South Street 20m Length 76.00 m
East Street 36m Length 40.00 m
West 1015/1 g Length 60.00 m

Electricity V Security Services V
Water V Medical centers V
Lighting V Schools V
Telephone V Shopping centers V
Paved roads V Afforestation V

AWATIO)N
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Property Description

Property data

Property Name Al - Ghadeer Budling
Location Al - Ghadeer | Riyadh
Property type Office building
Property age 6 years
Land area (square meters) 4,360
Build area (square meters) 13,261

Number of floors

Basement + 3.5 floors

Property components

It consists of administrative offices with a rental area of about
8796 square meters

Current lease contracts

Itis a single lease contract that expires in mid 2035

Contracts period

Expires after about 13 years

Occupancy rate for leased units 100%
Total current income (SAR) 6,103,125
Net operational income (SAR) 6,103,125
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Site Analysis | Pictures showing the nature of the site
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Site Analysis | Pictures showing the nature of the site
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VValuation result
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Risks of evaluating Real estate”REIT”

Risks of the valuation process

The process of evaluating real estate "REIT” involves some risks that may affect the determination of the fair value of the property. The most important of
these risks are:

The macroeconomic conditions of the state may affect the value of any property, such as inflation rates, liquidity, interest rates, financing costs, taxes, and
general movement in the local and global stock markets. A change to these indicators or one of them may negatively affect the property’s value.

Since achieving revenues is the main factor in determining the value of REIT properties, any decrease in these revenues as a result of changing different
market conditions may affect the value of the property.

The regulatory, legal or legislative environment may witness some changes that may affect the value of the property, such as the emergence of some
municipal legislation to limit some activities in specific places, or reduce the number of floors permitted in other places, which affects the final value of the
property.

The absence or lack of long-term contracts greatly affects the value of the property, as the existence of such contracts gives a kind of stability to the income
of the property and thus to its value, while the absence of them can lead to fluctuation in the value of the property.

Abundant supply of any commodity leads to competition in the prices offered to consumers. Likewise, in the real estate market, the increase in the supply of
real estate units and the entry of new competitors to the market can lead to lower service prices and thus lower revenues and then the lower property value.

The evaluation of some real estate, especially recent ones that do not have an operational history, depends on the Valuer's expectations and his future
reading of the market in general and the property market in particular. Future operating conditions may differ from the assumptions used in the evaluation
process, which inevitably leads to a change in the value of the property.



Evaluation results | Residual value

Conclusion

v The first Approach: (Residual Value)

1- Basic data about the project

Area according to the deed 4,360 me
The method used for estimating building surfaces valuer assessment
The percentage of construction on the land 60.0% 4
The floor area 26160 me
‘- 2- Development costs ’
| Construction cost for repeated floors per m2 | 2,500 SAR
Construction costs for repeated floors 16,350,000 SAR
Additional expense ratio 2.5% %
Additional expense costs 408,750 SAR
Total Cost of the Project 16,758,750 SAR




Evaluation results | Residual value

Conclusion

v The first Approach: (Residual Value)

3- Estimating the project’s revenue

& 0
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2-3 offices

Number of floors allocated for offices 25 floor
Total building area 6,540 M2
Occupant percentage of offices 80.0% %
Net office area 5232 %
Average rent per square meter 900 M2
Total revenues for offices 4,708,800 SAR
Occupancy rate for offices 80.0% %
Effective income for offices 3,767,040 SAR
Operation and maintenance of offices 50% SAR
Office operating and maintenance costs 188352 SAR
Office net income 3,578,688 SAR
Net income for offices/showrooms 3,578,688 SAR

4- Estimation of the land value

capitalization rate 8.0% %
Total project value 44,733,600 SAR
Total development costs 16,758,750 SAR
Land value 27,974,850 SAR
Square meter value 6416 SAR
Meter value (approximately) 6,400 SAR




Evaluation results |

Conclusion

v The second Approach: (cost approach )

The area of the building surfaces was
calculated according to the data contained in
the building permit.

The cost of building a square meter of
construction was estimated according to the
current prices of building materials.

The depreciation rate was estimated according
to the economic life of the property.

The value of a square meter of land was
reached by means of similar sales, comparative
sales, and appraisal experts at “Tathmeen”

AATIO

Basements Building Surfaces

The building cost of a square meter for
basements

Total basement costs
Building repetitive floors
Building cost per meter/recurring floors
Building construction costs/recurring floors
Total construction costs

Other costs

Professional fees
Facilities network
Administration costs
Financing costs (3 years/50%)
Contractor’s profit
Total building costs before depreciation
Life span of the building
Remaining economic life
Effective life
Gross depreciationrate
Depreciation costs
Net construction costs after depreciation

Land area
Land meter value
Total land value
Total property value
Property value (approximately)

4,356
2,000

8,711,000
8,816
2,200

19,394,320
28,105,320

Value

1,405,266
1,405,266
2,810,532
2,529,479
4,215,798
40,471,661
40.0
34.0
6.0
15.0%
6,070,749
34,400,912

4,360
6,400
27,904,000
62,304,912
62,305,000

% of construction
costs

5.0%
5.0%
10.0%
6.0%
15.0%

M2
SAR

SAR
M2
SAR
SAR
SAR

%
%
%
%
%
SAR
Year
Year
Year
%
SAR
SAR

M2
SAR
SAR
SAR
SAR
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Evaluation results | Income Capitaliz

Conclusion

v Income Approach (Income Capitalization)

Income Approach (Income Capitalization)

ation

Total property value

Total Effective Income (according to customer data) 6,103,125
Net income 6,103,125

Capitalization factor 8.0%
Property value 76,289,063




Evaluation results | Discounted cash flows

Conclusion

v Income Approach (Discounted cash flows)

Total income in case of full operation 6,103,125 governn}eer;tezz:d it 3.0% Capif'c:clicz(Jartion 8.0%
Operational expenses 0% Inflation rate 2.5% Growth rate 2.0%
Vacancy rate after stabilization 0% Market risk premium 3.0%
Cash flow period 13 Years Special risk premium 1.0%
Revenue growth rate as contract Discountrate 9.5%
Discounted cash flows
| 31-Dec-22 | 31-Dec-23 | 30-Dec-24 | 30-Dec-25 | 30-Dec-26 |30-Dec-27| 29-Dec-28 |29-Dec-29 |29-Dec-30 | 29-Dec-31 | 28-Dec-32 | 28-Dec-33
Expected Revenue Growth Per Year (%) 0.0% 0.0% 0.0% 2.5% 2.4% 0.0% 0.0% 0.0% 2.5% 2.4% 0.0% 0.0% 0.0%
Total income in case of full operation 6,103,125 6,103,125 6,103,125 6,255,703 6,408,281 6,408,281 6,408,281 6,408,281 || 6,568,488 || 6,728,695 | 6,728,695 || 6,728,695 | 6,728,695
Vacancy percentage % 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Vacancy value 0 0 0 0 0 0 0 0 0 0 0 0 0
Total effective income 6,103,125 || 6,103,125 6,103,125 6,255,703 | 6,408,281 |6,408,281| 6,408,281 |6,408,281|6,568,488|6,728,695|6,728,695| 6,728,695/ 6,728,695
Operation and maintenance expense ratio 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
The value of operating and maintenance 0 0 0 0 0 0 0 0 0 0 0 0 0
expenses
Net operational income 6,103,125 | 6,103,125 6,103,125 6,255,703 | 6,408,281 |[6,408,281|| 6,408,281 |6,408,281|6,568,488|6,728,695|(6,728,695(6,728,695| 6,728,695
The last value (recoverable value) 85,790,865
Annual net cash flows 6,103,125 || 6,103,125 6,103,125 6,255,703 | 6,408,281 "6,408,281" 6,408,281 “6,408,281"6,568,488"6,728,695"6,728,695"6,728,695 92,519,561
Total net present value 79,654,069
Total value approximately 79,654,000
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Evaluation results

Conclusion

* Since the property under evaluation is one of the income-producing properties, and the evaluation is form REIT, the
discounted cash flow method is the most appropriate and best method for its evaluation.

* Based on following the standards and evaluation methods adopted and in accordance with the requirements of the
client, valuation experts believe that the market value of the property, according to the following information, for
the property No. (917807004147) in the city of (Riyadh) in the (Al-Ghadeer) neighborhood, its area is 4,360 m2 as
follows:

Total property area (m?2)
4,360
Total property value (SAR)
79,654,000
Property value (written form)

Seventy-nine million six hundred fifty-four thousand Saudi Riyal

% o
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Notes

Recommendations

By reviewing the above data and according to the market survey and similar sales, the experts of Saudi Asset
Valuation Company believe that the value reached is the weighted value and reflects the current market trend.

General Notes

Margin of fluctuation in the value shall fall within a tolerance of + or - 10% according to the current market conditions

Y 4 Gener i
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duigall O)liiwW Joo Wl Haally muudil &3 gnaall &S bl
Saudi Asset Valuation Company For Professional Consulti

Membership Number (1210000273) C.R.No. 1010206162, 5Lt ot )
Vat No.300046706100003 1 (. ,ali @3,

Membership NumRerf1210000272)

& 8

V-]Ll-H"'I'I%ﬂ |




=
ALUATIO

Jgeo V1 el g mandid 4 gacad | 4S 501
Saudi Asset Valuation Company

Appendices




&8

vau-Ja"n@n

Title Deed

AR

A YUY el &G
AVWAY Y il 0l

e

Tas ean o ¥ 5 ple oladlsskalls sung & aall

G a1 ) 1022 pag¥l dakd 511 1014 s 81 dakd 51021 £ 1013 La ¥l ik 56
s oAl Bang 208l e o G 2726 3, Sl 5 125 43,

IS Lty Lagsiay

$28.28 + s s 5 T (56) 1 2 36 pae 0 L

o s 3 B (76) s 70 20 pase 2512 (Lsa

Gyt (40) sk 520 36 e £L2 12

e s (B0) sy 111023 o3, il 111015 i, e L 2

5 2037 235 e oo b g 52 (39 33 LG g a1 (4360 ) Galaay
1423 /10/28

910104043706 pdys ok b a¥! Janhl LS o jstiallicloall he L2 1l i ziudly
21440 /4125 43
,51010901003,:,¢,ud.uu.,~a5w;,um.8,=u PRI
gt 3 S 75000000 o5 oy - 8 1538 12 26 o gy 2 1430 12/ 26
G e b1 ghony  s3LaY -a 1443 /6 / 27 d 1u a5 Gusaaill sy iy JU; Gagile
s oy iy sama

Wil 330 R T el e Uil sy el o s s S35 00 Bl aia 2 [
(L SRy T |~I-m,m‘..‘.u-u.u,,.....,....d. Mere L ast b L S
15 1 ad i E




Building permit

.
?vu;:{qx ol wre=f e
R R S P e 1| PORPRY | S
W-‘—‘v FUT RS
AR e Wy e T ’ MM,..;. s W
" : m—.“&.;";'_.—ﬁ
E b IATINCRTET L StV ey
H AL A UL SR - .- v LR L LR ..“___"‘._.)
| =, .l’....a-lmm Nk [ S— T
i P —— .ﬂ.-J, = {_-5-"6)‘_ .i ,g—__.._;_'—— oy
L e e Sl el e, 51|
R A el St Y .,,9_-511-,.—».5 LA LI TR -
< 'r s 5 ' St
: . ' et e
8 3 Vv e e
3 L R ,
- 3 . i Nivara gy "ﬂl‘
oo PAS Ny ut‘..An .u’“a“‘
o~ - whise | areasl ] = sl
Lo J = > N
& ,;, LA i S
€ ke |
- l 4 " wmu}
B vee . LEPTN—
- e | 4T \ Jod
AN b b ww;gi‘-m‘

e * Rk g gl e | AR L ety AV b e )
- v gy TR AR T o alhy Themg I arsas Figs Veds agady hlie pgenpdV dike

A N Rd Sy ot et TRV B O ATV TR il A g g + AL S
Sk A U sl el
TR TR TS P sl s
R ™ le.:z:. e
napr et ) —
T R A e Ay W:-wﬂ*n—omncﬂumm‘.;—ﬂ-*
T AR DA G M b D Bk e g iy il N g o ot o e g

]_——\

3 e R,
-l fp v R e o 5 ﬁ,

oot Al Tt Tanr Aty p Ay

S O b by g ) Rl




& 0

V-]Ll-H"'I'I%ﬂ |

Clarification

Tathmeen Company and its representatives, including valuers and assistants, carried out the evaluation
process without any bias. They also work objectively and are independent from the client and its
subsidiaries or affiliates. The company and its representatives do not have any current or potential interest
with the client or any of its subsidiaries or affiliated parties. Moreover, the company is not among those who
know the insides of the client or those who have internal relations or engagements with the customer and
its subsidiaries or affiliated parties. The Valuer's fees for the evaluation process are not conditional on the
findings reached or any other events, and if the company obtains significant assistance from another party
regarding any important aspect of the evaluation, the nature of this assistance and the extent of reliance

thereon will be mentioned and then documented, if any, in the report.
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End of Report
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Al-Rafiah Residential Complex




Introduction

Messrs/ Saudi Fransi Capital Company

Greetings,

We are honored by your acceptance of our offer to provide our professional services in the field of real estate evaluation for a (residential complex) in the city of
(Riyadh), district of (Al-Rafiah), having an area of (61,390.81) m2. Accordingly, we inspected the property to be evaluated and determined the best method for
identifying the market value while adhering to the local and international standards and regulations applicable in the field of evaluation, specially International
valuation standards (2022) approved by Saudi Authority for Accredited Valuers, on the basis of which data were collected and analyzed to reach the market value,

Based on the standards and valuation approaches and methods applicable and according to the client’'s requirements, Tathmeen experts believe that the market

value (of the residential complex) is equal to (178,317,000) Saudi riyals, as documented in this report

AWATIO
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General Standards




Customer name

Beneficiaries of evaluation
Purpose of evaluation
Type of property

Address of the property

Raw land area of the property

Nature of ownership

Applicable Valuation methods

Executive Summary

Saudi Fransi Capital Company

Saudi Fransi Capital Company
REIT Fund
Residential complex

Kingdom of Saudi Arabia - Riyadh - Al-Rafiah

61,390.81 m?

Complete ownership

Market approach (Comparable transactions methods)
Income approach (income capitalization)
Cost approach

Market value of the property (SAR)

AATIO

Deed no.

Date of Deed
Plan no.
Plot no.

Basis of value

Applicable
Valuation
Standards

Date of
Inspection

Date of

evaluation

Report date of
issuance

310110038095

08/03/1439H

3660

Market value

International Valuation Standards 2022

2022/12/01

2022/12/31

2023/01/23

178,317,000
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Scope of work | About the Valuation Company

These standards define the requirements for conducting evaluation, except for what is amended by the standard of assets or
valuation applications. The purpose of these standards is to be applied on the evaluation procedures of all assets and any other

evaluation purposes to which the valuation standards apply.

This report has been prepared by Saudi Asset Valuation Company and its work team who enjoys the highest levels of the required
efficiency and neutrality, and benefits from the resources available to us represented in the efficiency of our advisory team, which
includes a group of qualified consultants with higher academic degrees and experiences in the field of evaluation and Consultations,
and the information base available to our company that was built through its evaluation experiences and through the collection of
data, information and statistics issued by the official and unofficial authorities, giving the valuers wide knowledge and awareness to
carry out their tasks to the fullest. Furthermore, the company is working on updating its database continuously.

Our experience in evaluation and consultation is more than 10 years. We have submitted more than 24,000 evaluation reports during
our work period.

Tathmeen Company (Valuation) was honored to provide its services to government and semi-government agencies, to most of the

banks in the Kingdom, financial companies, real estate companies, industrial sectors, commercial companies and others.




General Standards]|

Nature of evaluated assets Customer information and usage

City Riyadh Customer name Saudi Fransi Capital Company
District Al-Rafiah Author of the report Saudi Fransi Capital Company
Area 61,390.81 m? Usage -

A report explaining the evaluation methodology and steps, evaluation results, and photos and borders of the assets
Description of the report | being evaluated in accordance with Standard 1.2 on compliance with standards and research and investigation work, and
Standard 1.3 on reporting.

Purpose of evaluation REIT Fund.
0 It has been assumed that the property is fully owned with no liabilities.

Assumptions ] ] ] ] ] . )
0 Photocopies have been received from the client for the deed and a sketch of the site. Tathmeen did not verify their
correctness assuming that the property is not mortgaged and there are no rights on it for other parties.
We have studied the real estate market in the targeted Property area and were guided in the study by the closest
Scope of research and ] ] T
, Caati properties to the targeted Property in terms of specifications and areas for each of them. We have worked hard to ensure
investigation
2 that the information obtained is as correct as possible.
Nature and sources of Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, and the database of Tathmeen, which

information is constantly updated

Report currency Saudi Riyal

AWATIO



General Standards|

Value basis (Value type)

State of uncertainty

Restrictions on usage
Distribution or
publication

Compliance with
international valuation
standards

Valuator’s neutrality

AATIO

Market value:

It is the estimated amount for which assets or liabilities should be exchanged on the valuation date between a willing buyer and a
willing seller in an arm's length transaction after proper marketing where each party has acted knowledgeably and prudently without
compulsion.

It is the state resulting from the lack of evidence and indicators at a certain period of time that enables the valuator to perform the
valuation process in the best way

This report is for the purpose for which it was prepared and shall not be used, circulated, quoted or otherwise referred to in any case
for any other purpose. Accordingly, the Company or the valuator shall not be liable for any loss suffered by any party as a result of
using the valuation report in violation of the provisions of this section. The evaluator reserves all rights to issue the valuation report.
This report shall not be reproduced in any manner without an explicit consent of the Company. This report shall not be submitted to
any party other than those referred to in it without the explicit consent of the Company. As a precaution, the Company and the
valuator reserve the right to make any adjustments and to make any review of the valuation or support the result of the valuation
under specific circumstances.

The Company reserves the right, without any obligation, to review the valuation accounts and to amend and revise its findings in the
light of information that existed at the date of the valuation but which was subsequently made clear.

The methodologies adopted by the company in the field of valuation, which are based on sound foundations and solid constants in
line with local and international standards in force, especially the application of the International Valuation Standards 2022

Tathmen and its representatives, whether residents or assistants, carried out the valuation process without bias. They also work with

objectivity and enjoy independence from the client and his subsidiaries or affiliates. Tathmen and its representatives have no current

or potential interest with the client or any of his subsidiaries or affiliates. They are not also among those who know the insides of the
client’s affairs or though who have internal relations or links with the client, his subsidiaries or affiliates. Moreover, the valuator’s fees
for the valuation process are not conditional on the findings reached or any other events. In case the Company obtained a significant

assistance from another party regarding an important aspect of the valuation, the nature of this assistance and the extent of reliance

on it, if any, shall be mentioned and documented in the report



Scope of work |

After experts have estimated the current use in terms The title dteec': which ShPWZ ';hat Tlf DFODfFW area izd§t1l39?-81

; ; square meters, was received from the customer, in addition to a

f(); tthihma.rketn_?nd a\dla”abtle daj[ta’l.lt t][as b;erlrfogc.lu?[ﬁd sketch showing the location of the property. After that, the property [« - - -

a € mcp e and cost capt ,a'za lon method 1S the was examined, matching the information received from the customer
best for estimating the property’s value. with reality.

g U6 Estimation of value Determining the properties of the asselU2 gl

| After reconciling the results of the valuation :
. _| approaches and methods, a value that is consistent Through inspection, it was found that the asset to | |
with the scope of work discussed with the client is be evaluated is a (housing complex) in (Riyadh) city.
weighted
: The value will be reviewed by a review committee Based on the type of property being evaluated, the :
. _| consisting of 3 other experts who will review the scope of data collection was outlined by the city of +___:
information, analyzes, and assumptions reached by (Riyadh), (Al-Rafiah district), especially the area
the Valuer. surrounding the property

gl U8 Preparation of report Data analysis (04 s

Preparing the report according to Standard 101 The data av'aﬁlable in the area of the property, obtained
from unofficial sources such as real estate brokers

o Report _De,'_';crlptlon and Standard 103 “Report working in the property area, and from official sources -
Preparation

represented by the Ministry of Justice indicators

AWATIO
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Market analysis




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

01  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for all lands of the city of Rivadh

Year Number' o Sold Area Sales Volume
Transactions
2010 92,140 695,499,770 94,735,292,085 Sales Volume
2011 94,006 531,229,187 106,675,530,921 140’000

129053

2012 60,996 268,915,968 100,340,679,466 118930
120,000
2013 71,873 233,736,612 118,929,717,391 105516 106676
100341
2014 66,016 255,995,001 129,053,353,518 89572 94735 100,000
2015 59,833 152,577,755 105,516,472,396 25660
71016 80,000
2016 45,683 117,576,533 89,572,470,299
2017 50,913 69,933,755 75,659,645,392 556155709 60,000
2018 9,091 16,917,992 13,036,913,549 40,000
2019 60,126 55,997,285 55,709,331,355
13037 20,000
2020 50,252 60,695,172 55,614,504,191
2021 46,554 66,246,896 71,015,946,446 I

20212020201920182017 2016 20152014 2013 2012 2011 2010

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

02 Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for residential lands of the city of Rivadh

Year
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020

2021

& 8
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Number Of
Transactions

81,340
83,273
53,619
63,117
58,229
52,392
39,968
45,604
8,407
57,210
46,256

41,126

Sold Area
182,498,924
261,920,619
171,631,242
142,705,850
191,139,766
104,323,882
53,220,572
41,881,969

5,221,366
44,328,174

37,381,543

32,453,794

Sales Volume
51,952,225,278
63,999,414,404
58,651,602,362
70,677,236,779
74,940,841,184
55,290,767,416
46,859,446,204
45,012,831,376

6,611,837,153
44,888,483,793
36,103,152,924

40,864,961,400

Sales Volume

74941
70677

63999
58652
55201
51952
44888 4501416859
40865
36103
‘ | 6612

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010

80,000
70,000
60,000
50,000
40,000
30,000
20,000

10,000

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

03  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for commercial lands of the city of Riyadh

Year Number' i Sold Area Sales Volume
Transactions
2010 10,800 513,000,846 42,783,066,807 Sales Volume
2011 10,733 269,308,568 42,676,116,517 60,000
54113
2012 7,377 97,284,726 41,689,077,104 50226
48252
2013 8,756 91,030,762 48,252,480,612 >0,000
’ ’ ! ’ ! ! 42713 416894267642783
2014 7,787 64,855,235 54,112,512,334 40,000 3
2015 7,441 48,253,873 50,225,704,980 So151 30647 <
2016 5,715 64,355,962 42,713,024,095 30,000 §
2017 19511 =
0 5,309 28,051,786 30,646,814,016 20,000 S
2018 684 11,696,626 6,425,076,396 10821
2019 2,916 11,669,110 10,820,847,562 I 6425 10,000
2020 3,996 23,313,628 19,511,351,267 I i
2021 5.428 33,793.101 30150,985,046 2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010
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Property area analysis




The location of the property in
the city of Riyadh

Riyadh is the capital of the Kingdom of

Saudi Arabia, its largest city and the third

largest Arab capital in terms of population.

Riyadh is located in the middle of the

Arabian Peninsula on the Najd plateau, at

an altitude of 600 meters above sea level.

It is the HQ of the Emirate of Riyadh,

according to the administrative division of

the Saudi regions. The city of Riyadh is

inhabited by about 10.5 million people,

according to statistics in 2021. The Saudi

capital is considered one of the fastest

expanding cities in the world. During half

a century of its inception, the area of the

ML R O !\ small city expanded to 1,800 square
e or . e e, gl §E Tel g% @ kilometers, reaching 3,115 km2. in this
i PR, ' > i i s Ry ¢ AL : time . Riyadh is the political and economic

Property location |1 -

e T = : e front of Saudi Arabia, as it contains the
: ."""_ L S S G T . . headquarters of the country’s sovereign
= - 0ldInc N AR , institutions. Urban planning divides the

o5 : i A g AT . city of Riyadh administratively into 16
municipalities, comprising more than 167
residential neighborhoods, managed by
the Riyadh Municipality and the Royal
Commission for Riyadh City. It possesses
tourist and cultural potentials from
historical sites, museums and urban
landmarks.
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Thel
property at Al- Rafia
neighborhood

Al-Rafia neighborhood is considered
one of the very elegant and quiet
neighborhoods located in the west
of Riyadh, and it is one of the
neighborhoods of the Shmaisi
municipality. The neighborhood is
distinguished by its wide streets, as
well as its strategic location, which
makes it close to famous and
important services.
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VValuation approaches and methods

Method Market approach (Comparable transactions methods) Lands

Definition of approach

0 It uses the method of comparative transactions, also known as the method of indicative transactions; Information on transactions of identical or similar assets to the asset
being valued in order to arrive at an indication of value. Source:

0 When the comparable transactions considered involve the subject asset, this method is sometimes referred to as the prior transactions method.

o] According to this method, the first step is to study the transaction prices of identical or similar assets that have been concluded recently in the market. If the
transactions concluded are few, it will be also better to study the prices of identical or similar assets listed or offered for sale, provided that this information is
clear and analyzed objectively. The information related to the prices of these transactions shall be amended to reflect the differences in the terms and conditions
of the actual transaction, the basis of the value, and the assumptions adopted in the evaluation process that is carried out. Differences can also exist in the legal,

economic and physical characteristics of other transaction assets compared to the asset being valued.

o Data of similar offers were collected from the Ministry of Justice index and the market survey of the property area. Data available in the database of Saudi Asset

Valuation Company were used, sorted and classified and the necessary adjustments were made on them to reach accurate results.

Application

0 Defining units of comparison used by relevant market participants.

0 Determining the related comparative transactions and calculating the main evaluation measures for those transactions.

0 Conducting a consistent comparative analysis of the qualitative and quantitative similarities and differences between the comparable assets and the asset being
evaluated.

0 Making the necessary adjustments, if any, to the evaluation measures to reflect the differences between the asset being evaluated and the comparable assets.

0 Applying the modified evaluation measures to the subject asset (the asset being evaluated).

0 Reconciliation is made between value indicators if more than one measure is used
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VValuation approaches and methods

Method Cost approach (Replacement method) Buildings

Definition of approach

0 The cost approach provides an indication of value using the economic principle that a buyer will pay no more for an asset than the cost
to obtain an asset of equal utility, whether by purchase or by construction, unless undue time, inconvenience, risk or other factors are
involved.

o The approach provides an indication of value by calculating the current replacement or reproduction cost of an asset and making
deductions for physical deterioration and all other relevant forms of obsolescence.

0 Replacement cost is the cost of determining the price a participant would pay to obtain a benefit similar to the subject asset and not the

exact material properties of the asset. (International Valuation Standards 2022, P.59, D 70.2)

Methodology

o0 Usually replacement cost is adjusted for physical deterioration and all relevant forms of obsolescence. After such adjustments, this can

be referred to as depreciated replacement cost.

Application

o Calculating all of the costs that would be incurred by a typical participant seeking to create or obtain an asset providing equivalent
utility.

0 Determine whether there is any deprecation related to physical, functional and external obsolescence associated with the subject
asset.

o Deducting total deprecation from the total costs to arrive at a value for the subject asset.




VValuation approaches and methods

Income approach (income capitalization) Income-Producing property

Definition of approach

0 It provides an indication of value by converting future cash flows into a single present capital value.

0  This method deals with the income achieved by the asset during its useful life (the useful life of the asset). The value is estimated through the
capitalization process. Capitalization means the transfer of income to a capital amount using an appropriate discount rate. Income flows are
generated by contracts or non-contractual arrangements such as the expected profit out of using or maintaining the asset

0 Methods that fall within the income approach (income capitalization), applying a risk factor or total capitalization, include one regular income

period.

Methodology

o0 The method’s concentration shall be on the expected net cash income from the asset, taking into account any capital costs required to ensure the
realization or continuity of the expected income.

o In studying the market, the Valuer focuses on identifying the appropriate income indicators for the property and the degree of its continuity
according to the expected future powers of supply and demand, not the historical one.

0 Ifthe asset is generating stable income, capitalization is likely to be used instead of cash flow.

o0 Estimation of capitalization and discount rate represents an ongoing challenge for the Valuer due to the lack of market transparency.

V-]Ll-H"'I'I%ﬂ | @
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Information and description of the

property




Property Description

Gen.erz.ﬂl The property is a residential complex of 61,390.81 square meters
description

Data of ownership
Country Kingdom of Saudi Arabia Deed no. 310110038095
Province Central (Riyadh Province) Date of Deed 08/03/1439H
City Riyadh Plot no. -
District Al-Rafiah Plan no. 3660
Street Ibn Al-Shirazi Block type -
Nalt;r:g el o Flat O Low OHigh  OBackfiled O Sabkha O Sandy O Rocky
Residential

Building
system

ALWATIO!



Property Description

Site borders and lengths

North Owned by Prince\ Bandar bin Ahmed Al-Sudairy | Length 372.96 m.
South Road with different widths Length 406.41 m.
East Shirazi Street (Valley) Length 233.11 m.

The land of Sudairi and the land of Prince Mishaal
West Bin Abdul Aziz and the silt basin affiliated to Length 96.87
Ministry of Agriculture

3

Electricity V Security Services V
Water V Medical centers V
Lighting V Schools V
Telephone V Shopping centers V
Paved roads V Afforestation V
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Property Description

Important data about the property

Property Name
Location
Property Type
Property Age
Land Area (square meters)
Construction area

Number of Floors

Property Components

Current lease contracts

Contracts period
Occupancy rate for leased units
Total current income (SAR)
Operation and maintenance costs (SAR)

Net operational income (SAR)

Al-Rafia Residential Complex
Al-Rafia Neighborhood, Riyadh City
Residential Complex
6 years
61.390.81 sgm
20.572
2

Includes 102 residential units, consisting of
villas of various sizes and rooms

The 102 units are leased by King Fahd Medical
City

Three years that started in May 2024
100 %
18,750,000
3,593,027
15,156,973
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Property Data |

Total revenues:

The housing complex is leased to King Fahd Medical City with a 3-year contract that started
in May, 2021 and ends in May, 2024 . The contract value is 19,332,627 riyals annually. The
average rent per unit is about 190 thousand riyals.

Occupancy rates:
The occupancy rate of the property is 100% as it is leased on one contract for a period of 3
years.

Operation and maintenance expenses:

Tenants do not bear any operation or maintenance expenses for the rented property, as the
owner takes care of all these expenses. According to the financial data sent by the
customer, expenses for operation and maintenance by the end of the year amounted to
3,704, 675 (SAR). That represents approximately 19% of the total income, which is a similar
percentage to similar properties.
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Site Analysis | Pictures showing the nature of the site
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Site Analysis | Pictures showing the nature of the site
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VValuation result




AATIO

Risks of evaluating Real estate"REIT"

Risks of the valuation process

The process of evaluating real estate "REIT" involves some risks that may affect the determination of the fair value of the property. The most
important of these risks are:

The macroeconomic conditions of the state may affect the value of any property, such as inflation rates, liquidity, interest rates, financing costs,
taxes, and general movement in the local and global stock markets. A change to these indicators or one of them may negatively affect the
property’s value.

Since achieving revenues is the main factor in determining the value of REIT properties, any decrease in these revenues as a result of changing
different market conditions may affect the value of the property.

The regulatory, legal or legislative environment may witness some changes that may affect the value of the property, such as the emergence of
some municipal legislation to limit some activities in specific places, or reduce the number of floors permitted in other places, which affects the
final value of the property.

The absence or lack of long-term contracts greatly affects the value of the property, as the existence of such contracts gives a kind of stability to
the income of the property and thus to its value, while the absence of them can lead to fluctuation in the value of the property.

Abundant supply of any commodity leads to competition in the prices offered to consumers. Likewise, in the real estate market, the increase in
the supply of real estate units and the entry of new competitors to the market can lead to lower service prices and thus lower revenues and then
the lower property value.

The evaluation of some real estate, especially recent ones that do not have an operational history, depends on the Valuer's expectations and his
future reading of the market in general and the property market in particular. Future operating conditions may differ from the assumptions used
in the evaluation process, which inevitably leads to a change in the value of the property.
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Evaluation results

Conclusion

v The first method: (residual value method)

data scenariol scenario2 scenario3

Raw land area (m2) 61,391 61,391 61,391

Land area after development (m2) 36,834 36,834 36,834
Residential part area (m2) 36,834 36,834 36,834

scenariol

scenariol

scenario3

The average value per residential meter m/SR 2,900 3,200 3,500
Revenue from land (residential) SAR 106,820,009 117,870,355 128,920,701
Total Income from the Land (SAR) 106,820,009 117,870,355 128,920,701

Years of development (year) 1.0 1.0 1.0

annual profit 15.0% 20.0% 25.0%

Profit margin (%) 15.0% 20.0% 25.0%
The value of the profit from the land (SAR) | 13,933,045 19,645,059 25,784,140
The value of the land after deducting the 92,886,965 98,225,296 103,136,561

profit margin (SAR)




AATIO

Conclusion

Evaluation results

v The first method: (residual value method)

Third, development costs

Meter development cost (SR/m2)
Development cost value (SR)

Value after deducting development cost (SR)
Marketing commission percentage (%)
Marketing commission value (SR)

Value after deducting marketing commission (SR)
[The value of engineering consultancy from development
cost (%)

Value of engineering consultancy (SR)

The value after deducting the value of engineering
consultancy (SR)

Value after deducting funding provisions

Fourth; The value of the property

Risk Percentage(%)
The value of the land is raw after deducting profit,
development and other costs (SR(
Real estate tax(%)
Tax Amount (SAR(

The value of the land is raw after tax deduction (SR(

Price per meter of raw (SR/m2(
Scenario relative weight(%)
Total property value (SR(
total land value
Average value per square meter
The value of the land meter after the reduction
The value of a meter of land is approx..

100
6,139,081
86,747,884
2.5%
2,670,500
84,077,383

1.0%
1,068,200
83,009,183
83,009,183

6.0%
6,409,201
76,599,983
5.0%
3,829,999

72,769,984
1,185
40.0%

72,769,984

90
5525173
92,700,123
2.5%
2,946,759
89,753,364

0.7%
825,092
88,928,272
88,928,272

5.0%
5,893,518

83,034,754
5.0%

4,151,738

78,883,016
1,285
40.0%

78,883,016

77,609,361
1,264
1,250

80
4,911,265
98,225,296
2.5%
3,223,018
95,002,278

0.5%
644,604
94,357,675
94,357,675

4.0%
5,156,828
89,200,847
5.0%
4,460,042

84,740,805
1,380
20.0%

84,740,805




Conclusion

AATIO

v" First Approach: (Cost Approach)

Area of building surfaces was calculated according
to the data contained in the building permit.

Construction cost per square meter of
construction has been estimated on the basis of
the current prices of building materials.

Depreciation percentage was estimated according
to the economic age of the property

Value of a meter of land was obtained through
similar sales, comparative sales, and evaluation
experts in “Tathmeen”

Evaluation results

Cost Approach (Substitution Approach)

Building repetitive floors
Building cost per meter/recurring floors
Building construction costs/recurring floors

Total construction costs

Other costs
Professional fees
Facilities network

Administration costs
Financing costs (3 years/50%)
Contractor's profit
Total building costs before depreciation
Life span of the building
Remaining economic life
Effective life

Gross depreciation rate

Depreciation costs

Net construction costs after depreciation

Land area
Land meter value

Total land value
Total property value

Property value (approximately)

26,722
1,900
50,770,850
50,770,850

Value
2,538,543
2,538,543
5,077,085
4,569,377
7,615,628

73,110,024

40.0
34.0
6.0
15.00%
10,966,504
62,143,520

61,391
1,250
76,738,513
138,882,033
138,882,000

%of building costs
5.0%
5.0%

10.0%
6.0%
15.0%

sq./m
SAR
SAR
SAR

SAR
Year
Year

Year

SAR
SAR

Sq./m
SAR
SAR
SAR
SAR




Evaluation results

Conclusion

v Second Approach: (Income Capitalization Method)

« Data sent by the client was relied upon to
estimate the total income, after reviewing the
lease contract entered into between the company
and King Fahd Medical City.

« An appropriate  capitalization rate  was
implemented for the property after comparing it
with similar properties

AATIO

Income capitalization method (according to customer data)

Total current effective income 18,750,000
Operation and maintenance expense ratio 19%
The value of the current maintenance and operating expenses 3,593,027
Netincome 15,156,973
Capitalization rate 8.5%
Total property value 178,317,000



Evaluation results

Conclusion

v' Since the property, being evaluated, is an income-generating real estate, and the purpose of evaluation is to offer a real estate
investment traded fund, the income capitalization method is the most appropriate and the best way to evaluate it.

v' Based on the applicable standards and evaluation methods and according to the client’s requirements, Tathmeen experts see that the

market value of the property, as per the following information of the property, having deed no. (310110038095) in (Riyadh), (Al-Rafiah)
district, with area 61,390.81 square meters, is as follows:

Income capitalization method (according to customer data)
Total value of property
178,317,000

Total value of property (written form)

Only one hundred and seventy-eight million, three hundred and seventeen
thousand Saudi riyals only

% o
ALATIO



Notes

——

v' By reviewing the above data and according to the market survey and similar sales, the experts of Saudi Asset
Valuation Company believe that the value reached is the weighted value and reflects the current market trend.

e

% Margin of fluctuation in the value shall fall within a tolerance of + or - 10% according to the current market conditions

D

% The valuer was not able to photograph the property for security reasons, and previous photographs of the property
under evaluation were used.

Director of the Evaluation s 8
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Appendices
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Building permit scanned photos
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Building permit scanned photos
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Clarification

Tathmeen Company and its representatives, including valuers and assistants, carried out the evaluation
process without any bias. They also work objectively and are independent from the client and its
subsidiaries or affiliates. The company and its representatives do not have any current or potential interest
with the client or any of its subsidiaries or affiliated parties. Moreover, the company is not among those who
know the insides of the client or those who have internal relations or engagements with the customer and
its subsidiaries or affiliated parties. The Valuer's fees for the evaluation process are not conditional on the
findings reached or any other events, and if the company obtains significant assistance from another party
regarding any important aspect of the evaluation, the nature of this assistance and the extent of reliance

thereon will be mentioned and then documented, if any, in the report.
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End of Report
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Al-Maather Residential Complex




&

ALUATIO

Introduction

Messrs/ Saudi Fransi Capital Company

Greetings,

We are honored by your acceptance of our offer to provide our professional services in the field of real estate evaluation for a (residential complex) in
the city of (Riyadh), district of (Al-Maather), having an area of (1,923.60) m2. Accordingly, we inspected the property to be evaluated and determined
the best method for identifying the market value while adhering to the local and international standards and regulations applicable in the field of
evaluation, specially International valuation standards (2022) approved by Saudi Authority for Accredited Valuers, on the basis of which data were
collected and analyzed to reach the market value, Based on the standards and valuation approaches and methods applicable and according to the
client’s requirements, Tathmeen experts believe that the market value (of the residential complex) is equal to (6,100,000) Saudi riyals, as documented

in this report.

\
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General Standards




Customer name

Beneficiaries of evaluation
Purpose of evaluation
Type of property

Address of the property

Raw land area of the property

Nature of ownership

Applicable Valuation methods

Executive Summary

Saudi Fransi Capital Company

Saudi Fransi Capital Company
REIT Fund
Residential complex

Kingdom of Saudi Arabia - Riyadh - Al-Ma’ather

1,923.60 m?

Complete ownership

Market approach (Comparable transactions methods)
Income approach (income capitalization)
Cost approach

Market value of the property (SAR)

AATIO

Deed no.

Date of Deed
Plan no.
Plot no.

Basis of value

Applicable
Valuation
Standards

Date of
Inspection

Date of
evaluation

Report date of
issuance

210110034329

1437/5/28
1343

199

Market value

International Valuation Standards 2022

2022/12/01

2022/12/31

2023/01/23

6,100,000
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Scope of work | About the Valuation Company

These standards define the requirements for conducting evaluation, except for what is amended by the standard of assets or
valuation applications. The purpose of these standards is to be applied on the evaluation procedures of all assets and any other

evaluation purposes to which the valuation standards apply.

This report has been prepared by Saudi Asset Valuation Company and its work team who enjoys the highest levels of the required
efficiency and neutrality, and benefits from the resources available to us represented in the efficiency of our advisory team, which
includes a group of qualified consultants with higher academic degrees and experiences in the field of evaluation and Consultations,
and the information base available to our company that was built through its evaluation experiences and through the collection of
data, information and statistics issued by the official and unofficial authorities, giving the valuers wide knowledge and awareness to

carry out their tasks to the fullest. Furthermore, the company is working on updating its database continuously.

Our experience in evaluation and consultation is more than 10 years. We have submitted more than 24,000 evaluation reports during

our work period.

Tathmeen Company (Valuation) was honored to provide its services to government and semi-government agencies, to most of the

banks in the Kingdom, financial companies, real estate companies, industrial sectors, commercial companies and others.




General Standards]|

Nature of evaluated assets Customer information and usage

City Riyadh Customer name Saudi Fransi Capital Company
District Al-Maather Author of the report Saudi Fransi Capital Company
Area 1,923.60 m? Usage Internal Use

A report explaining the evaluation methodology and steps, evaluation results, and photos and borders of the assets
Description of the report | being evaluated in accordance with Standard 1.2 on compliance with standards and research and investigation work, and
Standard 1.3 on reporting.

Purpose of evaluation REIT Fund.
0 It has been assumed that the property is fully owned with no liabilities.

Assumptions _ _ _ _ _ . .
o Photocopies have been received from the client for the deed and a sketch of the site. Tathmeen did not verify their

correctness assuming that the property is not mortgaged and there are no rights on it for other parties.

We have studied the real estate market in the targeted Property area and were guided in the study by the closest
Scope of research and ) ) T
properties to the targeted Property in terms of specifications and areas for each of them. We have worked hard to ensure

investigation _ _ _ . .
that the information obtained is as correct as possible.

Nature and sources of Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, and the database of Tathmeen, which
information is constantly updated

Report currency Saudi Riyal

'3

AWATIO



General Standards|

Value basis (Value type)

State of uncertainty

Restrictions on usage
Distribution or
publication

Compliance with
international valuation
standards

Valuator’s neutrality

AATIO

Market value:

It is the estimated amount for which assets or liabilities should be exchanged on the valuation date between a willing buyer and a
willing seller in an arm's length transaction after proper marketing where each party has acted knowledgeably and prudently without
compulsion.

It is the state resulting from the lack of evidence and indicators at a certain period of time that enables the valuator to perform the
valuation process in the best way

This report is for the purpose for which it was prepared and shall not be used, circulated, quoted or otherwise referred to in any case
for any other purpose. Accordingly, the Company or the valuator shall not be liable for any loss suffered by any party as a result of
using the valuation report in violation of the provisions of this section. The evaluator reserves all rights to issue the valuation report.
This report shall not be reproduced in any manner without an explicit consent of the Company. This report shall not be submitted to
any party other than those referred to in it without the explicit consent of the Company. As a precaution, the Company and the
valuator reserve the right to make any adjustments and to make any review of the valuation or support the result of the valuation
under specific circumstances.

The Company reserves the right, without any obligation, to review the valuation accounts and to amend and revise its findings in the
light of information that existed at the date of the valuation but which was subsequently made clear.

The methodologies adopted by the company in the field of valuation, which are based on sound foundations and solid constants in
line with local and international standards in force, especially the application of the International Valuation Standards 2022

Tathmen and its representatives, whether residents or assistants, carried out the valuation process without bias. They also work with

objectivity and enjoy independence from the client and his subsidiaries or affiliates. Tathmen and its representatives have no current

or potential interest with the client or any of his subsidiaries or affiliates. They are not also among those who know the insides of the
client’s affairs or though who have internal relations or links with the client, his subsidiaries or affiliates. Moreover, the valuator’s fees
for the valuation process are not conditional on the findings reached or any other events. In case the Company obtained a significant

assistance from another party regarding an important aspect of the valuation, the nature of this assistance and the extent of reliance

on it, if any, shall be mentioned and documented in the report



(2-2) Scope of work | work Stages

05 pplication of valuation approaches and methods

After experts have estimated the current use in terms of
the market and available data, it has been concluded
that the income and cost capitalization method is the
best for estimating the property's value.

=

Asset inspection 0

06’ Estimation of value

The title deed was received from the customer, which shows
that the property's area is 1,923.60 square meters, in addition

to a sketch showing the location of the property. After that, the [« - - -

property was examined and the information received from the
client was matched with reality

After reconciling the results of the valuation
approaches and methods, a value that is consistent
with the scope of work discussed with the client is
weighted

Determining the properties of the asset 02 a2

07  Review of value

Through inspection, it was found that the asset to

be evaluated is a (housing complex) in (Riyadh) i« ---

city.

The value will be reviewed by a review committee
| consisting of 3 other experts who will review the
information, analyzes, and assumptions reached by
the Valuer.

Data collection 03

08 Preparation of report

Based on the type of property being evaluated, the
scope of data collection was outlined by the city of -
(Riyadh), (Al-Maather district), especially the area
surrounding the property

Preparing the report according to Standard 101

---+|“Report Description” and Standard 103 “Report

Preparation”

Data analysis (04

The data available in the area of the property,
obtained from unofficial sources such as real estate

brokers working in the property area, and from ¢ ---

official sources represented by the Ministry of
Justice indicators

V-]Ll-H"'I'I@ﬂ | @
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Market analysis




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

01  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for all lands of the city of Rivadh

Year Number' o Sold Area Sales Volume
Transactions
2010 92,140 695,499,770 94,735,292,085 Sales Volume
2011 94,006 531,229,187 106,675,530,921 140’000

129053

2012 60,996 268,915,968 100,340,679,466 118930
120,000
2013 71,873 233,736,612 118,929,717,391 105516 106676
100341
2014 66,016 255,995,001 129,053,353,518 89572 94735 100,000
2015 59,833 152,577,755 105,516,472,396 25660
71016 80,000
2016 45,683 117,576,533 89,572,470,299
2017 50,913 69,933,755 75,659,645,392 556155709 60,000
2018 9,091 16,917,992 13,036,913,549 40,000
2019 60,126 55,997,285 55,709,331,355
13037 20,000
2020 50,252 60,695,172 55,614,504,191
2021 46,554 66,246,896 71,015,946,446 I

20212020201920182017 2016 20152014 2013 2012 2011 2010

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

02 Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for residential lands of the city of Rivadh

Year
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020

2021

& 8
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Number Of
Transactions

81,340
83,273
53,619
63,117
58,229
52,392
39,968
45,604
8,407
57,210
46,256

41,126

Sold Area
182,498,924
261,920,619
171,631,242
142,705,850
191,139,766
104,323,882
53,220,572
41,881,969

5,221,366
44,328,174

37,381,543

32,453,794

Sales Volume
51,952,225,278
63,999,414,404
58,651,602,362
70,677,236,779
74,940,841,184
55,290,767,416
46,859,446,204
45,012,831,376

6,611,837,153
44,888,483,793
36,103,152,924

40,864,961,400

Sales Volume

74941
70677

63999
58652
55201
51952
44888 4501416859
40865
36103
‘ | 6612

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010

80,000
70,000
60,000
50,000
40,000
30,000
20,000

10,000

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

03  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for commercial lands of the city of Riyadh

Year Number' i Sold Area Sales Volume
Transactions
2010 10,800 513,000,846 42,783,066,807 Sales Volume
2011 10,733 269,308,568 42,676,116,517 60,000
54113
2012 7,377 97,284,726 41,689,077,104 50226
48252
2013 8,756 91,030,762 48,252,480,612 >0,000
’ ’ ! ’ ! ! 42713 416894267642783
2014 7,787 64,855,235 54,112,512,334 40,000 3
2015 7,441 48,253,873 50,225,704,980 So151 30647 <
2016 5,715 64,355,962 42,713,024,095 30,000 §
2017 19511 =
0 5,309 28,051,786 30,646,814,016 20,000 S
2018 684 11,696,626 6,425,076,396 10821
2019 2,916 11,669,110 10,820,847,562 I 6425 10,000
2020 3,996 23,313,628 19,511,351,267 I i
2021 5.428 33,793.101 30150,985,046 2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010




=
ALUATIO

Jgeo V1 el g mandid 4 gacad | 4S 501
Saudi Asset Valuation Company

Property area analysis




The location of the property
in the city of Riyadh

Riyadh is the capital of the Kingdom of
Saudi Arabia, its largest city and the third
largest Arab capital in terms of population.
Riyadh is located in the middle of the
Arabian Peninsula on the Najd plateau, at
an altitude of 600 meters above sea level.
It is the HQ of the Emirate of Riyadh,
according to the administrative division of
the Saudi regions. The city of Riyadh is
inhabited by about 10.5 million people,
according to statistics in 2021. The Saudi
capital is considered one of the fastest
expanding cities in the world. During half
a century of its inception, the area of the
small city expanded to 1,800 square
kilometers, reaching 3,115 kmZ2. in this
time . Riyadh is the political and economic
front of Saudi Arabia, as it contains the
headquarters of the country’s sovereign
institutions. Urban planning divides the
city of Riyadh administratively into 16
municipalities, comprising more than 167
residential neighborhoods, managed by
the Riyadh Municipality and the Royal
Commission for Riyadh City. It possesses
tourist and cultural potentials from
historical sites, museums and urban
landmarks.




The location of the
property at Al-Ma‘athar
neighborhood

Al-Ma'athar neighborhood is one of the
distinguished, upscale and lively
neighborhoods located in the center of
Riyadh. This is due to its proximity to
important places such as: King Khalid

Mosque, King Abdulaziz City for Science
and Technology, King Saud University,
Kingdom Tower and Al Faisaliah Tower.
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é VValuation approaches and methods




VValuation approaches and methods

Method Market approach (Comparable transactions methods) Lands

Definition of approach

0 It uses the method of comparative transactions, also known as the method of indicative transactions; Information on transactions of identical or similar assets to the asset
being valued in order to arrive at an indication of value. Source:

0 When the comparable transactions considered involve the subject asset, this method is sometimes referred to as the prior transactions method.

o] According to this method, the first step is to study the transaction prices of identical or similar assets that have been concluded recently in the market. If the
transactions concluded are few, it will be also better to study the prices of identical or similar assets listed or offered for sale, provided that this information is
clear and analyzed objectively. The information related to the prices of these transactions shall be amended to reflect the differences in the terms and conditions
of the actual transaction, the basis of the value, and the assumptions adopted in the evaluation process that is carried out. Differences can also exist in the legal,

economic and physical characteristics of other transaction assets compared to the asset being valued.

o Data of similar offers were collected from the Ministry of Justice index and the market survey of the property area. Data available in the database of Saudi Asset

Valuation Company were used, sorted and classified and the necessary adjustments were made on them to reach accurate results.

Application

0 Defining units of comparison used by relevant market participants.

0 Determining the related comparative transactions and calculating the main evaluation measures for those transactions.

0 Conducting a consistent comparative analysis of the qualitative and quantitative similarities and differences between the comparable assets and the asset being
evaluated.

0 Making the necessary adjustments, if any, to the evaluation measures to reflect the differences between the asset being evaluated and the comparable assets.

0 Applying the modified evaluation measures to the subject asset (the asset being evaluated).

0 Reconciliation is made between value indicators if more than one measure is used
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VValuation approaches and methods

Method Cost approach (Replacement method) Buildings

Definition of approach

0 The cost approach provides an indication of value using the economic principle that a buyer will pay no more for an asset than the cost
to obtain an asset of equal utility, whether by purchase or by construction, unless undue time, inconvenience, risk or other factors are
involved.

o The approach provides an indication of value by calculating the current replacement or reproduction cost of an asset and making
deductions for physical deterioration and all other relevant forms of obsolescence.

0 Replacement cost is the cost of determining the price a participant would pay to obtain a benefit similar to the subject asset and not the

exact material properties of the asset. (International Valuation Standards 2022, P.59, D 70.2)

Methodology

o0 Usually replacement cost is adjusted for physical deterioration and all relevant forms of obsolescence. After such adjustments, this can

be referred to as depreciated replacement cost.

Application

o Calculating all of the costs that would be incurred by a typical participant seeking to create or obtain an asset providing equivalent
utility.

0 Determine whether there is any deprecation related to physical, functional and external obsolescence associated with the subject
asset.

o Deducting total deprecation from the total costs to arrive at a value for the subject asset.




VValuation approaches and methods

Income approach (income capitalization) Income-Producing property

Definition of approach

0 It provides an indication of value by converting future cash flows into a single present capital value.

0  This method deals with the income achieved by the asset during its useful life (the useful life of the asset). The value is estimated through the
capitalization process. Capitalization means the transfer of income to a capital amount using an appropriate discount rate. Income flows are
generated by contracts or non-contractual arrangements such as the expected profit out of using or maintaining the asset

0 Methods that fall within the income approach (income capitalization), applying a risk factor or total capitalization, include one regular income

period.

Methodology

o0 The method’s concentration shall be on the expected net cash income from the asset, taking into account any capital costs required to ensure the
realization or continuity of the expected income.

o In studying the market, the Valuer focuses on identifying the appropriate income indicators for the property and the degree of its continuity
according to the expected future powers of supply and demand, not the historical one.

0 Ifthe asset is generating stable income, capitalization is likely to be used instead of cash flow.

o0 Estimation of capitalization and discount rate represents an ongoing challenge for the Valuer due to the lack of market transparency.

V-]Ll-H"'I'I%ﬂ | @
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@ Information and description of the property




Property Description

Gen_ergl The property is a residential complex of 1,923.60 square meters
description

Country Kingdom of Saudi Arabia Deed no. 210110034329
Province Middle (Riyadh Province) Date of Deed 1437/5/28
City Riyvadh Plot no. 199
District Al-Maather Plan no. 1343
Street Abi Al-Muzaffar Mubarak Block type -

Nature of
the M Flat O Low O High O Backfilled O Sabkha O Sandy O Rocky

property

Building
system

Residential




Property Description

Site borders and lengths

North Plot#1 Length 40.0 m.
South Street of 20 meters wide Length 42.22 m.
East Street of 10 meters wide Length 54.85 m.
West Part of plot # 4 Length 41.33 m.

Electricity V Security Services V
Water V Medical centers V
Lighting V Schools V
Telephone V Shopping centers V
Paved roads V Afforestation V
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Property Description

Property Name Al-Maather Residential Complex
Location Al-Maather neighbourhood, Riyadh city
Property type Residential complex
Property age 20 year
Land area (sqm) 1,923.60
Construction area 1,906
Number of floors 2
Property components 7 residential units (villas) each consists of three rooms
Current lease contracts All units are rented with separate contracts
Contracts period One year renewable contracts
Occupancy rate for leased units 100 %
Total current income (SAR) 610,000
Operating and maintenance costs (SAR) 122,000
Net operational income (SAR) 488,000




AATIO

Property Data |

< Total revenues:
The residential complex is leased to seven individual tenants. The annual rents for the leased units are 610,000
riyals. These rents are expected to increase in the coming period, as they are less than the rental rates prevailing

in the market.

% Occupancy rates:
The occupancy rate of the property is 100% as there are only one vacant villa.

< Operation and maintenance expenses:

Tenants do not bear any operation or maintenance expenses for the rented property, as the owner takes care of
all these expenses. According to the financial data sent by the customer, expenses for operation by the end of
present year amounted to 122.000 riyals. It represents about 20% of the total revenue that is a similar
percentage to similar properties. .






Site Analysis | Pictures showing the nature of the site
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VValuation result
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Risks of evaluating Real estate”REIT”

Risks of the valuation process

The process of evaluating real estate "REIT” involves some risks that may affect the determination of the fair value of the property. The most
important of these risks are:

The macroeconomic conditions of the state may affect the value of any property, such as inflation rates, liquidity, interest rates, financing costs,
taxes, and general movement in the local and global stock markets. A change to these indicators or one of them may negatively affect the
property’s value.

Since achieving revenues is the main factor in determining the value of REIT properties, any decrease in these revenues as a result of changing
different market conditions may affect the value of the property.

The regulatory, legal or legislative environment may witness some changes that may affect the value of the property, such as the emergence of
some municipal legislation to limit some activities in specific places, or reduce the number of floors permitted in other places, which affects the
final value of the property.

The absence or lack of long-term contracts greatly affects the value of the property, as the existence of such contracts gives a kind of stability to
the income of the property and thus to its value, while the absence of them can lead to fluctuation in the value of the property.

Abundant supply of any commodity leads to competition in the prices offered to consumers. Likewise, in the real estate market, the increase in
the supply of real estate units and the entry of new competitors to the market can lead to lower service prices and thus lower revenues and then
the lower property value.

The evaluation of some real estate, especially recent ones that do not have an operational history, depends on the Valuer's expectations and his
future reading of the market in general and the property market in particular. Future operating conditions may differ from the assumptions used
in the evaluation process, which inevitably leads to a change in the value of the property.






Settlement of comparisons
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Settlements The property being evaluated Comparison 1 0%+ - Comparison2 | 0%+ - Comparison 3 0% + - Comparison 4 0% + -
Price per sq. meter 4,500 3,500 3,170 5,000
Area (m2) 1,924 5,136 15.0% 3,124 10.0% 6,624 15.0% 2,900 10.0%
Type of usage residential residential 0.0% residential 0.0% residential 0.0% | residential | 0.0%
The front P 3 -5.0% 1 2.0% 3 -5.0% 3 -5.0%
Easily accessible good good 0.0% good 0.0% good 0.0% good 0.0%
Close to main road Two roads Two roads 0.0% Two roads 0.0% Two roads 0.0% | Tworoads | 0.0%
Close to utilities close close 0.0% close 0.0% close 0.0% close 0.0%
Available services All services are available Al SEIVICES are 0.0% Al SEIVICES are 0.0% Al SErvices are 0.0% Al SEIVICES -4 5o,
available available available are available
Market status (assessed or sold) 2022 2022 0.0% 2022 0.0% 2022 5.0% 2022 0.0%
Distinguished location -15.0% -15.0% -15.0% -15.0%
margin of negotiation -20.0% 0.0% 0.0% -10.0%
Net assessment -25.0% -3.0% 0.0% -20.0%
Net market prl(cSeAa;)ter settlement 3375 3395 3170 4,000
Weighted 15.0% 35.0% 40.0% 10.0%
Average price per meter (SR/ m2) 3,363
Price per meter after rounding 3,350
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Evaluation results

Conclusion

v' First Approach: (Cost Approach)

Area of building surfaces was calculated
according to the data contained in the
building permit.

Construction cost per square meter of
construction has been estimated on the
basis of the current prices of building
materials.

Depreciation percentage was estimated
according to the economic age of the
property

Value of a meter of land was obtained
through similar sales, comparative sales,
and evaluation experts in “Tathmeen”

Cost approach (Substitution approach)

Building recurring floors
Building cost per meter/recurring floors

The construction costs of buildings / recurring

floors
Total building costs

Other costs

Professional fees
Facilities network
Administration costs
Financing costs (3 years/50%)
Contractor's profit
Total building costs before depreciation
Life span of the building

Remaining economic life
Effective life
Gross depreciation rate
Depreciation costs
Net construction costs after depreciation

Land area
Land value per meter
Total land value
Total property value
Total property value (approximately)

1,906
1,100

2,096,600
2,096,600

value

104,830
104,830
104,830
188,694
314,490
2,914,274

400

20.0
20.0
50.00%
1,457,137
1,457,137

1,924
3,350
6,444,060
7,901,197
7,901,000

of building %
costs

5.0%
5.0%
5.0%
6.0%
15.0%

sq./m
SAR

SAR

SAR

%
%
%
%
%
SAR

Year

Year
Year
%
SAR
SAR

Sq.m
SAR
SAR
SAR
SAR




Evaluation Results |

Conclusion

v Second Approach: Income approach (income capitalization)

Income capitalization method (according to customer data)

Effective income 610,000
Operation and maintenance expense ratio 20%
Operating and maintenance expenses 122,000
Netincome 488,000
Capitalization factor 8.0%
Total property value 6,100,000
Total property value approximately 6,100,000

% ©
ALATIO



Evaluation results

Conclusion

Since the property, being evaluated, is an income-generating real estate, and the purpose of evaluation is to offer a real
estate investment traded fund, the income capitalization is the most appropriate and the best way to evaluate it.

Based on the applicable standards and evaluation methods and according to the client's requirements, Tathmeen
experts see that the market value of the property, as per the following information of the property, having deed no.
(210110034329) in (Riyadh), (Al-Maather) district, with area 1,923.60 square meters, is as follows:

v"Income capitalization method has been adopted.

Income capitalization method (according to customer data)

Total property value

6,100,000
The total value of the property in writing

Only six million and one hundred thousand Saudi riyals

% ©
ALATIO



Notes

Recommendations

v" By reviewing the above data and according to the market survey and similar sales, the experts of Saudi Asset
Valuation Company believe that the value reached is the weighted value and reflects the current market trend.

General Notes

/
0’0

/7
0’0

Margin of fluctuation in the value shall fall within a tolerance of + or - 10% according to the current market conditions
We were not able to inspect the interior of the property and the inspection was done from the outside.
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Appendices




Deed scanned photo

el N Y

_L'
e

i

. K 2
Foocrs 2




o &0

vawa”n@n

Building permit scanned photos

<"’v~)t~'—"..uwf-,km.‘/'.{l Lih s ol  Jacy
JU-.ul\_.‘.nun,,,L. ,\v-‘bnu.au_, ——\-__..-
‘L‘M‘t}b‘p"}r’ S e Codadt | _, oy Hon
‘J"’"‘—'--JJ'-A )JJ"-T""' “\"“"’&'y 12 W)\ F
PN DD gt vir Al e ity Al s v at
(T)Mg\m\ﬂmytﬁ)oowrw e LSy bt
r’"'d“""“’"‘) 25 Ly e A (3 AR N S e | i
AT Gy gt /'}/\/J e N v A VH—JL P
W 2 e e 3T e AN Irz‘ k| g0
PAEAY b o B ) PLin [ Aoty oy Ao f oL )

[P SN

P! T AL e e
B e ]

===y ady 5—-»-.—..*»_.,_3
Artahe ] Hh e yn etk
b gt d VoD W s e
o L §t S S DL
. VY e R ey oyt SRR
e e T T m-w f SESFTRA R VER T TR

¢ e dmadi
= i ) 4y X 3 28 = el i LN e ) e
(&)

8. A S e iy e
oY o

o iy
P L L R W s b iy

— e Jad 4y A LY e P2 IS ST, Ry B
M o G DV iy o

o N
e

v it el g e D e b e e

[ [periiy
. T A

3 ate Ay A edi By
v e vl A b P g A
Sl Ry 5 ek Xy
Sl Wi o Wit
s

W s Sl SR Gl el sy
oy Y U)Al\.&-—u"ho‘«ﬂuﬁ
had (Joﬁw.;.m\“' s (heb it il A .,.Vl-‘..ta..

RN e ath T R L e e s g1
B A8 i g Ry e ety BRIV T AR
p e r- e e
| i O L
P A A

e
u s | P st
v TET b o hie WL ptl e A
- 18 e ST
L 8\ pve VP

L 1, FLER T 0 T NP Zoe
Ui o Boravagh o pS e

i freloid & Lol 0 |
P WEAAVE L R WY
[loaN ] L] || 7] e

P - e .

vt | s | 2 | mes
&, | U - - 1y
P L e B

2

;- 63 At
-‘-p‘c—’l‘ﬁf\.“\u!méu -,

%”;/‘»‘%
- MIs e Tl b bwwu»m-m;_hdgg\b,t

_-—




& 0

V-]Ll-H"'I'I%ﬂ |

Clarification

Tathmeen Company and its representatives, including valuers and assistants, carried out the evaluation
process without any bias. They also work objectively and are independent from the client and its
subsidiaries or affiliates. The company and its representatives do not have any current or potential interest
with the client or any of its subsidiaries or affiliated parties. Moreover, the company is not among those who
know the insides of the client or those who have internal relations or engagements with the customer and
its subsidiaries or affiliated parties. The Valuer's fees for the evaluation process are not conditional on the
findings reached or any other events, and if the company obtains significant assistance from another party
regarding any important aspect of the evaluation, the nature of this assistance and the extent of reliance

thereon will be mentioned and then documented, if any, in the report.
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End of Report
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Al-Narjis Commercial Complex
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Introduction

Messrs/ Saudi Fransi Capital Company

Greetings,

We are honored by your acceptance of our offer to provide our professional services in the field of real estate evaluation for a (commercial complex)
in the city of (Riyadh), district of (Al-Narjis), having an area of (5.100) m2. Accordingly, we inspected the property to be evaluated and determined the
best method for identifying the market value while adhering to the local and international standards and regulations applicable in the field of evaluation,
specially International valuation standards (2022) approved by Saudi Authority for Accredited Valuers, on the basis of which data were collected and
analyzed to reach the market value, Based on the standards and valuation approaches and methods applicable and according to the client's
requirements, Tathmeen experts believe that the market value (of the commercial complex) is equal to (16,081,000) Saudi riyals, as documented in

this report.
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General Standards




A

Executive Summary

Customer name Saudi Fransi Capital Company
Beneficiaries of evaluation Saudi Fransi Capital Company
Purpose of evaluation REIT Fund
Type of property Mall
Address of the property Kingdom of Saudi Arabia - Riyadh - Al-Narjis
Land area of the property 5,100 m?
Nature of ownership Complete ownership

Market approach (Comparable transactions methods)
pplicable Valuation methods Income approach (income capitalization)
Income approach (DCF method)

Cost approach

Market value of the property (SAR)

AATIO

Deed no.

Date of Deed
Plan no.
Plot no.

Basis of value

Applicable
Valuation
Standards

Date of
Inspection

Date of

evaluation

Report date of
issuance

310114039546 +310114039547

1439/03/05

2737

,128,127,126
120,121,122

Market value

International Valuation Standards 2022

2022/12/01

2022/12/31

2023/01/23

16,081,000
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Scope of work | About the Valuation Company

These standards define the requirements for conducting evaluation, except for what is amended by the standard of
assets or valuation applications. The purpose of these standards is to be applied on the evaluation procedures of all

assets and any other evaluation purposes to which the valuation standards apply.

This report has been prepared by Saudi Asset Valuation Company and its work team who enjoys the highest levels of the
required efficiency and neutrality, and benefits from the resources available to us represented in the efficiency of our
advisory team, which includes a group of qualified consultants with higher academic degrees and experiences in the field
of evaluation and Consultations, and the information base available to our company that was built through its evaluation
experiences and through the collection of data, information and statistics issued by the official and unofficial authorities,
giving the valuers wide knowledge and awareness to carry out their tasks to the fullest. Furthermore, the company is
working on updating its database continuously.

Our experience in evaluation and consultation is more than 10 years. We have submitted more than 24,000 evaluation
reports during our work period.

Tathmeen Company (Valuation) was honored to provide its services to government and semi-government agencies, to
most of the banks in the Kingdom, financial companies, real estate companies, industrial sectors, commercial companies

and others.




General Standards]|

Nature of evaluated assets Customer information and usage

City Riyadh Customer name Saudi Fransi Capital Company
District Al-Narjis Author of the report Saudi Fransi Capital Company
Area 5,100 m? Usage Internal Use

A report explaining the evaluation methodology and steps, evaluation results, and photos and borders of the assets
Description of the report | being evaluated in accordance with Standard 1.2 on compliance with standards and research and investigation work, and
Standard 1.3 on reporting.

Purpose of evaluation REIT Fund.
0 It has been assumed that the property is fully owned with no liabilities.

Assumptions ) ) ] ) ] ] ]
o Photocopies have been received from the client for the deed and a sketch of the site. Tathmeen did not verify their

correctness assuming that the property is not mortgaged and there are no rights on it for other parties.

We have studied the real estate market in the targeted Property area and were guided in the study by the closest
Scope of research and ) ] o
properties to the targeted Property in terms of specifications and areas for each of them. We have worked hard to ensure

investigation _ _ _ . .
that the information obtained is as correct as possible.

Nature and sources of Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, and the database of Tathmeen, which
information is constantly updated

Report currency Saudi Riyal

'3

AWATIO
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Value basis (Value type)

State of uncertainty

Restrictions on usage
Distribution or
publication

Compliance with
international valuation
standards

Valuator’s neutrality

AATIO

Market value:

It is the estimated amount for which assets or liabilities should be exchanged on the valuation date between a willing buyer and a
willing seller in an arm's length transaction after proper marketing where each party has acted knowledgeably and prudently without
compulsion.

It is the state resulting from the lack of evidence and indicators at a certain period of time that enables the valuator to perform the
valuation process in the best way

This report is for the purpose for which it was prepared and shall not be used, circulated, quoted or otherwise referred to in any case
for any other purpose. Accordingly, the Company or the valuator shall not be liable for any loss suffered by any party as a result of
using the valuation report in violation of the provisions of this section. The evaluator reserves all rights to issue the valuation report.
This report shall not be reproduced in any manner without an explicit consent of the Company. This report shall not be submitted to
any party other than those referred to in it without the explicit consent of the Company. As a precaution, the Company and the
valuator reserve the right to make any adjustments and to make any review of the valuation or support the result of the valuation
under specific circumstances.

The Company reserves the right, without any obligation, to review the valuation accounts and to amend and revise its findings in the
light of information that existed at the date of the valuation but which was subsequently made clear.

The methodologies adopted by the company in the field of valuation, which are based on sound foundations and solid constants in
line with local and international standards in force, especially the application of the International Valuation Standards 2022

Tathmen and its representatives, whether residents or assistants, carried out the valuation process without bias. They also work with

objectivity and enjoy independence from the client and his subsidiaries or affiliates. Tathmen and its representatives have no current

or potential interest with the client or any of his subsidiaries or affiliates. They are not also among those who know the insides of the
client’s affairs or though who have internal relations or links with the client, his subsidiaries or affiliates. Moreover, the valuator’s fees
for the valuation process are not conditional on the findings reached or any other events. In case the Company obtained a significant

assistance from another party regarding an important aspect of the valuation, the nature of this assistance and the extent of reliance

on it, if any, shall be mentioned and documented in the report



(2-2) Scope of work | work Stages

Application of valuation
approaches and methods

I
93]

After the experts assessed the current use in terms of
the market and the available data about it, it was

----»| concluded that the method of capitalizing income, cost

and cash flows is the best for estimating the value of the
property.

Asset inspection 01

06’ Estimation of value

The title deed was received from the customer, which
shows that the property's area is 5,100 square meters, in
addition to a sketch showing the location of the property.
After that, the property was examined and the information
received from the client was matched with reality

After reconciling the results of the valuation
N approaches and methods, a value that is consistent
with the scope of work discussed with the client is
weighted

Determining the properties of the 02
asset

(@)
~N

Review of value

Through inspection, it was found that the asset to
be evaluated is a (commercial complex) in (Riyadh)
city.

The value will be reviewed by a review committee
consisting of 3 other experts who will review the
information, analyzes, and assumptions reached by
the Valuer.

Data collection 03

08 Preparation of report

Based on the type of property being evaluated, the
scope of data collection was outlined by the city of
(Riyadh), (Al-Narjis district), especially the area
surrounding the property

Preparing the report according to Standard 101

---+|“Report Description” and Standard 103 “Report

Preparation”

Data analysis (04

The data available in the area of the property,
obtained from unofficial sources such as real estate
brokers working in the property area, and from
official sources represented by the Ministry of
Justice indicators

V-]Ll-H"'I'I%ﬂ | @
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Market analysis




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

01  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for all lands of the city of Rivadh

Year Number' o Sold Area Sales Volume
Transactions
2010 92,140 695,499,770 94,735,292,085 Sales Volume
2011 94,006 531,229,187 106,675,530,921 140’000

129053

2012 60,996 268,915,968 100,340,679,466 118930
120,000
2013 71,873 233,736,612 118,929,717,391 105516 106676
100341
2014 66,016 255,995,001 129,053,353,518 89572 94735 100,000
2015 59,833 152,577,755 105,516,472,396 25660
71016 80,000
2016 45,683 117,576,533 89,572,470,299
2017 50,913 69,933,755 75,659,645,392 556155709 60,000
2018 9,091 16,917,992 13,036,913,549 40,000
2019 60,126 55,997,285 55,709,331,355
13037 20,000
2020 50,252 60,695,172 55,614,504,191
2021 46,554 66,246,896 71,015,946,446 I

20212020201920182017 2016 20152014 2013 2012 2011 2010

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

02 Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for residential lands of the city of Rivadh

Year
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020

2021

& 8
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Number Of
Transactions

81,340
83,273
53,619
63,117
58,229
52,392
39,968
45,604
8,407
57,210
46,256

41,126

Sold Area
182,498,924
261,920,619
171,631,242
142,705,850
191,139,766
104,323,882
53,220,572
41,881,969

5,221,366
44,328,174

37,381,543

32,453,794

Sales Volume
51,952,225,278
63,999,414,404
58,651,602,362
70,677,236,779
74,940,841,184
55,290,767,416
46,859,446,204
45,012,831,376

6,611,837,153
44,888,483,793
36,103,152,924

40,864,961,400

Sales Volume

74941
70677

63999
58652
55201
51952
44888 4501416859
40865
36103
‘ | 6612

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010

80,000
70,000
60,000
50,000
40,000
30,000
20,000

10,000

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

03  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for commercial lands of the city of Riyadh

Year Number' i Sold Area Sales Volume
Transactions
2010 10,800 513,000,846 42,783,066,807 Sales Volume
2011 10,733 269,308,568 42,676,116,517 60,000
54113
2012 7,377 97,284,726 41,689,077,104 50226
48252
2013 8,756 91,030,762 48,252,480,612 >0,000
’ ’ ! ’ ! ! 42713 416894267642783
2014 7,787 64,855,235 54,112,512,334 40,000 3
2015 7,441 48,253,873 50,225,704,980 So151 30647 <
2016 5,715 64,355,962 42,713,024,095 30,000 §
2017 19511 =
0 5,309 28,051,786 30,646,814,016 20,000 S
2018 684 11,696,626 6,425,076,396 10821
2019 2,916 11,669,110 10,820,847,562 I 6425 10,000
2020 3,996 23,313,628 19,511,351,267 I i
2021 5.428 33,793.101 30150,985,046 2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010




=
ALUATIO

Jgeo V1 el g mandid 4 gacad | 4S 501
Saudi Asset Valuation Company

Property area analysis




3 34
-
L 1

Ty e R g ok 88 The location of the property
L 5 e s in the city of Riyadh

Riyadh is the capital of the Kingdom of
Saudi Arabia, its largest city and the third
largest Arab capital in terms of population.
Riyadh is located in the middle of the
Arabian Peninsula on the Najd plateau, at
an altitude of 600 meters above sea level.
It is the HQ of the Emirate of Riyadh,
according to the administrative division of
the Saudi regions. The city of Riyadh is
inhabited by about 10.5 million people,
according to statistics in 2021. The Saudi
capital is considered one of the fastest
expanding cities in the world. During half
a century of its inception, the area of the
small city expanded to 1,800 square
kilometers, reaching 3,115 kmZ2. in this
time . Riyadh is the political and economic
front of Saudi Arabia, as it contains the
headquarters of the country’s sovereign
institutions. Urban planning divides the
city of Riyadh administratively into 16
municipalities, comprising more than 167
residential neighborhoods, managed by
the Riyadh Municipality and the Royal
Commission for Riyadh City. It possesses
tourist and cultural potentials from
historical sites, museums and urban
landmarks.




The location of the property
at the level of the Narjis
district

Al-Narjis neighborhood is located
specifically in the north of the
Riyadh region. The area of the
neighborhood is estimated at about
48.49 square kilometers. It is
bordered on the east by Prince
Faisal bin Bandar bin Abdulaziz Road
and Princess Noura University, and
on the south by Al-Thumama Road,
Al-Nada neighborhood and Imam
Muhammad bin  Saud Islamic
University, and on the west by ADi
Road. Bakr AlI-Siddig, Al-Yasmeen
District, Al-Arid District, bordered to
the north by Banban and the King
Salman Wilderness Park.
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VValuation approaches and methods
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VValuation approaches and methods

Method Market approach (Comparable transactions methods) Lands

Definition of approach

0 It uses the method of comparative transactions, also known as the method of indicative transactions; Information on transactions of identical or similar assets to the asset
being valued in order to arrive at an indication of value. Source:

0 When the comparable transactions considered involve the subject asset, this method is sometimes referred to as the prior transactions method.

o] According to this method, the first step is to study the transaction prices of identical or similar assets that have been concluded recently in the market. If the
transactions concluded are few, it will be also better to study the prices of identical or similar assets listed or offered for sale, provided that this information is
clear and analyzed objectively. The information related to the prices of these transactions shall be amended to reflect the differences in the terms and conditions
of the actual transaction, the basis of the value, and the assumptions adopted in the evaluation process that is carried out. Differences can also exist in the legal,

economic and physical characteristics of other transaction assets compared to the asset being valued.

o Data of similar offers were collected from the Ministry of Justice index and the market survey of the property area. Data available in the database of Saudi Asset

Valuation Company were used, sorted and classified and the necessary adjustments were made on them to reach accurate results.

Application

0 Defining units of comparison used by relevant market participants.

0 Determining the related comparative transactions and calculating the main evaluation measures for those transactions.

0 Conducting a consistent comparative analysis of the qualitative and quantitative similarities and differences between the comparable assets and the asset being
evaluated.

0 Making the necessary adjustments, if any, to the evaluation measures to reflect the differences between the asset being evaluated and the comparable assets.

0 Applying the modified evaluation measures to the subject asset (the asset being evaluated).

0 Reconciliation is made between value indicators if more than one measure is used
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VValuation approaches and methods

Method Cost approach (Replacement method) Buildings

Definition of approach

0 The cost approach provides an indication of value using the economic principle that a buyer will pay no more for an asset than the cost
to obtain an asset of equal utility, whether by purchase or by construction, unless undue time, inconvenience, risk or other factors are
involved.

o The approach provides an indication of value by calculating the current replacement or reproduction cost of an asset and making
deductions for physical deterioration and all other relevant forms of obsolescence.

0 Replacement cost is the cost of determining the price a participant would pay to obtain a benefit similar to the subject asset and not the

exact material properties of the asset. (International Valuation Standards 2022, P.59, D 70.2)

Methodology

o0 Usually replacement cost is adjusted for physical deterioration and all relevant forms of obsolescence. After such adjustments, this can

be referred to as depreciated replacement cost.

Application

o Calculating all of the costs that would be incurred by a typical participant seeking to create or obtain an asset providing equivalent
utility.

0 Determine whether there is any deprecation related to physical, functional and external obsolescence associated with the subject
asset.

o Deducting total deprecation from the total costs to arrive at a value for the subject asset.




VValuation approaches and methods

Income approach (income capitalization) Income-Producing property

Definition of approach

0 It provides an indication of value by converting future cash flows into a single present capital value.

0  This method deals with the income achieved by the asset during its useful life (the useful life of the asset). The value is estimated through the
capitalization process. Capitalization means the transfer of income to a capital amount using an appropriate discount rate. Income flows are
generated by contracts or non-contractual arrangements such as the expected profit out of using or maintaining the asset

0 Methods that fall within the income approach (income capitalization), applying a risk factor or total capitalization, include one regular income

period.

Methodology

o0 The method’s concentration shall be on the expected net cash income from the asset, taking into account any capital costs required to ensure the
realization or continuity of the expected income.

o In studying the market, the Valuer focuses on identifying the appropriate income indicators for the property and the degree of its continuity
according to the expected future powers of supply and demand, not the historical one.

0 Ifthe asset is generating stable income, capitalization is likely to be used instead of cash flow.

o0 Estimation of capitalization and discount rate represents an ongoing challenge for the Valuer due to the lack of market transparency.

V-]Ll-H"'I'I%ﬂ | @
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Information and description of the

4\
N property



Property Description

CNETE N [EYodgTo]d[oJaMl The property is a commercial complex of 5,100 square meters
Location description Data of ownership

Country Kingdom of Saudi Arabia Deed no. 310114039546 +310114039547
Province Middle (Riyadh Province) Date of Deed 1439/03/05
: ; 128,127,126
Riyadh : ' ' '
City iyad Plot no 120 121,122
District Al-Narjis Plan no. 2737
Street Othman Bin-Affan Block type -
Nature of the AT O Low O High O Backfiled = O Sabkha O Sandy O Rocky
property
Building Commercial

system




Property Description

Site borders and lengths

North As per attached deeds Length As per attached deeds = m.
South As per attached deeds Length As per attached deeds = m.
East As per attached deeds Length As per attached deeds | m.
West As per attached deeds Length As per attached deeds = m.

Electricity Security Services

Water Medical centers

Lighting Schools

Telephone Shopping centers

Paved roads

Q
Z
i
&

<< LKL

<< LKL

Afforestation

3
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Property Description

Property data
Property Name Al Rashid Strip Mall
Location Al Narjis neighborhood, Riyadh City
Property type Commercial complex
Property age 2
Land are (square meters) 5,100 sgm
Construction area 4,406
Number of floors 1
It consists of 7 showrooms, 6 were rented with
Property components
separate contracts
Total current income (SAR) 1,211,968
Operation and maintenance costs
(SAR) 125,875
Net operational income (SAR) 1,086,093

% ©
ALATIO
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Property Data |

Total revenues:

The commercial complex is leased to five main tenants. The annual revenue of the complex is 1,211,968
riyals, as they rent an area of 4,239 square meters, so the average value of the rental meter is about 285
riyals. These rents are less than the rates prevailing in the vicinity of the property, so it is expected that they
will increase in the coming years.

Occupancy rates:
The occupancy rate of the property is 100% as it is fully rented out.

Operation and maintenance expenses:

Tenants do not bear any operation or maintenance expenses for the rented property, as the owner takes
care of all these expenses. According to the financial data sent by the customer, expenses for operation by
the end of present year amounted to 125,875 riyals. It represents about 10% of the total real estate income,
and this percentage is good compared to similar properties.
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Site Analysis | Pictures showing the nature of the site
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VValuation result
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Risks of evaluating Real estate”REIT”

Risks of the valuation process

The process of evaluating real estate "REIT” involves some risks that may affect the determination of the fair value of the property. The most important of
these risks are:

The macroeconomic conditions of the state may affect the value of any property, such as inflation rates, liquidity, interest rates, financing costs, taxes, and
general movement in the local and global stock markets. A change to these indicators or one of them may negatively affect the property’s value.

Since achieving revenues is the main factor in determining the value of REIT properties, any decrease in these revenues as a result of changing different
market conditions may affect the value of the property.

The regulatory, legal or legislative environment may witness some changes that may affect the value of the property, such as the emergence of some
municipal legislation to limit some activities in specific places, or reduce the number of floors permitted in other places, which affects the final value of the
property.

The absence or lack of long-term contracts greatly affects the value of the property, as the existence of such contracts gives a kind of stability to the income
of the property and thus to its value, while the absence of them can lead to fluctuation in the value of the property.

Abundant supply of any commodity leads to competition in the prices offered to consumers. Likewise, in the real estate market, the increase in the supply of
real estate units and the entry of new competitors to the market can lead to lower service prices and thus lower revenues and then the lower property value.

The evaluation of some real estate, especially recent ones that do not have an operational history, depends on the Valuer's expectations and his future
reading of the market in general and the property market in particular. Future operating conditions may differ from the assumptions used in the evaluation
process, which inevitably leads to a change in the value of the property.






Settlement of comparisons

Settlements iz g:g?ﬁ;igemg Comparison 1 0% +- Comparison 2
Price per sq. meter 6,500 7,084
Area (m2) 5,100 750 -30.0% 1,271
Type of usage commercial commercial 0.0% commercial
The front 3 1 10.0% 2
Easily accessible Good Good 0.0% Good
Close to main road Two roads Two roads 0.0% Two roads
Close to utilities close close 0.0% close
Available services All services are available Al SETVICES are 0.0% Al SETVICES are
available available
Market status (assessed or sold) 2022 2022 0.0% 2022
Distinguished location Full block 0.0%
margin of negotiation 0.0%
Net assessment -20.0%
Net market price after settlement (SAR) 5,200 4,959
Weighted 25.0% 35.0%
Average price per meter (SR/ m2) 5,061
Price per meter after rounding 5,050

AATIO

0%+ -

-25.0%
0.0%
5.0%
0.0%
0.0%
0.0%

0.0%

0.0%
-10.0%
0.0%
-30.0%

Comparison 3

6,500
2,100
commercial
2
Good
Two roads
close
All services are

available
2022

4,875
20.0%

0% + -

-20.0%
0.0%
5.0%
0.0%
0.0%
0.0%

0.0%

0.0%
0.0%
-10.0%
-25.0%

Comparison 4

7,000
1,050
commercial
1
Good
Two roads
close
All services
are available
2022

5,250
20.0%

0%+ -

-25.0%
0.0%
10.0%
0.0%
0.0%
0.0%

0.0%

0.0%
-10.0%
0.0%
-25.0%
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Evaluation results

Conclusion

v" First Approach: (Cost Approach)

Area of building surfaces was calculated
according to the data contained in the
building permit.

Construction cost per square meter of
construction has been estimated on the
basis of the current prices of building
materials.

Depreciation percentage was estimated
according to the economic age of the
property

Value of a meter of land was obtained
through similar sales, comparative sales,
and evaluation experts in “Tathmeen”

Cost method (substitution method)

Recurring floors building surfaces

Building cost per meter/recurring floors

Construction costs for buildings /recurring floors

Total construction costs

Other costs

Professional fees
Utilities network
Administration costs
Financing costs (3 years/50%)
Contractor’s profit
Total building costs before depreciation
Life span of thebuilding
Remaining economic life
Effective life span
Gross depreciation rate
Depreciation costs

Net construction costs after depreciation

Land area
Land meter value
Total land value
Total property value

Property value (approximately)

4,406
700
3,084,200
3,084,200

Value Of building costs %

154,210 5.0%
154,210 5.0%
154,210 5.0%
277,578 6.0%
616,840 20.0%
4,441,248

40.0

355

4.5
11.25%
499,640
3,941,608

5,100
5,050
25,755,000
29,696,608
29,697,000

Sq./m
SAR
SAR
SAR

%
%
%
%
%
SAR
year
year
year
%
SAR
SAR

Sq./m
SAR
SAR
SAR
SAR




Evaluation Results |

Conclusion

v" Second Approach: Income approach (income capitalization)

Income capitalization method (depending on customer data)

Item The value
current effective income 1,211,968
Operation and maintenance expense ratio 10%
The value of operating and maintenance 125,875
expenses
Net income 1,086,093
Capitalization rate 8.0%
Property value 13,576,156
Total property value (approximately) 13,576,000

% ©
ALATIO



Assumptions of the Discounted Cash Flow Method

Assumptions of discount rate calculation:
» The discount rate consists of four influencing factors, namely:

» The rate of return on government bonds: We assumed that the average return on government bonds for a period of 5 and 10 years is 3% approximately.

+ Inflation rate: Which is expected to reach 2.5% according to the expectations of many international and local agencies for the Kingdom of Saudi Arabia during the coming period.

» Market risk premium: Evaluated by experts of "Tathmeen" according to their vision of the commercial real estate market during the coming period.

» Special risk premium: Also evaluated by "Tathmeen" experts, according to their vision of the property itself and its competitiveness in the market during the coming period.
Assumptions of calculating recoverable amount:

« A capitalization factor was used that commensurate with the property's future stability and the extent of risks it may be exposed to, depending on the prevailing market situation for

similar properties:

+ The same expected inflation rate was used to calculate the expected future growth rate.
Revenue assumptions:

* The total current revenues amounted to 1,211,968riyals, as a result of leasing all available space in the property amounting to 4,239 SQM.

* Itis assumed that revenues will increase by 5% annually from the year 2023, as the current lease value is significantly lower than the fair rental value.

Occupancy rates assumptions:

* The current occupancy rate is 100%. It is expected that this rate will continue during the coming period due to the distinguished location of the property and its lower rental rates than similar

properties.

Operation and maintenance expenses:

* The tenants bear all the operating expenses of their rental space. The property only bears the operating expenses of its management and the expenses of managing the place as a whole.

Therefore, we see that the percentage of this indicator is good, as it reached about 10% during the first half of this year, which is expected to continue during the cash flow period.

AWATIO



Evaluation Results |

Conclusion

v" Third Approach: Income Appraoch (DCF)

Assumptions of the discounted cash flow method

Total income in full operating condition
operating expenses
Vacancy rate after stabilization
cash flow period

revenue growth rate

Expected Revenue Growth Per Year (%)
Total income in full operating condition
Total effective income

Operation and maintenance expense ratio

The value of operating and maintenance
expenses

net operating income
last value (retrievable value)
Annual net cash flow
Total net present value

Total value approximately

AATIO

1,211,968
10.0%
0%

5 years

%5 annually

31-Dec-22
0%
1,211,968
1,211,968
10%
121,197
1,090,771

1,090,771
16,081,343
16,081,000

31-Dec-23
5%
1,272,566
1,272,566
10%
127,257
1,145,309

1,145,309

Discount rate calculator

government bond rate of

revenue
Inflation rate

market risk premium

special risk premium

Discount rate

discounted cash flow

31-Dec-24
5.0%
1,336,194
1,336,194
10%
133,619
1,202,575

1,202,575

3.0%
2.5%
3.0%
2.5%
11.0%

31-Dec-25
5%
1,403,004
1,403,004
10%
140,300
1,262,704

1,262,704

31-Dec-26
5%
1,473,154
1,473,154
10%
147,315
1,325,839
16,987,311
18,313,150

To calculate the last (recoverable) value

capitalization
factor

growth rate

8.0%
2.5%




Evaluation results

Conclusion

AATIO

Since the property, being evaluated, is an income-generating real estate, and the purpose of evaluation is to offer a real estate
investment traded fund, the Discounted Cash Flow method is the most appropriate and the best way to evaluate it.

Based on the applicable standards and evaluation methods and according to the client's requirements, Tathmeen experts see
that the market value of the property, as per the following information of the property, having deed no. (310114039546
+310114039547) in (Riyadh), (Al-Narjis) district, with area 5,100 SQM, is as follows:

v Discounted cash flow method has been adopted.

Discounted cash flow method
Property area
5,100.00
Total property value
16,081,000

(written form) Total property value

Only sixteen million eighty-one thousand Saudi riyals



Notes

Recommendations

v" By reviewing the above data and according to the market survey and similar sales, the experts of Saudi Asset
Valuation Company believe that the value reached is the weighted value and reflects the current market trend.

General Notes

/7
0‘0

Margin of fluctuation in the value shall fall within a tolerance of + or - 10% according to the current market conditions
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Appendices
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Clarification

Tathmeen Company and its representatives, including valuers and assistants, carried out the evaluation
process without any bias. They also work objectively and are independent from the client and its
subsidiaries or affiliates. The company and its representatives do not have any current or potential interest
with the client or any of its subsidiaries or affiliated parties. Moreover, the company is not among those who
know the insides of the client or those who have internal relations or engagements with the customer and
its subsidiaries or affiliated parties. The Valuer's fees for the evaluation process are not conditional on the
findings reached or any other events, and if the company obtains significant assistance from another party
regarding any important aspect of the evaluation, the nature of this assistance and the extent of reliance

thereon will be mentioned and then documented, if any, in the report.
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End of Report
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Al Sahafa Tower - Riyadh




Introduction

Gentlemen/ Saudi Fransi Capital Corporation  esteemed

Peace, mercy and blessings of God be upon you

We were honored by your acceptance of our offer to provide our professional services in the field of valuation for a real estate (Office building) in (Rivadh) in (Al-
Sahafa) district, with an area of (3,330) m2. International Valuation Standards (2022) approved by the Saudi Authority for Accredited Valuers, on the basis of
which data was collected and analyzed to arrive at the market value and based on following the standards and evaluation methods adopted and according to the
requirements of the client, valuation experts believe that the market value (of the commercial complex) is (112,500,000) Saudi riyals as well. It is documented in

this report.

AWATIO
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General Standards




Customer name

Beneficiaries of evaluation

Purpose of evaluation

Type of property

Address of the property

Raw land area of the property

Nature of ownership

Applicable Valuation methods

Executive Summary

Saudi Fransi Capital Company

Saudi Fransi Capital Company

REIT Fund

Residential complex

Kingdom of Saudi Arabia - Riyadh - Al Sahafa

3,330 m?

Complete ownership

Market approach (Comparable transactions methods)
Income approach (income capitalization)
Cost approach

Market Value for the Property (SAR)

ey
AATIO

Deed no.

Date of Deed

Plan no.

Plot no.
Basis of value

Applicable
Valuation
Standards

Date of
Inspection

Date of
evaluation

Report date of
issuance

318501000339

21442/9/15

2413
1917 g 1916 g 1915

Market Value

International Valuation Standards 2022

2022/11/30

2022/12/31

2023/01/23

112,500,000



AATIO

Scope of work |

These standards specify the requirements and conditions for carrying out valuation work, except for what is modified by the Assets Standard or
Valuation Applications, and the purpose of these standards is to apply them to the valuation work of all assets and for any other evaluation
purposes to which the Valuation Standards apply.

This report has been prepared by the Saudi Company for Assets Evaluation and Valuation and its work team, which enjoys the highest levels of
efficiency and necessary impartiality, benefiting from the resources available to us, represented in the efficiency of our advisory team, which
includes a selection of qualified consultants with high academic certificates and expertise in the field of evaluation and Consultations, and the
information base available to our company that was built through its evaluation expertise and through the collection of data, information and
statistics issued by official and unofficial authorities, which gives the evaluators the capacity to carry out their tasks to the fullest, and the
company is working to update its information base in a way continuous.

Our experience in evaluation and consulting work is more than 10 years, and we have submitted more than 24,000 evaluation reports during
our work period.

Tathmeen Company was honored to provide its services to governmental and semi-governmental agencies, to most of the banks located in the

Kingdom, financial companies, real estate companies, industrial sectors, commercial companies and others.




General Standards |

The nature of the valued assets Customer information and use

City Al Riyadh Customer name Saudi Fransi Capital Corporation
District Al Sahafa Report owner Saudi Fransi Capital Corporation
Area (3,330 m2) Use Internal use

A report explaining the evaluation methodology and steps, evaluation results, and photos and borders of the
Report description assets being evaluated in accordance with Standard 1.2 on compliance with standards and research and
investigation work, and Standard 1.3 on reporting.

Evaluation purpose REIT Fund
o It has been assumed that the property is fully owned with no liabilities.
Assumptions _ _ _ _ _ _
o Photocopies have been received from the client for the deed and a sketch of the site. Tathmeen did not verify

their correctness assuming that the property is not mortgaged and there are no rights on it for other parties.

We have studied the real estate market in the area of the target real estate and we used in the study the most
Scope of research and investigation real estate closest to the target real estate in terms of specifications and spaces for each of them and we have
worked hard to ensure the correctness of the information obtained as much as possible.

) ) Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, Tathmeen's database, which is
Nature and sources of information
constantly updated

Currency used in the report Saudi Riyal

AWATIO
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Value basis (Value type)

State of uncertainty

Restrictions on usage
Distribution or
publication

Compliance with
international valuation
standards

Valuator’s neutrality

AATIO

Market value:

It is the estimated amount for which assets or liabilities should be exchanged on the valuation date between a willing buyer and a
willing seller in an arm's length transaction after proper marketing where each party has acted knowledgeably and prudently without
compulsion.

It is the state resulting from the lack of evidence and indicators at a certain period of time that enables the valuator to perform the
valuation process in the best way

This report is for the purpose for which it was prepared and shall not be used, circulated, quoted or otherwise referred to in any case
for any other purpose. Accordingly, the Company or the valuator shall not be liable for any loss suffered by any party as a result of
using the valuation report in violation of the provisions of this section. The evaluator reserves all rights to issue the valuation report.
This report shall not be reproduced in any manner without an explicit consent of the Company. This report shall not be submitted to
any party other than those referred to in it without the explicit consent of the Company. As a precaution, the Company and the
valuator reserve the right to make any adjustments and to make any review of the valuation or support the result of the valuation
under specific circumstances.

The Company reserves the right, without any obligation, to review the valuation accounts and to amend and revise its findings in the
light of information that existed at the date of the valuation but which was subsequently made clear.

The methodologies adopted by the company in the field of valuation, which are based on sound foundations and solid constants in
line with local and international standards in force, especially the application of the International Valuation Standards 2022

Tathmen and its representatives, whether residents or assistants, carried out the valuation process without bias. They also work with

objectivity and enjoy independence from the client and his subsidiaries or affiliates. Tathmen and its representatives have no current

or potential interest with the client or any of his subsidiaries or affiliates. They are not also among those who know the insides of the
client’s affairs or though who have internal relations or links with the client, his subsidiaries or affiliates. Moreover, the valuator’s fees
for the valuation process are not conditional on the findings reached or any other events. In case the Company obtained a significant

assistance from another party regarding an important aspect of the valuation, the nature of this assistance and the extent of reliance

on it, if any, shall be mentioned and documented in the report
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(2-2) Scope of work | stages of work

After the experts assessed the current use in terms of the market
and the available data about it, it was concluded that the method of
capitalizing income, cost and cash flows is the best for estimating the
value of the property.

-4

Value Assessment

After reconciling the results of the evaluation methods, a
---%|value is weighted that corresponds to the scope of work
described with the customer

P——————

Value review by an audit committee consisting of 3 other
---#|experts who reviews the information, analyzes and
assumptions reached by the valuer.

gl U8 Report Preparation

. Work on preparing the report in accordance with Standard 101
for Report Description and Standard 103 for Reporting

@--

The title deed was received from the client, which shows that the property’s
area is 3,330 square meters, in addition to a sketch showing the location of
the property. After that, the property was identified and the information
received from the client was matched with reality.

Define property’'s characteristict 02 2=

Through the inspection, it was found that the asset under
evaluation is (an office building) in (Riyadh).

Based on the type of property being evaluated, the scope of
data collection was determined in the city (Riyadh) |,
neighborhood (Al-Sahafa), especially the area surrounding the
property

Data analysis 04 A

The data available in the real estate area, which was obtained from
unofficial sources such as real estate offices operating in the real
estate area, and from official sources represented in the indicators of
the Ministry of Justice, was analyzed.
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Market analysis




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

01  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for all lands of the city of Rivadh

Year Number' o Sold Area Sales Volume
Transactions
2010 92,140 695,499,770 94,735,292,085 Sales Volume
2011 94,006 531,229,187 106,675,530,921 140’000

129053

2012 60,996 268,915,968 100,340,679,466 118930
120,000
2013 71,873 233,736,612 118,929,717,391 105516 106676
100341
2014 66,016 255,995,001 129,053,353,518 89572 94735 100,000
2015 59,833 152,577,755 105,516,472,396 25660
71016 80,000
2016 45,683 117,576,533 89,572,470,299
2017 50,913 69,933,755 75,659,645,392 556155709 60,000
2018 9,091 16,917,992 13,036,913,549 40,000
2019 60,126 55,997,285 55,709,331,355
13037 20,000
2020 50,252 60,695,172 55,614,504,191
2021 46,554 66,246,896 71,015,946,446 I

20212020201920182017 2016 20152014 2013 2012 2011 2010

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

02 Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for residential lands of the city of Rivadh

Year
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020

2021

& 8
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Number Of
Transactions

81,340
83,273
53,619
63,117
58,229
52,392
39,968
45,604
8,407
57,210
46,256

41,126

Sold Area
182,498,924
261,920,619
171,631,242
142,705,850
191,139,766
104,323,882
53,220,572
41,881,969

5,221,366
44,328,174

37,381,543

32,453,794

Sales Volume
51,952,225,278
63,999,414,404
58,651,602,362
70,677,236,779
74,940,841,184
55,290,767,416
46,859,446,204
45,012,831,376

6,611,837,153
44,888,483,793
36,103,152,924

40,864,961,400

Sales Volume

74941
70677

63999
58652
55201
51952
44888 4501416859
40865
36103
‘ | 6612

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010

80,000
70,000
60,000
50,000
40,000
30,000
20,000

10,000

Millions SAR




Market analysis and economic indicators | Analysis of the data of the Ministry of
Justice at the level of Riyadh

03  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for commercial lands of the city of Riyadh

Year Number' i Sold Area Sales Volume
Transactions
2010 10,800 513,000,846 42,783,066,807 Sales Volume
2011 10,733 269,308,568 42,676,116,517 60,000
54113
2012 7,377 97,284,726 41,689,077,104 50226
48252
2013 8,756 91,030,762 48,252,480,612 >0,000
’ ’ ! ’ ! ! 42713 416894267642783
2014 7,787 64,855,235 54,112,512,334 40,000 3
2015 7,441 48,253,873 50,225,704,980 So151 30647 <
2016 5,715 64,355,962 42,713,024,095 30,000 §
2017 19511 =
0 5,309 28,051,786 30,646,814,016 20,000 S
2018 684 11,696,626 6,425,076,396 10821
2019 2,916 11,669,110 10,820,847,562 I 6425 10,000
2020 3,996 23,313,628 19,511,351,267 I i
2021 5.428 33,793.101 30150,985,046 2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010
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Property area analysis




The location of the property
in the city of Riyadh

Riyadh is the capital of the Kingdom of
Saudi Arabia, its largest city and the third
largest Arab capital in terms of population.
Riyadh is located in the middle of the
Arabian Peninsula on the Najd plateau, at
an altitude of 600 meters above sea level.
It is the HQ of the Emirate of Riyadh,
according to the administrative division of
the Saudi regions. The city of Riyadh is
inhabited by about 10.5 million people,
according to statistics in 2021. The Saudi
capital is considered one of the fastest
expanding cities in the world. During half
a century of its inception, the area of the
small city expanded to 1,800 square
kilometers, reaching 3,115 kmZ2. in this
time . Riyadh is the political and economic
front of Saudi Arabia, as it contains the
headquarters of the country’s sovereign
institutions. Urban planning divides the
city of Riyadh administratively into 16
municipalities, comprising more than 167
residential neighborhoods, managed by
the Riyadh Municipality and the Royal
Commission for Riyadh City. It possesses
tourist and cultural potentials from
historical sites, museums and urban
landmarks.




The location of the property
at the level of Al- Sahafa
neighborhood

Al-Sahafa neighborhood is located
specifically in the north of the city
of Riyadh. The area of the
neighborhood is estimated at about
7.82 square kilometers. The
neighborhood is bounded on the
east by King Abdulaziz Road and Al-
Yasmin neighborhood, and it is
bordered on the south by Al-
Thumama Road and Al-Rabi’
neighborhood, and on the west by
King Fahd Road, Al-Malga
neighborhood and Al-Aqiq
neighborhood, and on the one hand
it is bordered by North, Anas bin
Malik Road, Al-Yasmeen District.

g, 230 ™
> ¢ .

] 13 N
S
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Evaluation methods




VValuation approaches and methods

Method Market approach (Comparable transactions methods) Lands

Definition of approach

0 It uses the method of comparative transactions, also known as the method of indicative transactions; Information on transactions of identical or similar assets to the asset
being valued in order to arrive at an indication of value. Source:

0 When the comparable transactions considered involve the subject asset, this method is sometimes referred to as the prior transactions method.

o] According to this method, the first step is to study the transaction prices of identical or similar assets that have been concluded recently in the market. If the
transactions concluded are few, it will be also better to study the prices of identical or similar assets listed or offered for sale, provided that this information is
clear and analyzed objectively. The information related to the prices of these transactions shall be amended to reflect the differences in the terms and conditions
of the actual transaction, the basis of the value, and the assumptions adopted in the evaluation process that is carried out. Differences can also exist in the legal,

economic and physical characteristics of other transaction assets compared to the asset being valued.

o Data of similar offers were collected from the Ministry of Justice index and the market survey of the property area. Data available in the database of Saudi Asset

Valuation Company were used, sorted and classified and the necessary adjustments were made on them to reach accurate results.

Application

0 Defining units of comparison used by relevant market participants.

0 Determining the related comparative transactions and calculating the main evaluation measures for those transactions.

0 Conducting a consistent comparative analysis of the qualitative and quantitative similarities and differences between the comparable assets and the asset being
evaluated.

0 Making the necessary adjustments, if any, to the evaluation measures to reflect the differences between the asset being evaluated and the comparable assets.

0 Applying the modified evaluation measures to the subject asset (the asset being evaluated).

0 Reconciliation is made between value indicators if more than one measure is used
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VValuation approaches and methods

Method Cost approach (Replacement method) Buildings

Definition of approach

0 The cost approach provides an indication of value using the economic principle that a buyer will pay no more for an asset than the cost
to obtain an asset of equal utility, whether by purchase or by construction, unless undue time, inconvenience, risk or other factors are
involved.

o The approach provides an indication of value by calculating the current replacement or reproduction cost of an asset and making
deductions for physical deterioration and all other relevant forms of obsolescence.

0 Replacement cost is the cost of determining the price a participant would pay to obtain a benefit similar to the subject asset and not the

exact material properties of the asset. (International Valuation Standards 2022, P.59, D 70.2)

Methodology

o0 Usually replacement cost is adjusted for physical deterioration and all relevant forms of obsolescence. After such adjustments, this can

be referred to as depreciated replacement cost.

Application

o Calculating all of the costs that would be incurred by a typical participant seeking to create or obtain an asset providing equivalent
utility.

0 Determine whether there is any deprecation related to physical, functional and external obsolescence associated with the subject
asset.

o Deducting total deprecation from the total costs to arrive at a value for the subject asset.




VValuation approaches and methods

Income approach (income capitalization) Income-Producing property

Definition of approach

0 It provides an indication of value by converting future cash flows into a single present capital value.

0  This method deals with the income achieved by the asset during its useful life (the useful life of the asset). The value is estimated through the
capitalization process. Capitalization means the transfer of income to a capital amount using an appropriate discount rate. Income flows are
generated by contracts or non-contractual arrangements such as the expected profit out of using or maintaining the asset

0 Methods that fall within the income approach (income capitalization), applying a risk factor or total capitalization, include one regular income

period.

Methodology

o0 The method’s concentration shall be on the expected net cash income from the asset, taking into account any capital costs required to ensure the
realization or continuity of the expected income.

o In studying the market, the Valuer focuses on identifying the appropriate income indicators for the property and the degree of its continuity
according to the expected future powers of supply and demand, not the historical one.

0 Ifthe asset is generating stable income, capitalization is likely to be used instead of cash flow.

o0 Estimation of capitalization and discount rate represents an ongoing challenge for the Valuer due to the lack of market transparency.

V-]Ll-H"'I'I%ﬂ | @
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/ﬁ‘ Information and description of the Property




Property description

NN A dToli[e}sB The property is an office building with an area of 3,330 m2

Country Kingdom of Saudi Arabia Deed no. 318501000339
Area Central Date of deed _1442/9/15
City Al Riyadh Plot no. 2413

District Al Sahafa Plan no. 1917 g 1916 g 1915

Street Olaya street Block no. -

NEY (X0}
land

M Flat O Low O High [0 Backfilled [ Sabkha O Sandy 0 Rocky

{T[e[{; =0 Commercial - Residential - Office
system

AUATION



Property Description

Site borders and lengths

North A 15 meters wide street Length 63.00 m
South A 30 meters wide street Length 33.00 m
East Plot no 1914 and 1913 Length 60.00 m
West Olaya stree'iNvivditeh 40 meters Length 5121 m

Electricity V Security Services V
Water V Medical centers V
Lighting V Schools V
Telephone V Shopping centers V
Paved roads V Afforestation V
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Property Description

Important information about the property

Property Name Al Sahafa Tower
Location Al Sahafa District - Al Riyadh City
Property type Administrative and Office Building
Property age 4 years
Land area (sqm) 3,330.00
Construction area 16,644
Number of floors 2 Basement + 8.5 repeated floors
Property components It consists of administrative officesmvgc:rsa rental area of about 9,260 square
Current lease contracts The property is leased to a governmg?é?lzggtlity for a period of 3 years, started on
Contracts period It expires in about 3 years
Occupancy rate for leased units %100.0
Total current income 9,000,000
Net operational income (SAR) 9,000,000

188
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Evaluation result and recommendations




AATIO

Risks of evaluating Real estate”REIT"

Risks of the valuation process

The process of evaluating real estate "REIT” involves some risks that may affect the determination of the fair value of the property. The most
important of these risks are:

The macroeconomic conditions of the state may affect the value of any property, such as inflation rates, liquidity, interest rates, financing costs,
taxes, and general movement in the local and global stock markets. A change to these indicators or one of them may negatively affect the
property'’s value.

Since achieving revenues is the main factor in determining the value of REIT properties, any decrease in these revenues as a result of changing
different market conditions may affect the value of the property.

The regulatory, legal or legislative environment may witness some changes that may affect the value of the property, such as the emergence of
some municipal legislation to limit some activities in specific places, or reduce the number of floors permitted in other places, which affects the
final value of the property.

The absence or lack of long-term contracts greatly affects the value of the property, as the existence of such contracts gives a kind of stability to
the income of the property and thus to its value, while the absence of them can lead to fluctuation in the value of the property.

Abundant supply of any commodity leads to competition in the prices offered to consumers. Likewise, in the real estate market, the increase in
the supply of real estate units and the entry of new competitors to the market can lead to lower service prices and thus lower revenues and then
the lower property value.

The evaluation of some real estate, especially recent ones that do not have an operational history, depends on the Valuer's expectations and his
future reading of the market in general and the property market in particular. Future operating conditions may differ from the assumptions used
in the evaluation process, which inevitably leads to a change in the value of the property.
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Settlement of Comparisons

Settlements i goall)ﬁgigemg Comparisonl 0%+-  Comparison2 0%+- Comparison3 0%+-  Comparison4 0%+-
Price per sq. meter 13,429 13,500 15,000 12,000
Area (m2) 3,330.0 1,750 -20.0% 2,000 -15.0% 2,440 -15.0% 2,000 -15.0%
Type of usage commercial commercial 0.0% commercial 0.0% commercial 0.0% commercial 0.0%
The front 4 3 2.0% P 5.0% 2 5.0% 3 2.0%
Easily accessible Good Good 0.0% Good 0.0% Good 0.0% Good 0.0%
Close to main road Olaya Street Olaya Street 0.0% Olaya Street 0.0% Olaya Street 0.0% Olaya Street 0.0%
Close to utilities close close 0.0% close 0.0% close 0.0% close 0.0%
Available services 0.0% 0.0% 0.0% 0.0%
Market status (assessed or sold) 2022 2021 0.0% 2022 0.0% 2022 0.0% 2022 0.0%
Distinguished location 0.0% 0.0% -10.0% 0.0%
Net assessment -18.0% -10.0% -20.0% -13.0%
Net market prl(cSeA ag)ter settlement 11,012 12.150 12,000 10,440
Weighted 30.0% 30.0% 10.0% 30.0%
Average price per meter (SR/ m2) 11,281
Price per meter after rounding 11,300

o ©
ALATIO



Conclusion

v The first Approach: (cost approach)

The area of the building surfaces was
calculated according to the data contained in
the building permit.

The cost of building a square meter of
construction was estimated according to the
current prices of building materials.

The depreciation rate was estimated according
to the economic life of the property.

The value of a square meter of land was
reached by means of similar sales, comparative
sales, and appraisal experts at “Tathmeen”

AATIO

Evaluation Results

Basements Building Surfaces
The building cost of a square meter for basements
Total basement costs
Building repetitive floors
Building cost per meter/recurring floors
Building construction costs/recurring floors
Total construction costs

Other costs

Professional fees
Facilities network
Administration costs
Financing costs (3 years/50%)
Contractor’s profit
Total building costs before depreciation
Life span of the building
Remaining economic life
Effective life
Gross depreciationrate
Depreciation costs
Net construction costs after depreciation

Land area
Land meter value
Total land value
Total property value
Property value (approximately)

6,660
1,800
11,988,000
9,984
2,000
19,967,920
31,955,920

Value

1,597,796
1,597,796
3,195,592
2,876,033
4,793,388
46,016,525
40.0
36.5
3.5
8.8%
4,026,446
41,990,079

3,330
11,300
37,629,000
79,619,079
79,619,000

%of
construction
costs

5.0%

5.0%
10.0%

6.0%
15.0%

M2
SAR
SAR

M2
SAR
SAR
SAR

%
%
%
%
%
SAR
year
year
year
%
SAR
SAR

M2
SAR
SAR
SAR
SAR




Evaluation results | Income Approach(lncome Capitalization)

Conclusion

v" Method 2: Income Approach (Income Capitalization)

Income Approach (Direct Capitalization Approach)

Total Effective Income (according to 9,000,000
customer data)
Netincome 9,000,000
Capitalization rate %8.0
Total property value 112,500,000
Approximate total property value (SAR)




Evaluation Results

Conclusion

Since the property under evaluation is one of the income-producing properties, and the offer from the evaluation is the offering of
a traded real estate investment fund, the income capitalization method is the most appropriate and best method for its evaluation.
Based on following the standards and evaluation methods adopted and according to the client’s requirements, valuation experts
believe that the market value of the property and according to the following information for the property, the deed number
(318501000339) in (Riyadh) in the (Al-Sahafa) District, its area is 3,330 mZ2 as follows:

v The income capitalization method has been adopted.

Land Area (M2)
3,330
Total value of property (SAR) (income Approach)
112,500,000
Total value of property (written)

Only one hundred and twelve million five hundred thousand Saudi riyals

e i
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Notes

Recommendations

v' By reviewing the above data and according to a market survey and similar sales, the experts of the Saudi Assets
Valuation Company see that the value reached is the weighted value and reflects the current market trend.

General Notes

% The margin of fluctuation in the value is within + or - 10% according to the current market conditions

General Pires
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Appendices
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AATIO

Clarification

Tathmeen corporation and its representatives, including evaluators and assistants, carried out the evaluation
process without any bias, and they work objectively and are independent of the client and its subsidiaries or parties.
The company and its representatives do not have any current or prospective interest in the customer or any of its
subsidiaries or affiliated parties, and it is not among those insiders of the customer’s matters or those who have
internal relationships or links with the customer and its subsidiaries or affiliates. The evaluator’s fee for the
evaluation process is not conditional on the results it reaches or any other events, and if the company obtains
significant assistance from another party in relation to any important aspect of the evaluation, the nature of this

assistance, the extent of reliance on it and then documented will be mentioned in Report, if any.
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End of Report
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Dubal City Walk Residential Complex



Introduction

Messrs/ Saudi Fransi Capital Company

Greetings,

We are honored by your acceptance of our offer to provide our professional services in the field of real estate evaluation for a (residential complex) in the city of
(Dubai), district of (Al-Wasl). Accordingly, we inspected the property to be evaluated and determined the best method for identifying the market value while adhering
to the local and international standards and regulations applicable in the field of evaluation, specially International valuation standards (2022) approved by Saudi
Authority for Accredited Valuers, on the basis of which data were collected and analyzed to reach the market value,

Based on the standards and valuation approaches and methods applicable and according to the client's requirements, Tathmeen experts believe that the market

value (of the residential complex) is equal to (254,261,000) Saudi rivals, as documented in this report.

AWATIO
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General Standards




Executive Summary

Customer name Saudi Fransi Capital Company

Beneficiaries of evaluation Saudi Fransi Capital Company

Purpose of evaluation REIT Fund

Type of property Residential complex

Address of the property United Arab Emirates - Dubai - Al Wasl|

Nature of ownership Complete ownership

Market approach (Comparable transactions methods)
Income approach (income capitalization)
Cost approach
Income Appraoch (DCF method)

Applicable Valuation methods

Market value of the property (SAR)

AATIO

Deed no.

Date of Deed
Plan no.
Plot no.

Basis of value

Applicable Valuation
Standards

Date of Inspection

Date of evaluation

Report date of issuance

Market value

International Valuation Standards 2022

2022/12/05

2022/12/31

2023/01/23

254,261,000
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Scope of work | About the Valuation Company

These standards define the requirements for conducting evaluation, except for what is amended by the standard of
assets or valuation applications. The purpose of these standards is to be applied on the evaluation procedures of all

assets and any other evaluation purposes to which the valuation standards apply.

This report has been prepared by Saudi Asset Valuation Company and its work team who enjoys the highest levels of the
required efficiency and neutrality, and benefits from the resources available to us represented in the efficiency of our
advisory team, which includes a group of qualified consultants with higher academic degrees and experiences in the field
of evaluation and Consultations, and the information base available to our company that was built through its evaluation
experiences and through the collection of data, information and statistics issued by the official and unofficial authorities,
giving the valuers wide knowledge and awareness to carry out their tasks to the fullest. Furthermore, the company is
working on updating its database continuously.

Our experience in evaluation and consultation is more than 10 years. We have submitted more than 24,000 evaluation
reports during our work period.

Tathmeen Company (Valuation) was honored to provide its services to government and semi-government agencies, to
most of the banks in the Kingdom, financial companies, real estate companies, industrial sectors, commercial companies

and others.
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Nature of evaluated assets Customer information and usage

_ _ Customer name Saudi Fransi Capital Company
City Dubai
Author of the report Saudi Fransi Capital Company
District Al-Wasl Usage Internal Use

A report explaining the evaluation methodology and steps, evaluation results, and photos and borders of the assets
Description of the report | being evaluated in accordance with Standard 1.2 on compliance with standards and research and investigation work, and
Standard 1.3 on reporting.

Purpose of evaluation REIT Fund.
o It has been assumed that the property is fully owned with no liabilities.

Assumptions ] ) ) ) ] ) )
0 Photocopies have been received from the sketch of the site. Tathmeen did not verify their correctness assuming that

the property is not mortgaged and there are no rights on it for other parties.

We have studied the real estate market in the targeted Property area and were guided in the study by the closest
Scope of research and

_ Gaati properties to the targeted Property in terms of specifications and areas for each of them. We have worked hard to ensure
investigation

that the information obtained is as correct as possible.

Nature and sources of Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, and the database of Tathmeen, which
information is constantly updated

Report currency Saudi Riyal

)
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Value basis (Value type)

State of uncertainty

Restrictions on usage
Distribution or
publication

Compliance with
international valuation
standards

Valuator’s neutrality

AATIO

Market value:

It is the estimated amount for which assets or liabilities should be exchanged on the valuation date between a willing buyer and a
willing seller in an arm's length transaction after proper marketing where each party has acted knowledgeably and prudently without
compulsion.

It is the state resulting from the lack of evidence and indicators at a certain period of time that enables the valuator to perform the
valuation process in the best way

This report is for the purpose for which it was prepared and shall not be used, circulated, quoted or otherwise referred to in any case
for any other purpose. Accordingly, the Company or the valuator shall not be liable for any loss suffered by any party as a result of
using the valuation report in violation of the provisions of this section. The evaluator reserves all rights to issue the valuation report.
This report shall not be reproduced in any manner without an explicit consent of the Company. This report shall not be submitted to
any party other than those referred to in it without the explicit consent of the Company. As a precaution, the Company and the
valuator reserve the right to make any adjustments and to make any review of the valuation or support the result of the valuation
under specific circumstances.

The Company reserves the right, without any obligation, to review the valuation accounts and to amend and revise its findings in the
light of information that existed at the date of the valuation but which was subsequently made clear.

The methodologies adopted by the company in the field of valuation, which are based on sound foundations and solid constants in
line with local and international standards in force, especially the application of the International Valuation Standards 2022

Tathmen and its representatives, whether residents or assistants, carried out the valuation process without bias. They also work with

objectivity and enjoy independence from the client and his subsidiaries or affiliates. Tathmen and its representatives have no current

or potential interest with the client or any of his subsidiaries or affiliates. They are not also among those who know the insides of the
client’s affairs or though who have internal relations or links with the client, his subsidiaries or affiliates. Moreover, the valuator’s fees
for the valuation process are not conditional on the findings reached or any other events. In case the Company obtained a significant

assistance from another party regarding an important aspect of the valuation, the nature of this assistance and the extent of reliance

on it, if any, shall be mentioned and documented in the report



(2-2) Scope of work | work Stages

Application of valuation
approaches and methods

l
93]

After the experts assessed the current use in terms of
the market and the available data about it, it was

----»| concluded that the method of capitalizing income, cost

and cash flows is the best for estimating the value of the
property.

Asset inspection 01

06’ Estimation of value

Data was received from the customer showing the area
of the property in addition to a sketch showing the
location of the property, after that the property was
checked and the information received from the
customer was matched with reality

After reconciling the results of the valuation
approaches and methods, a value that is consistent
with the scope of work discussed with the client is
weighted

Determining the properties of W) -

the asset

(@)
~N

Review of value

Through inspection, it was found that the asset
being evaluated is 69 apartments in a (residential
complex) in the city of (Dubai).

The value will be reviewed by a review committee
consisting of 3 other experts who will review the
information, analyzes, and assumptions reached by
the Valuer.

Data collection 03

08 Preparation of report

Based on the type of property being evaluated, the
scope of data collection was outlined by the city of
(Dubai), (Al-Wasl district), especially the area
surrounding the property

Preparing the report according to Standard 101

---+|“Report Description” and Standard 103 “Report

Preparation”

Data analysis (04

The data available in the area of the property,
obtained from unofficial sources such as real estate
brokers working in the property area, and from
official sources represented by the Ministry of
Justice indicators

V-]Ll-H"'I'I%ﬂ | @
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é VValuation approaches and methods




VValuation approaches and methods

Method Market approach (Comparable transactions methods) Lands

Definition of approach

0 It uses the method of comparative transactions, also known as the method of indicative transactions; Information on transactions of identical or similar assets to the asset
being valued in order to arrive at an indication of value. Source:

0 When the comparable transactions considered involve the subject asset, this method is sometimes referred to as the prior transactions method.

o] According to this method, the first step is to study the transaction prices of identical or similar assets that have been concluded recently in the market. If the
transactions concluded are few, it will be also better to study the prices of identical or similar assets listed or offered for sale, provided that this information is
clear and analyzed objectively. The information related to the prices of these transactions shall be amended to reflect the differences in the terms and conditions
of the actual transaction, the basis of the value, and the assumptions adopted in the evaluation process that is carried out. Differences can also exist in the legal,

economic and physical characteristics of other transaction assets compared to the asset being valued.

o Data of similar offers were collected from the Ministry of Justice index and the market survey of the property area. Data available in the database of Saudi Asset

Valuation Company were used, sorted and classified and the necessary adjustments were made on them to reach accurate results.

Application

0 Defining units of comparison used by relevant market participants.

0 Determining the related comparative transactions and calculating the main evaluation measures for those transactions.

0 Conducting a consistent comparative analysis of the qualitative and quantitative similarities and differences between the comparable assets and the asset being
evaluated.

0 Making the necessary adjustments, if any, to the evaluation measures to reflect the differences between the asset being evaluated and the comparable assets.

0 Applying the modified evaluation measures to the subject asset (the asset being evaluated).

0 Reconciliation is made between value indicators if more than one measure is used
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VValuation approaches and methods

Method Cost approach (Replacement method) Buildings

Definition of approach

0 The cost approach provides an indication of value using the economic principle that a buyer will pay no more for an asset than the cost
to obtain an asset of equal utility, whether by purchase or by construction, unless undue time, inconvenience, risk or other factors are
involved.

o The approach provides an indication of value by calculating the current replacement or reproduction cost of an asset and making
deductions for physical deterioration and all other relevant forms of obsolescence.

0 Replacement cost is the cost of determining the price a participant would pay to obtain a benefit similar to the subject asset and not the

exact material properties of the asset. (International Valuation Standards 2022, P.59, D 70.2)

Methodology

o0 Usually replacement cost is adjusted for physical deterioration and all relevant forms of obsolescence. After such adjustments, this can

be referred to as depreciated replacement cost.

Application

o Calculating all of the costs that would be incurred by a typical participant seeking to create or obtain an asset providing equivalent
utility.

0 Determine whether there is any deprecation related to physical, functional and external obsolescence associated with the subject
asset.

o Deducting total deprecation from the total costs to arrive at a value for the subject asset.




VValuation approaches and methods

Income approach (income capitalization) Income-Producing property

Definition of approach

0 It provides an indication of value by converting future cash flows into a single present capital value.

0  This method deals with the income achieved by the asset during its useful life (the useful life of the asset). The value is estimated through the
capitalization process. Capitalization means the transfer of income to a capital amount using an appropriate discount rate. Income flows are
generated by contracts or non-contractual arrangements such as the expected profit out of using or maintaining the asset

0 Methods that fall within the income approach (income capitalization), applying a risk factor or total capitalization, include one regular income

period.

Methodology

o0 The method’s concentration shall be on the expected net cash income from the asset, taking into account any capital costs required to ensure the
realization or continuity of the expected income.

o In studying the market, the Valuer focuses on identifying the appropriate income indicators for the property and the degree of its continuity
according to the expected future powers of supply and demand, not the historical one.

0 Ifthe asset is generating stable income, capitalization is likely to be used instead of cash flow.

o0 Estimation of capitalization and discount rate represents an ongoing challenge for the Valuer due to the lack of market transparency.

V-]Ll-H"'I'I%ﬂ | @
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/ﬁ\ Information and description of the property




Property Description

The property consists of 69 housing units of various sizes and number of rooms
description
Location description Data of ownership

Country United Arab Emirates Deed no. -
Province Western Date of Deed -
City Dubai Plot no. -
District Al-Wasl Plan no. -
Street 22 Dst. Block type -

Nature of
the M Flat O Low O High O Backfilled O Sabkha O Sandy O Rocky

property

Building

Residential
system

V-]Ll-H"'I'I%ﬂ | @




Property Description

Site borders and lengths

North - Length - m.
South - Length - m.
East - Length - m.
West - Length - m.

Electricity v OB sccurity Services v
Water v Medical centers v
Lighting v 22 oo v
Telephone v '7@\{_' Shopping centers v
Paved roads v & Afforestation v

AUATION
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The location of the |
property at the level of |
the city of Dubai '

I

It is one of the emirates of the

United Arab Emirates, and is

considered the second largest |
emirate in the federation after the :
Emirate of Abu Dhabi, with an area !
of 4,114 kmZ2, which is equivalent |
to approximately 5% of the area !
of the Emirates. The population of
the emirate is 2,262,000 as the
most populous emirate in the UAE
Federation. The Emirate of Dubai
is characterized by the fact that
its economic income does not
depend mainly on oil revenues,
unlike the rest of the Arab Gulf
countries, where Dubai's economy
depends on trade, real estate and
financial services, as well as
tourism. Oil and gas make up 6%
of the total economy. The great |
economic and urban renaissance in
Dubai has brought global fame to
the emirate to occupy a prominent
position globally.




The location of the property
at the level of the city of
Dubai

Dubai is a city and emirate in
the United Arab Emirates
known for its luxury shopping
destinations  and modern
architecture. The Burj Khalifa,
at a height of 830 m,
dominates the skyline filled
with skyscrapers. At the bottom
of the tower is the Dubai
Fountain with lights that chime
with music.
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Property Description

Property Name

City Walk residential building B2

Location Al-Wasl, Dubai, the United Arab Emirates
Property type Residential complex
Property age 5 years
Land are (square meters) 12,085 sgm
Construction area 149,194.3 sq feet, or 13,864 sqm
Number of floors 8

Property components

It consists of 68 apartments of various
sizes and rooms, where Unit No. 201 was
sold in mid-December of this year.

Current lease contracts

68 apartments are leased by individuals

Occupancy rate for leased units 100.0%
Total current income (SAR) 11,145,795
Operation and maintenance costs (SAR) 2,786,449
Net operational income (SAR) 8,359,346
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Property Data |

Total revenues:

The rental value of the current contracts, according to the data sent by the customer, is about 11,145,795 riyals, with a
decrease of about 2% from the previous year, That is the outcome of leasing 69 apartments out of a total of 69
apartments, so the average rental of one unit is about 161,550 riyals. .Apartment No. 201 was sold in mid-December
2022, bringing the total number of apartments owned to 68 apartments by the end of the year.

Occupancy rates:
The current occupancy rate is about 100%, as the number of rented apartments is 69 out of a total of 69 apartments.

Operation and maintenance expenses:

The tenants do not bear any operating or maintenance expenses for the leased property, as the owner pays the value of
the contract concluded between him and one of the companies working in the field of maintenance and operation. It is
expected that the value of operating and maintenance expenses by the end of this year will amount to about
3,676,352.90 riyals, which represents about 33% of the total revenues, which is a reasonable percentage compared to
similar properties.



.t"?l{; ..*qn.. .&p.“} i i
erder rmage for the f-o:.Jat




Site Analysis |




Site Analysis |
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Result of evaluation and recommendations




Risks of the valuation process

Risks of evaluating Real estate”REIT"

AATIO

The process of evaluating real estate "REIT" involves some risks that may affect the determination of the fair value of the property. The most important of
these risks are:

The macroeconomic conditions of the state may affect the value of any property, such as inflation rates, liquidity, interest rates, financing costs, taxes, and
general movement in the local and global stock markets. A change to these indicators or one of them may negatively affect the property’s value.

Since achieving revenues is the main factor in determining the value of REIT properties, any decrease in these revenues as a result of changing different
market conditions may affect the value of the property.

The regulatory, legal or legislative environment may witness some changes that may affect the value of the property, such as the emergence of some
municipal legislation to limit some activities in specific places, or reduce the number of floors permitted in other places, which affects the final value of the
property.

The absence or lack of long-term contracts greatly affects the value of the property, as the existence of such contracts gives a kind of stability to the income
of the property and thus to its value, while the absence of them can lead to fluctuation in the value of the property.

Abundant supply of any commodity leads to competition in the prices offered to consumers. Likewise, in the real estate market, the increase in the supply of
real estate units and the entry of new competitors to the market can lead to lower service prices and thus lower revenues and then the lower property value.

The evaluation of some real estate, especially recent ones that do not have an operational history, depends on the Valuer's expectations and his future
reading of the market in general and the property market in particular. Future operating conditions may differ from the assumptions used in the evaluation
process, which inevitably leads to a change in the value of the property.
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Sales comparisons

siall oy hugio o2dll auy hugio Bgeall gulljow | lolaall | paill iy aac | jioll dalwoll | padll daluoll | jlacll gl
30,493 2,334 1,890,000 1 1 62 667 Qipad
19,136 1,778 1,700,000 2 1 89 956 Liro
17,546 1,630 1,500,000 1 1 85 920 b Jlyiiw
21,323 1,981 2,025,000 2 1 95 1,022 10 &l
26,486 2,461 1,649,000 1 1 62 670 clag i ag)
18522 1,721 2,000,000 2 1 108 1162 16 &li
22633 2,103 1,550,000 2 1 68 737 (1gall
24,195 2,248 2,300,000 2 1 95 1,023 10 &l
24,823 2,307 1,700,000 2 1 68 737 REEI
18,799 1,747 2,250,000 2 1 120 1,288 14 &l
16,664 1,549 2,696,000 4 2 162 1,741 22 &l
16,634 1,546 2,164,000 2 2 130 1,400 b Jlyiiw
19373 1,800 3,100,000 3 2 160 1,722 1al
21,050 1956 3,470,000 4 2 165 1,774 16 &li
17,733 1,648 3,738,900 3 2 211 2,269 22 &l
21,131 1,964 2,160,000 3 2 102 1,100 Lsiro
18,742 1,742 1,820,000 3 2 97 1,045 b Jlyiiw
19,406 1,803 2,164,000 3 2 112 1,200 b iy
24,698 2,295 4,200,000 4 2 170 1,830 10 &l
21,523 2,000 3,600,000 3 2 167 1,800 16 &l
32,237 2996 8,900,000 4 3 276 2971 1al
28,545 2,653 7,000,000 5 3 245 2,639 5 &l
21,609 2,008 4,500,000 4 3 208 2,241 10 &yl
19,750 1835 4,500,000 5 3 228 2,452 7 aly
16,225 1,508 3,700,000 5 3 228 2,454 21A
16,078 1,494 5,616,000 4 3 349 3,759 1 al
21518 2,000 4,493,000 2 3 209 2,250 10 &yl
25165 2,338 5,500,000 4 3 219 2,352 6A
19,086 1,774 6,500,000 5 3 341 3,665 22 &l
24,482 2275 4,989,000 5 3 204 2193 6A
35234 3,274 9,400,000 4 4 267 2871 138
27,635 2,568 7,537,000 4 4 273 2935 Jaly
29474 2,739 10,490,000 5 4 356 3,830 5 &l
25,288 2,350 13,180,450 5 4 521 5,609 12 &l
19,747 1835 5,385,725 5 4 273 2935 9aly
19,747 1835 8,134,555 6 4 412 4,433 9aly
22,764 2115 8,400,000 6 4 369 3971 Lal
25,505 2,370 13,999,990 6 4 549 5,307 9aly
26,464 2,459 11,000,000 5 4 416 4,473 22 &l
27145 2,522 14,900,000 5 4 549 5,307 9aly
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Evaluation results

Conclusion

v' First Approach: (Comparable Sales Method)

« Area of building surfaces was calculated
according to the data provided by the
client.

« Square foot value was obtained according
to the comparisons made in the field
survey from the market

Comparable Sales Method

Item
Apartment Size (Room) (square feet)
Foot value for 1 room apartments
Apartments Size (2 rooms) (square feet)
Foot value for 2 room apartments
Apartments Size (3 rooms) (square feet)

Foot value for 3 room apartments
Apartments Size (4 rooms) (square feet)

Foot value for 4 room apartments
Total property value

Total property value approximately

The value
16,034
2,081
57142
1,830
64,614
2,088

9122

2,407
294,816,635
294,817,000




Conclusion

v" Second Approach: (Discounted cash flow method)

Assumptions of the discounted cash flow method

Evaluation results

To calculate discount rate

To calculate the last (recoverable) value

Total income in the event of full operation 11,145,795 government bond rate of revenue 2.0% Capitalization factor 3.5%
Operational fees 25% Inflation rate 1.0% Growth rate 1.0%
Vacancy rate after stabilization 0.0% market risk premium 1.0%
Cash flow period Years 5 special risk premium 1.0%
revenue growth rate 2% Discount rate 5.0%
31-Dec-22 31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26
Expected Revenue Growth Per Year (%) 0% 2% 2.0% 2% 2%
Total income in full operating condition 11,145,795 11,368,711 11,556,085 11,828,007 | 12,064,567
Vacancy percentage % 0.0% 0.0% 0.0% 0.0% 0.0%
Vacancies value 0 0 0 0 0
Total effective income 11,145,795 11,368,711 11,596,085 11,828,007 | 12,064,567
Operation and maintenance expense ratio 25% 25% 25% 25% 25%
The value of operating and maintenance expenses| 2,786,449 2,842,178 2,899,021 2,957,002 3,016,142
Net operational income 8,359,346 8,526,533 8,697,064 8,871,005 9,048,425
last value (recoverable value) 261,111,699
Annual net cash flow 8,359,346 8,526,533 8,697,064 8,871,005 | 270,160,124
Total net present value 254,261,071
Total value approximately 254,261,000

% ©
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Discounted Cash Flow Analysis

Revenue assumptions:

It is expected that the current year total revenues will reach 11,145,795 riyals, which results from leasing 69 apartments out of 69
apartments.

Revenue is assumed to increase at 2% yearly during the period of flows.

Occupancy rates:
The current occupancy rate is 100%, but this rate has been kept during the cash flow period.

Operation and maintenance expenses:

It is expected that the percentage of operating and maintenance expenses by the end of this year, and based on the data
sent by the customer during the first half of this year, will reach about 34%, and it has been assumed that this percentage
will decrease in line with the prevailing rates in the market to reach 25% during the period of cash flows.



Evaluation results

Conclusion (Income Capitalization Method)

Based on following the standards and evaluation methods adopted and according to the client’s requirements, appraisal
experts believe that the market value of the property and according to the following information for the property, the
deed number (-) in (Dubai) in the (Al Wasl) neighborhood, is as follows:

The discounted cash flow method has been adopted.

Discounted cash flow method
Total property value

254,261,000

Total property value (written form)

Only two hundred and fifty-four million, two hundred and sixty-one
thousand Saudi riyals only

% ©
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Notes

Recommendations

v' By reviewing the above data and according to the market survey and similar sales, the experts of Saudi Asset
Valuation Company believe that the value reached is the weighted value and reflects the current market trend.

General Notes

/
A X4

3

Margin of fluctuation in the value shall fall within a tolerance of + or - 10% according to the current market conditions
s We did not receive the title deeds from the customer

dugall )Ll JooYl jaaly eaadil dydgauall &S bl
Saud Asset Valuation Company For Professional C Wing .
Abdullah Al Mahfouz C.RNO. 1010206162, o0 Lot a2y Membership Number (1210000272)
Membership Number (1210000273) Vat No.300046706100003 : - nati o3,
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Clarification

Tathmeen Company and its representatives, including valuers and assistants, carried out
the evaluation process without any bias. They also work objectively and are independent
from the client and its subsidiaries or affiliates. The company and its representatives do not
have any current or potential interest with the client or any of its subsidiaries or affiliated
parties. Moreover, the company is not among those who know the insides of the client or
those who have internal relations or engagements with the customer and its subsidiaries or
affiliated parties. The Valuer's fees for the evaluation process are not conditional on the
findings reached or any other events, and if the company obtains significant assistance
from another party regarding any important aspect of the evaluation, the nature of this
assistance and the extent of reliance thereon will be mentioned and then documented, if

any, in the report.
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End of Report
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Abha Mall




Introduction

Messrs/ Saudi Fransi Capital Company

Greetings,

We are honored by your acceptance of our offer to provide our professional services in the field of real estate evaluation for a (Mall) in the city of (Abha), having an
area of (78,602) m?. Accordingly, we inspected the property to be evaluated and determined the best method for identifying the market value while adhering to the
local and international standards and regulations applicable in the field of evaluation, specially International valuation standards (2022) approved by Saudi Authority
for Accredited Valuers, on the basis of which data were collected and analyzed to reach the market value, Based on the standards and valuation approaches and
methods applicable and according to the client’s requirements, Tathmeen experts believe that the market value (of the Mall) is equal to (785,422,000) Saudi riyals, as

documented in this report.

Ahmed Rin A r'\I-TaIe\i

AWATIO
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General Standards




Executive Summary

571403000853

Customer name Saudi Fransi Capital Company

Beneficiaries of evaluation Saudi Fransi Capital Company

Purpose of evaluation REIT Fund

Type of property Mall

Address of the property Kingdom of Saudi Arabia - Abha

Raw land area of the property 78,602 m?

Nature of ownership Complete ownership

Market approach (Comparable transactions methods)
Applicable Valuation methods Income approach (income capitalization)
Income approach (DCF method)

Cost approach

Market value of the property (SAR)

AATIO

Deed no.

Date of Deed
Plan no.
Plot no.

Basis of value

Applicable Valuation
Standards

Date of Inspection

Date of evaluation

Report date of
issuance

23/12/1438

Market value

International Valuation Standards 2022

2022/12/05

2022/12/31

2023/01/23

785,422,000
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Scope of work | About the Valuation Company

These standards define the requirements for conducting evaluation, except for what is amended by the standard of
assets or valuation applications. The purpose of these standards is to be applied on the evaluation procedures of all

assets and any other evaluation purposes to which the valuation standards apply.

This report has been prepared by Saudi Asset Valuation Company and its work team who enjoys the highest levels of the
required efficiency and neutrality, and benefits from the resources available to us represented in the efficiency of our
advisory team, which includes a group of qualified consultants with higher academic degrees and experiences in the field
of evaluation and Consultations, and the information base available to our company that was built through its evaluation
experiences and through the collection of data, information and statistics issued by the official and unofficial authorities,
giving the valuers wide knowledge and awareness to carry out their tasks to the fullest. Furthermore, the company is
working on updating its database continuously.

Our experience in evaluation and consultation is more than 10 years. We have submitted more than 24,000 evaluation
reports during our work period.

Tathmeen Company (Valuation) was honored to provide its services to government and semi-government agencies, to
most of the banks in the Kingdom, financial companies, real estate companies, industrial sectors, commercial companies

and others.




General Standards]|

Nature of evaluated assets Customer information and usage

Customer name Saudi Fransi Capital Company
City Abha
Author of the report Saudi Fransi Capital Company
Area /8,602 m? Usage Internal Use

A report explaining the evaluation methodology and steps, evaluation results, and photos and borders of the assets
Description of the report being evaluated in accordance with Standard 1.2 on compliance with standards and research and investigation work, and
Standard 1.3 on reporting.

Purpose of evaluation REIT Fund.

o It has been assumed that the property is fully owned with no liabilities.
o Photocopies have been received from the client for the deed and a sketch of the site. Tathmeen did not verify their
Assumptions correctness assuming that the property is not mortgaged and there are no rights on it for other parties.
0 An updated building permit was received from the clint and accordingly the land area and BUA data were modified,
and there is no impact on the Value of the property.
We have studied the real estate market in the targeted Property area and were guided in the study by the closest
Scope of research and , . S
properties to the targeted Property in terms of specifications and areas for each of them. We have worked hard to

investigation , , ] , )
ensure that the information obtained is as correct as possible.

Nature and sources of Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, and the database of Tathmeen, which
information is constantly updated
Report currency Saudi Riyal

AWATIO
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Value basis (Value type)

State of uncertainty

Restrictions on usage
Distribution or
publication

Compliance with
international valuation
standards

Valuator’s neutrality

AATIO

Market value:

It is the estimated amount for which assets or liabilities should be exchanged on the valuation date between a willing buyer and a
willing seller in an arm's length transaction after proper marketing where each party has acted knowledgeably and prudently without
compulsion.

It is the state resulting from the lack of evidence and indicators at a certain period of time that enables the valuator to perform the
valuation process in the best way

This report is for the purpose for which it was prepared and shall not be used, circulated, quoted or otherwise referred to in any case
for any other purpose. Accordingly, the Company or the valuator shall not be liable for any loss suffered by any party as a result of
using the valuation report in violation of the provisions of this section. The evaluator reserves all rights to issue the valuation report.
This report shall not be reproduced in any manner without an explicit consent of the Company. This report shall not be submitted to
any party other than those referred to in it without the explicit consent of the Company. As a precaution, the Company and the
valuator reserve the right to make any adjustments and to make any review of the valuation or support the result of the valuation
under specific circumstances.

The Company reserves the right, without any obligation, to review the valuation accounts and to amend and revise its findings in the
light of information that existed at the date of the valuation but which was subsequently made clear.

The methodologies adopted by the company in the field of valuation, which are based on sound foundations and solid constants in
line with local and international standards in force, especially the application of the International Valuation Standards 2022

Tathmen and its representatives, whether residents or assistants, carried out the valuation process without bias. They also work with

objectivity and enjoy independence from the client and his subsidiaries or affiliates. Tathmen and its representatives have no current

or potential interest with the client or any of his subsidiaries or affiliates. They are not also among those who know the insides of the
client’s affairs or though who have internal relations or links with the client, his subsidiaries or affiliates. Moreover, the valuator’s fees
for the valuation process are not conditional on the findings reached or any other events. In case the Company obtained a significant

assistance from another party regarding an important aspect of the valuation, the nature of this assistance and the extent of reliance

on it, if any, shall be mentioned and documented in the report



(2-2) Scope of work | work Stages

___ 5 Application of valuation
approaches and methods

After the experts assessed the current use in terms of
the market and the available data about it, it was
----»| concluded that the method of capitalizing income, cost
and cash flows is the best for estimating the value of the

property.

Asset inspection 01

g U6 Estimation of value

The title deed was received from the customer, which
shows that the property's area is 78,602 m?, in addition to
a sketch showing the location of the property. After that,
the property was examined and the information received
from the client was matched with reality

After reconciling the results of the valuation
approaches and methods, a value that is consistent
with the scope of work discussed with the client is
weighted

Determining the properties of 0?2
the asset

g O/  Review of value

Through inspection, it was found that the asset to
be evaluated is a (mall) in (Abha) city.

The value will be reviewed by a review committee
consisting of 3 other experts who will review the
information, analyzes, and assumptions reached by
the Valuer.

Data collection 03

g U8 Preparation of report

Based on the type of property being evaluated, the
scope of data collection was outlined by the city of
(Abha), especially the area surrounding the

property

Preparing the report according to Standard 101
----| “Report Description” and Standard 103 “Report
Preparation”

Data analysis (04

The data available in the area of the property, obtained
from unofficial sources such as real estate brokers <
working in the property area, and from official sources
represented by the Ministry of Justice indicators
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s \/aluation approaches and methods




VValuation approaches and methods

Method Market approach (Comparable transactions methods) Lands

Definition of approach

0 It uses the method of comparative transactions, also known as the method of indicative transactions; Information on transactions of identical or similar assets to the asset
being valued in order to arrive at an indication of value. Source:

0 When the comparable transactions considered involve the subject asset, this method is sometimes referred to as the prior transactions method.

o] According to this method, the first step is to study the transaction prices of identical or similar assets that have been concluded recently in the market. If the
transactions concluded are few, it will be also better to study the prices of identical or similar assets listed or offered for sale, provided that this information is
clear and analyzed objectively. The information related to the prices of these transactions shall be amended to reflect the differences in the terms and conditions
of the actual transaction, the basis of the value, and the assumptions adopted in the evaluation process that is carried out. Differences can also exist in the legal,

economic and physical characteristics of other transaction assets compared to the asset being valued.

o Data of similar offers were collected from the Ministry of Justice index and the market survey of the property area. Data available in the database of Saudi Asset

Valuation Company were used, sorted and classified and the necessary adjustments were made on them to reach accurate results.

Application

0 Defining units of comparison used by relevant market participants.

0 Determining the related comparative transactions and calculating the main evaluation measures for those transactions.

0 Conducting a consistent comparative analysis of the qualitative and quantitative similarities and differences between the comparable assets and the asset being
evaluated.

0 Making the necessary adjustments, if any, to the evaluation measures to reflect the differences between the asset being evaluated and the comparable assets.

0 Applying the modified evaluation measures to the subject asset (the asset being evaluated).

0 Reconciliation is made between value indicators if more than one measure is used




& 0
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VValuation approaches and methods

Method Cost approach (Replacement method) Buildings

Definition of approach

0 The cost approach provides an indication of value using the economic principle that a buyer will pay no more for an asset than the cost
to obtain an asset of equal utility, whether by purchase or by construction, unless undue time, inconvenience, risk or other factors are
involved.

o The approach provides an indication of value by calculating the current replacement or reproduction cost of an asset and making
deductions for physical deterioration and all other relevant forms of obsolescence.

0 Replacement cost is the cost of determining the price a participant would pay to obtain a benefit similar to the subject asset and not the

exact material properties of the asset. (International Valuation Standards 2022, P.59, D 70.2)

Methodology

o0 Usually replacement cost is adjusted for physical deterioration and all relevant forms of obsolescence. After such adjustments, this can

be referred to as depreciated replacement cost.

Application

o Calculating all of the costs that would be incurred by a typical participant seeking to create or obtain an asset providing equivalent
utility.

0 Determine whether there is any deprecation related to physical, functional and external obsolescence associated with the subject
asset.

o Deducting total deprecation from the total costs to arrive at a value for the subject asset.




VValuation approaches and methods

Income approach (income capitalization) Income-Producing property

Definition of approach

0 It provides an indication of value by converting future cash flows into a single present capital value.

0  This method deals with the income achieved by the asset during its useful life (the useful life of the asset). The value is estimated through the
capitalization process. Capitalization means the transfer of income to a capital amount using an appropriate discount rate. Income flows are
generated by contracts or non-contractual arrangements such as the expected profit out of using or maintaining the asset

0 Methods that fall within the income approach (income capitalization), applying a risk factor or total capitalization, include one regular income

period.

Methodology

o0 The method’s concentration shall be on the expected net cash income from the asset, taking into account any capital costs required to ensure the
realization or continuity of the expected income.

o In studying the market, the Valuer focuses on identifying the appropriate income indicators for the property and the degree of its continuity
according to the expected future powers of supply and demand, not the historical one.

0 Ifthe asset is generating stable income, capitalization is likely to be used instead of cash flow.

o0 Estimation of capitalization and discount rate represents an ongoing challenge for the Valuer due to the lack of market transparency.

V-]Ll-H"'I'I%ﬂ | @
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Market analysis




Market analysis and economic indicators | Analysis of the data of the
Ministry of Justice at the level of Abha

01  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for all lands of the city of Abha

Number Of

Year : Sold Area Sales Volume
Transactions
2014 3,042 3,070,807 2,433,774,922
2015 2,801 3,016,088 2,366,903,084 Sales Volume
3,000,000,000
2016 2,562 1,751,073 1,412,236,283

2,500,000,000

2017 3,233 2,541,765 1,993,366,196 2,000,000,000
1,500,000,000

2018 2,868 1,774,797 1,414,696,553 1,000,000,000

2019 3,712 2,592,929 1,813,506,519 500,000,000
0

2020 3,763 2,954,895 1,840,599,470 2021 2020 2019 2018 2017 2016 2015 2014

2021 3,562 4,241,881 2,132,015,421




Market analysis and economic indicators | Analysis of the data of the
Ministry of Justice at the level of Abha

02 Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for residential lands of the city of Abha

Year Number. o Sold Area Sales Volume
Transactions
Sales Volume
2014 2,783 2,519,696 2,011,276,623
2,500,000,000
2015 2,579 1,966,919 1,858,515,236

2,000,000,000

2016 2,339 1,583,031 1,223,152,749
1,500,000,000
2017 2,882 2,206,745 1,608,632,224 1,000,000,000
2018 2,579 1,489,518 1,196,733,452 500,000,000
2019 3,458 2,419,565 1,669,194,205 0
2021 2020 2019 2018 2017 2016 2015 2014

2020 3,498 2,710,922 1,644,399,045

2021 3,268 3,953,189 1,885,585,630




Market analysis and economic indicators | Analysis of the data of the
Ministry of Justice at the level of Abha

03 Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for commercial lands of the city of Abha

Year Number. ol Sold Area Sales Volume
Transactions S Ies VO|U me
2014 259 551,111 422,498,299 a
600,000,000
2015 222 1,049,170 508,387,848
500,000,000
2016 223 168,042 189,083,534 400,000,000
2017 351 335,020 384,733,972 300,000,000
2018 289 285,280 217,963,101 200,000,000
2019 254 173,364 144,312,314 I l I l 100,000,000
0
2020 265 243973 196,200,425 2021 2020 2019 2018 2017 2016 2015 2014
2021 294 288,692 246,429,791
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Property area analysis




The location of the property at
the level of the city of Abha

The city of Abha is the administrative
headquarters and the capital of the
Asir region in the southwest of the
Kingdom of Saudi Arabia and its most
important city, where the headquarters
of the emirate and the main branches
! of ministries are located. It is located
i on the Hijaz Mountains and is adjacent
to it from the east and north-east of
" the Khamis Mushait governorate, from
the northwest by Al-Namas
governorate, and from the west and
south-west of the Mahayil Asir and
Rijal Almaa governorates. The city of
Abha is considered one of the most
. important summer resorts and tourist
cities in the Kingdom of Saudi Arabia,

because of its mild climate and its
4% great height above sea level. Abha

ey
|

1 covers an area of about 5100 hectares
. { and is at least 2200 meters above sea
g level.




the level of Al-Safa
neighborhood

Al-Safa neighborhood is located in Abha,
south of King Fahd Road. It is surrounded on
the west by Al-Morouj neighborhood and
Durrat Al-Mansk neighborhood, and on the
east by the staff neighborhood. Al-Quraygir
neighborhood is located in its northern side,
linking it with King Abdullah Road and Abu
Huraira Road.

The neighborhood is characterized by the
abundance of main roads that link it with the
rest of the neighborhoods in the area. As well
as its privileged location, close to many
important neighborhoods and areas in Abha.
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/ﬁ\ Information and description of the property




Property Description

General .
. . The property is a mall of 78,602 SQM
description Property Q

Country Kingdom of Saudi Arabia Deed no. 571403000853
Province Southern Date of Deed 23/12/1438
City Abha Plot no. -
District As-Safa Plan no. -
Street King Fahd Block type -

Nature of
the M Flat O Low O High O Backfilled O Sabkha O Sandy O Rocky

property

Commercial

Building
system

AWATION



Property Description

Site borders and lengths

Municipality plan which starts

North Length 126.00 m.

from east to west

South 20m wide street in the Length 162.00 m.

approved scheme no. 841

East Private property Length 348.00 m.
Approved plan No. 28 m starting
West from the north towards the Length 368.00 m.
south

Electricity v OB scurity Services v
Water v BEM Vedical centers v
Lighting v O P v
Telephone v 'h\ﬁ' Shopping centers v
Paved roads v & — v
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Property Description

Important data about the

Property Name

Al- Rashid Mall Abha

Location King Fahad Road, Al Safa neighbourhood, Abha
Property type Commercial complex
Property age 4 Years
Land are (square meters) 78,602 sgm
Construction area 139,355 sgm
Number of floors 2
Property components The Mall includes shops with different areas,

restaurants and other services

Current lease contracts

About 2 /5 lease contracts

Contracts period

Ranging from 1 to 18 years

Occupancy rate for leased

0,
units 5> 6%
Total current income (SAR) 86,826,002
Operation and maintenance
costs (SAR) 18679250
Net operational income
(SAR) 68,146,752
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Property Data |

s Total revenues:
The rental value of the current contracts, according to the data sent by the customer, amounted to 86,826,002 riyals,
being the outcome of leasing an area of 55,362 square meters leased to about 275 tenants. The average value of the

rental meter was 1,568riyals.

% Occupancy rates:
The current occupancy rate is about 96%. The vacant area is 2,519square meters.

% Operation and maintenance expenses:

Tenants do not bear any operation or maintenance expenses for the rented property, as the owner takes care of all
these expenses. According to the financial statements sent by the client, it is expected that the value of operating and
maintenance expenses by the end of the year will amount to about 18,679,250 riyals, which represents approximately
22% of the total property revenues, which is a good percentage compared to similar properties.
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Site Analysis | Pictures showing the nature of the Mall
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Site Analysis | Pictures showing the nature of the Mall

—

V-]Ll-H"'I'I%ﬂ | @




=
ALUATIO

Jgeo V1 el g mandid 4 gacad | 4S 501
Saudi Asset Valuation Company

Result of evaluation and recommendations
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Risks of evaluating Real estate”REIT”

Risks of the valuation process

The process of evaluating real estate "REIT” involves some risks that may affect the determination of the fair value of the property. The most
important of these risks are:

The macroeconomic conditions of the state may affect the value of any property, such as inflation rates, liquidity, interest rates, financing costs,
taxes, and general movement in the local and global stock markets. A change to these indicators or one of them may negatively affect the
property’s value.

Since achieving revenues is the main factor in determining the value of REIT properties, any decrease in these revenues as a result of changing
different market conditions may affect the value of the property.

The regulatory, legal or legislative environment may witness some changes that may affect the value of the property, such as the emergence of
some municipal legislation to limit some activities in specific places, or reduce the number of floors permitted in other places, which affects the
final value of the property.

The absence or lack of long-term contracts greatly affects the value of the property, as the existence of such contracts gives a kind of stability to
the income of the property and thus to its value, while the absence of them can lead to fluctuation in the value of the property.

Abundant supply of any commodity leads to competition in the prices offered to consumers. Likewise, in the real estate market, the increase in
the supply of real estate units and the entry of new competitors to the market can lead to lower service prices and thus lower revenues and then
the lower property value.

The evaluation of some real estate, especially recent ones that do not have an operational history, depends on the Valuer's expectations and his
future reading of the market in general and the property market in particular. Future operating conditions may differ from the assumptions used
in the evaluation process, which inevitably leads to a change in the value of the property.
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Evaluation results

Conclusion

v" First Approach: (Cost Approach)

Area of building surfaces was calculated
according to the data contained in the
building permit.

Construction cost per square meter of
construction has been estimated on the
basis of the current prices of building
materials.

Depreciation percentage was estimated
according to the economic age of the
property

Value of a meter of land was obtained
through similar sales, comparative sales,
and evaluation experts in “Tathmeen”

Cost method (substitution method)

Recurring floors / building surfaces

Building cost per meter/recurring floors

Construction costs for buildings / recurring floors

Total costs of construction

Other costs
Professional fees
Utilities network
Administration costs
Financing costs (3 years/50%)
Contractor’s profit
Total building costs before depreciation
Life span for the building
Remaining economic life
Effective life
Gross depreciation rate
Depreciation costs

Net construction costs after depreciation

Land area
Land value per meter
Total land value
Total property value

Property value (approximately)

139,355
2,400
334,453,080
334,453,080

value
16,722,654
16,722,654
33,445,308
30,100,777
66,890,616
498,335,089
40.0
35.5
4.5
11.25%
56,062,698
442,272,392

78,602
1,150
90,392,438
532,664,830
532,665,000

of building costs %
5.0%
5.0%
10.0%
6.0%
20.0%

m2
SAR
SAR
SAR

%
%
%
%
%
SAR
year
year
year
%
SAR
SAR

m2
SAR
SAR
SAR
SAR




Evaluation results

Conclusion

v Second Approach: (Income capitalization)

Income capitalization method (as per current situation)

Item Value
Current Effective Income (SR) 86,826,002

Operation and maintenance expense percentage 22%
The value of operating ?Snéi)maintenance expenses 18679.250
net income (SR) 68,146,752

capitalization rate % 8.5%
Property value (SR) 801,726,489
Total property value (approximately) 801,726,000

e ®
ALATIO



Conclusion

Evaluation results

v" Third Approach: (Discounted cash flows)

Assumptions of the discounted cash flow method

Total income in case of full operation

Operational expenses
Vacancy rate after stabilization

Cash flow period

Revenue growth rate

Expected Revenue Growth Per Year (%)
Total income in case of full operation
Vacancy percentage %
Vacancies value
Total effective income

Operation and maintenance expense ratio

The value of operating and maintenance
expenses

Net operational income
The last value (the recoverable value)
Annual net cash flows
Total net present value
Total value approximately

AATIO

90,777,319
25%

8.0%

5
0%

31-Dec-22
0%
90,777,319
8%
7,262,186
83,515,134
25%
20,878,783
62,636,350

62,636,350
785,421,885
785,422,000

To calculate discount rate

government bond rate of revenue

Inflation rate
Market risk premium

Special risk premium

Discountrate

Discounted cash flows

31-Dec-23
0%
90,777,319
8%
7,262,186
83,515,134
25%
20,878,783
62,636,350

62,636,350

31-Dec-24
0.0%
90,777,319
8%
7,262,186
83,515,134
25%
20,878,783
62,636,350

62,636,350

3.0%
2.5%

4.0%

15%
11.0%

31-Dec-25
0%
90,777,319
8%
7,262,186
83,515,134
25%
20,878,783
62,636,350

62,636,350

31-Dec-26
0%
90,777,319
8%
7,262,186
83,515,134
25%
20,878,783

62,636,350
802,528,240
865,164,590




Assumptions of the Discounted Cash Flow Method

Assumptions of discount rate calculation:
The discount rate consists of four influencing factors, namely:
The rate of return on government bonds: We assumed that the average return on government bonds for a period of 5 and 10 years is 3% approximately.
Inflation rate: Which is expected to reach 2.5% according to the expectations of many international and local agencies for the Kingdom of Saudi Arabia during the coming period.
Market risk premium: Evaluated by experts of "Tathmeen" according to their vision of the commercial real estate market during the coming period.
Special risk premium: Also evaluated by "Tathmeen" experts, according to their vision of the property itself and its competitiveness in the market during the coming period.
Assumptions of calculating recoverable amount:
A capitalization factor was used that commensurate with the property's future stability and the extent of risks it may be exposed to, depending on the prevailing market situation for similar
properties:

The same expected inflation rate was used to calculate the expected future growth rate.

Revenue assumptions:

It is expected that the mall's revenues by the end of this year, based on the data sent by the customer for the first ten months of this year, amounted to 86,826,002 riyals from renting an area of
55,362 square meters, thus the average rental value of the square meter is 1,568 riyals.

The vacant space in the mall amounted to 2,519 square meters, and if this space was rented at the same rental rate, the total revenue of the mall in the case of full operation would be

90,777,319 riyals.

Occupancy rates assumptions:
The current occupancy rate is 96%, and it has been assumed that the vacancy rate will stabilize at 8% in the cash flow period.

Operation and maintenance expenses:
It is expected that the percentage of operating and maintenance expenses by the end of this year, based on the data that was achieved during the first ten months of this year, will reach about
22%, and this percentage has been raised in line with the prevailing rates in the market to reach 25% during the period of cash flows.

AWATIO



Evaluation results

Conclusion

Since the property, being evaluated, is an income-generating real estate, and the purpose of evaluation is to offer a real
estate investment traded fund, the DCF method is the most appropriate and the best way to evaluate it.

Based on the applicable standards and evaluation methods and according to the client’'s requirements, Tathmeen
experts see that the market value of the property, as per the following information of the property, having deed no.
(571403000853) in (Abha), with area of 78,602 SQM, is as follows:

v' Discounted cash flow method has been adopted.

Discounted cash flow method
Total property value
785,422,000

Total property value (written form)

Only seven hundred and eighty-five million four hundred and twenty-two thousand Saudi
riyals only

% ©
ALATIO



Notes

Recommendations

v" By reviewing the above data and according to the market survey and similar sales, the experts of Saudi Asset
Valuation Company believe that the value reached is the weighted value and reflects the current market trend.

General Notes

/7
0.0

Margin of fluctuation in the value shall fall within a tolerance of + or - 10% according to the current market conditions

An updated building permit was received from the clint and accordingly the land area and BUA data were modified,
and there is no impact on the Value of the property.
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Clarification

Tathmeen Company and its representatives, including valuers and assistants, carried out the evaluation
process without any bias. They also work objectively and are independent from the client and its
subsidiaries or affiliates. The company and its representatives do not have any current or potential interest
with the client or any of its subsidiaries or affiliated parties. Moreover, the company is not among those who
know the insides of the client or those who have internal relations or engagements with the customer and
its subsidiaries or affiliated parties. The Valuer's fees for the evaluation process are not conditional on the
findings reached or any other events, and if the company obtains significant assistance from another party
regarding any important aspect of the evaluation, the nature of this assistance and the extent of reliance

thereon will be mentioned and then documented, if any, in the report.
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End of Report




=
ALUATIO

Jgeo V1 el g mandid 4 gacad | 4S 501
Saudi Asset Valuation Company

Al-Madinah Al-Munawwarah Mall and hotel

apartments




Introduction

Messrs/ Saudi Fransi Capital Company

Greetings,

We are honored by your acceptance of our offer to provide our professional services in the field of real estate evaluation for a (Mall and hotel apartments) in the city of (Al-Madinah
Al-Munawwarah), (Shazah) district,having an area of (63,531.92) m2. Accordingly, we inspected the property to be evaluated and determined the best method for identifying the
market value while adhering to the local and international standards and regulations applicable in the field of evaluation, specially International valuation standards (2022)
approved by Saudi Authority for Accredited Valuers, on the basis of which data were collected and analyzed to reach the market value,

Based on the standards and valuation approaches and methods applicable and according to the client’s requirements, Tathmeen experts believe that the market value (of the Mall)

is equal to (604,241,000) Saudi riyals, as documented in this report.

ed bin Ali A

Abs .-Tal\ai

AWATIO
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General Standards




Executive Summary

340110019009

Customer name Saudi Fransi Capital Company

Beneficiaries of evaluation Saudi Fransi Capital Company

Purpose of evaluation REIT Fund

Type of property Mall and hotel apartments

Address of the property Kingdom of Saudi Arabia - Medina - Shazah

Raw land area of the property 63,531.92 m?

Nature of ownership Complete ownership

Market approach (Comparable transactions methods)
Applicable Valuation methods Income approach (income capitalization)
Income approach (DCF method)

Cost approach

Market value of the property (SAR)

AATIO

Deed no.

Date of Deed
Plan no.
Plot no.

Basis of value

Applicable Valuation
Standards

Date of Inspection

Date of evaluation

Report date of
issuance

1439/08/08

M/M/1429/975

491

Market value

International Valuation Standards 2022

2022/12/03

2022/12/31

2023/01/23

604,241,000
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Scope of work | About the Valuation Company

These standards define the requirements for conducting evaluation, except for what is amended by the standard of
assets or valuation applications. The purpose of these standards is to be applied on the evaluation procedures of all

assets and any other evaluation purposes to which the valuation standards apply.

This report has been prepared by Saudi Asset Valuation Company and its work team who enjoys the highest levels of the
required efficiency and neutrality, and benefits from the resources available to us represented in the efficiency of our
advisory team, which includes a group of qualified consultants with higher academic degrees and experiences in the field
of evaluation and Consultations, and the information base available to our company that was built through its evaluation
experiences and through the collection of data, information and statistics issued by the official and unofficial authorities,
giving the valuers wide knowledge and awareness to carry out their tasks to the fullest. Furthermore, the company is
working on updating its database continuously.

Our experience in evaluation and consultation is more than 10 years. We have submitted more than 24,000 evaluation
reports during our work period.

Tathmeen Company (Valuation) was honored to provide its services to government and semi-government agencies, to
most of the banks in the Kingdom, financial companies, real estate companies, industrial sectors, commercial companies

and others.




General Standards]|

Nature of evaluated assets Customer information and usage

City Al Madinah Al Munawarah Customer name Saudi Fransi Capital Company
District Shazah Author of the report Saudi Fransi Capital Company
Area 63531,92 m? Usage Internal Use
Scope of Work Details

A report explaining the evaluation methodology and steps, evaluation results, and photos and borders of the assets
Description of the report | being evaluated in accordance with Standard 1.2 on compliance with standards and research and investigation work, and
Standard 1.3 on reporting.

Purpose of evaluation REIT Fund.
0 It has been assumed that the property is fully owned with no liabilities.

Assumptions ] ] ) ) ) ] )
o Photocopies have been received from the client for the deed and a sketch of the site. Tathmeen did not verify their

correctness assuming that the property is not mortgaged and there are no rights on it for other parties.

We have studied the real estate market in the targeted Property area and were guided in the study by the closest
properties to the targeted Property in terms of specifications and areas for each of them. We have worked hard to ensure
that the information obtained is as correct as possible.

Scope of research and
investigation

Nature and sources of Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, and the database of Tathmeen, which
information is constantly updated

Report currency Saudi Riyal

% ®
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Value basis (Value type)

State of uncertainty

Restrictions on usage
Distribution or
publication

Compliance with
international valuation
standards

Valuator’s neutrality

AATIO

Market value:

It is the estimated amount for which assets or liabilities should be exchanged on the valuation date between a willing buyer and a
willing seller in an arm's length transaction after proper marketing where each party has acted knowledgeably and prudently without
compulsion.

It is the state resulting from the lack of evidence and indicators at a certain period of time that enables the valuator to perform the
valuation process in the best way

This report is for the purpose for which it was prepared and shall not be used, circulated, quoted or otherwise referred to in any case
for any other purpose. Accordingly, the Company or the valuator shall not be liable for any loss suffered by any party as a result of
using the valuation report in violation of the provisions of this section. The evaluator reserves all rights to issue the valuation report.
This report shall not be reproduced in any manner without an explicit consent of the Company. This report shall not be submitted to
any party other than those referred to in it without the explicit consent of the Company. As a precaution, the Company and the
valuator reserve the right to make any adjustments and to make any review of the valuation or support the result of the valuation
under specific circumstances.

The Company reserves the right, without any obligation, to review the valuation accounts and to amend and revise its findings in the
light of information that existed at the date of the valuation but which was subsequently made clear.

The methodologies adopted by the company in the field of valuation, which are based on sound foundations and solid constants in
line with local and international standards in force, especially the application of the International Valuation Standards 2022

Tathmen and its representatives, whether residents or assistants, carried out the valuation process without bias. They also work with

objectivity and enjoy independence from the client and his subsidiaries or affiliates. Tathmen and its representatives have no current

or potential interest with the client or any of his subsidiaries or affiliates. They are not also among those who know the insides of the
client’s affairs or though who have internal relations or links with the client, his subsidiaries or affiliates. Moreover, the valuator’s fees
for the valuation process are not conditional on the findings reached or any other events. In case the Company obtained a significant

assistance from another party regarding an important aspect of the valuation, the nature of this assistance and the extent of reliance

on it, if any, shall be mentioned and documented in the report



Scope of work | work Stages

Application of valuation
approaches and methods

l
93]

After the experts assessed the current use in terms of
the market and the available data about it, it was
concluded that the method of capitalizing income, cost
and cash flows is the best for estimating the value of the

property.

Asset inspection 01 aa

06’ Estimation of value

The title deed was received from the customer, which
shows that the property's area is 63,531.92m?, in addition
to a sketch showing the location of the property. After that, [« - - -
the property was examined and the information received
from the client was matched with reality

After reconciling the results of the valuation
N approaches and methods, a value that is consistent
with the scope of work discussed with the client is
weighted

Determining the properties ¢ 2l -
the asset

(@)
~N

Review of value

Through inspection, it was found that the asset
being evaluated is (Mall and hotel apartments) in «---
(Al Madinah Al Munawarah).

The value will be reviewed by a review committee
consisting of 3 other experts who will review the
information, analyzes, and assumptions reached by
the Valuer.

Data collection 03 g

08 Preparation of report

Based on the type of property being evaluated, the
scope of data collection was outlined by the city of -
(Al Madinah Al Munawarah), (Shazah district),
especially the area surrounding the property

Preparing the report according to Standard 101
“‘Report Description” and Standard 103 “Report
Preparation”

Data analysis (04 &

The data available in the area of the property, obtained
from unofficial sources such as real estate brokers <
working in the property area, and from official sources
represented by the Ministry of Justice indicators

V-]Ll-H"'I'I%ﬂ | @
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VValuation approaches and methods

Method Market approach (Comparable transactions methods) Lands

Definition of approach

0 It uses the method of comparative transactions, also known as the method of indicative transactions; Information on transactions of identical or similar assets to the asset
being valued in order to arrive at an indication of value. Source:

0 When the comparable transactions considered involve the subject asset, this method is sometimes referred to as the prior transactions method.

o] According to this method, the first step is to study the transaction prices of identical or similar assets that have been concluded recently in the market. If the
transactions concluded are few, it will be also better to study the prices of identical or similar assets listed or offered for sale, provided that this information is
clear and analyzed objectively. The information related to the prices of these transactions shall be amended to reflect the differences in the terms and conditions
of the actual transaction, the basis of the value, and the assumptions adopted in the evaluation process that is carried out. Differences can also exist in the legal,

economic and physical characteristics of other transaction assets compared to the asset being valued.

o Data of similar offers were collected from the Ministry of Justice index and the market survey of the property area. Data available in the database of Saudi Asset

Valuation Company were used, sorted and classified and the necessary adjustments were made on them to reach accurate results.

Application

0 Defining units of comparison used by relevant market participants.

0 Determining the related comparative transactions and calculating the main evaluation measures for those transactions.

0 Conducting a consistent comparative analysis of the qualitative and quantitative similarities and differences between the comparable assets and the asset being
evaluated.

0 Making the necessary adjustments, if any, to the evaluation measures to reflect the differences between the asset being evaluated and the comparable assets.

0 Applying the modified evaluation measures to the subject asset (the asset being evaluated).

0 Reconciliation is made between value indicators if more than one measure is used
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VValuation approaches and methods

Method Cost approach (Replacement method) Buildings

Definition of approach

0 The cost approach provides an indication of value using the economic principle that a buyer will pay no more for an asset than the cost
to obtain an asset of equal utility, whether by purchase or by construction, unless undue time, inconvenience, risk or other factors are
involved.

o The approach provides an indication of value by calculating the current replacement or reproduction cost of an asset and making
deductions for physical deterioration and all other relevant forms of obsolescence.

0 Replacement cost is the cost of determining the price a participant would pay to obtain a benefit similar to the subject asset and not the

exact material properties of the asset. (International Valuation Standards 2022, P.59, D 70.2)

Methodology

o0 Usually replacement cost is adjusted for physical deterioration and all relevant forms of obsolescence. After such adjustments, this can

be referred to as depreciated replacement cost.

Application

o Calculating all of the costs that would be incurred by a typical participant seeking to create or obtain an asset providing equivalent
utility.

0 Determine whether there is any deprecation related to physical, functional and external obsolescence associated with the subject
asset.

o Deducting total deprecation from the total costs to arrive at a value for the subject asset.




VValuation approaches and methods

Income approach (income capitalization) Income-Producing property

Definition of approach

0 It provides an indication of value by converting future cash flows into a single present capital value.

0  This method deals with the income achieved by the asset during its useful life (the useful life of the asset). The value is estimated through the
capitalization process. Capitalization means the transfer of income to a capital amount using an appropriate discount rate. Income flows are
generated by contracts or non-contractual arrangements such as the expected profit out of using or maintaining the asset

0 Methods that fall within the income approach (income capitalization), applying a risk factor or total capitalization, include one regular income

period.

Methodology

o0 The method’s concentration shall be on the expected net cash income from the asset, taking into account any capital costs required to ensure the
realization or continuity of the expected income.

o In studying the market, the Valuer focuses on identifying the appropriate income indicators for the property and the degree of its continuity
according to the expected future powers of supply and demand, not the historical one.

0 Ifthe asset is generating stable income, capitalization is likely to be used instead of cash flow.

o0 Estimation of capitalization and discount rate represents an ongoing challenge for the Valuer due to the lack of market transparency.

& 0
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Market analysis
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Market analysis and economic indicators | Analysis of the data of the
Ministry of Justice at the level of Medina

Analysis of the real estate market indicators from the data of the Ministry of Justice:

* The movement of sales for the entire lands of the city of Medina

& 8
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Year

2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021

Number Of
Transactions

15,441
20,910
17,807
15,672
18,884
10,292
6,697
8612
7,231
11,095
8,868
8,241

Sold Area

25,958,161
31,505,874
28,759,070
31,588,319
27,118,800
14,021,932
5,977,060
9,249,625
5,471,644
7,713,927
5,817,195
10,432,145

Sales Volume

10,074,328,183
17,217,163,981
17,117,215,486
19,209,245,474
32,884,745,626
15,370,414,810
7,966,016,595
10,479,580,262
6,571,528,485
8,568,814,198
5,734,026,591
7,263,619,998

Sales Volume

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010

35,000,000,000

30,000,000,000

25,000,000,000

20,000,000,000

15,000,000,000

10,000,000,000

5,000,000,000

0
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Market analysis and economic indicators | Analysis of the data of the
Ministry of Justice at the level of Medina

Analysis of the real estate market indicators from the data of the Ministry of Justice:

* The movement of sales of residential lands in the city of Medina
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Year

2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021

Number Of
Transactions

16,248
17,606
14,623
16,406
15,398
8,816
5,760
7,324
6,409
10114
7,835
7,068

Sold Area

17,657,806
24,875,291
20,511,828
25,480,914
22,875,236
12,371,380
4,862,003
7,453,248
4,483,665
6,273,152
4,994,733
8,612,731

Sales Volume

6,925,849,450
12,452,047,358
12,510,383,616
13,424,356,312
22,649,347,086
11,021,769,996
5,489,943,197
7,629,671,707
4,535,150,157
6,696,533,844
4,798,822,410
5,712,332,477

Sales Volume

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010

25,000,000,000

20,000,000,000

15,000,000,000

10,000,000,000

5,000,000,000

0
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Market analysis and economic indicators | Analysis of the data of the
Ministry of Justice at the level of Medina

Analysis of the real estate market indicators from the data of the Ministry of Justice:

* The movement of sales of commercial lands in the city of Medina
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Year

2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021

Number Of
Transactions

3,193
3,304
3,184
3,266
3,486
1,476
937
1,288
822
981
1,033
1173

Sold Area

8,300,354
6,630,583
8,247,242
6,107,405
4,243,564
1,650,552
1,115,057
1,796,378
987,978
1,440,774
822,462
1,819,414

Sales Volume

3,148,478,733
4,765,116,623
4,606,831,870
5,784,889,162
10,235,398,540
4,348,644,814
2,476,073,398
2,849,908,555
2,036,378,328
1,872,280,354
935,204,181
1,551,287,521

Sales Volume

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012 2011 2010

12,000,000,000

10,000,000,000

8,000,000,000

6,000,000,000

4,000,000,000

2,000,000,000
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Property area analysis
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7 The location of the property at
the level of Medina '

Al-Madinah Al-Munawwarah is one
of the administrative regions in the &
Kingdom of Saudi Arabia and its .
principality is located in Medina.
Prince Faisal bin Salman bin
Abdulaziz Al Saud and Prince Saud

bin Khalid Al-Faisal are his deputy,

and it is ranked third in terms of

area and fifth in terms of
population. Among the most famous ..
of its places are the Noble ur
Sanctuary and the famous mosques

in Medina, such as the Mosque of Al- ‘
Qiblatain and the Quba Mosque, and

the Baqi’" Al-Ghargad or Al-Bagi’
cemetery. This cemetery includes
many companions such as Othman &
bin Affan and the wife of the
Prophet, peace be upon him, the
mother of the believers Aisha bint

Abi Bakr Al-Siddiq and many of his
companions. And his family, may

God be pleased with them all.




The location of the property
at the level of the
neighborhood of Shazah

Shazah neighborhood enjoys a very
special strategic location near King
Abdullah Road, as it is bordered on
the north by the Prophet's Mosque,
while on the west it is located

directly on Amer Bin Salama Street,
and is close to many important
neighborhoods
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Property Description

CNETEIN I dTolilelsl The property is a mall and hotel apartments with an area of 63,531.92 SQM

Country Kingdom of Saudi Arabia Deed no. 340110019009
Province Western Date of Deed 1439/08/08
City Al Madinah Al Munawarah Plot no. 491
District Shazah Plan no. M/M/1429/975
Street Habib bin Khamasha Block type -

Nature of
the M Flat O Low O High O Backfilled O Sabkha O Sandy O Rocky

property

Building
system

Commercial

AUWATION



Property Description

Site borders and lengths

Sufyan bin Muammar, Al-Rajhi Street, 24 m
North y Length As per the Deed m.
wide

South Sheban Bin Muharth Street, 14m wide Length As per the Deed m.

East Habib bin Khamasha Street, widthof 14 m | Length As per the Deed m.

King Abdullah Road (Second Ring Road), 84
West Length 327 m.

m wide

Electricity v Security Services v
Water v Medical centers v
Lighting v Schools v
Telephone v Shopping centers v

v v

Paved roads Afforestation
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Property Description

Important data about the property (Al Rashid Residences)

Property Name

Al- Rashid Residence

Location King Abdullah Road, Shazah neighbourhood, Madinah
Property type Five-star hotel apartments
Property age 3 year
Land are (square meters) A part of a plot of land with an area of 63,531.92 sqm
Construction area 25,317
Number of floors 3

Property components

66 rooms of various sizes

Important information about the property (Al-Rashid Mega Mall)

Property Name

Al- Rashid Mega Mall, Madinah

Location King Abdullah Road, Shazah neighbourhood, Madinah
Property type Commercial complex
Property age 11 years
Land are (square meters) A part of a plot of land with an area of 63,531.92 sgm
Construction area 115,795
Number of floors 4

Property components

The mall consists of shops of various sizes, restaurants
and other services

Current lease contracts

About 183 lease contracts

Contracts period

From 1 to 10 years

Occupancy rate for leased units 86.1%
Total current income (SAR) 47,573,905
Operation and maintenance costs (SAR) 14,872,697
Net operational income (SAR) 32,701,208




Property Data |

The mall

Furnished apartments

o Total Revenues

The total value of the lease contracts, according to the data sent by the client,
amounted to about 47,731,682 riyals, and this is the outcome of leasing an area
of 41,886 square meters leased to about 183 tenants, and the average value of
the rental meter amounted to 1,139 riyals.

The total revenues of furnished apartments, according to the data received from the
client, amounted to 7,413,158 riyals during the first ten months of this year, and
assuming the same rate in rental value and occupancy remains constant, it is
expected that the total revenue will reach about 8,895,789 million riyals.

o Occupancy rates:

The current occupancy rate is about 86.4%, as the vacant area is 6,613 square
meters.

The occupancy rate for the first ten months of this year, according to customer
data, reached about 52%, and the average nightly rental during the same
period was about 690 riyals / night.

o Operation and maintenance expenses:

The tenants do not bear any operating or maintenance expenses for the rented
property, as the owner undertakes to collect these expenses, and according to the
financial statements sent by the client, it is expected that the value of operating
and maintenance expenses by the end of the year will amount to about
17,004,911 riyals, which represents about 36% of the total property revenues,
which is a good percentage compared to similar properties.

AATIO

The value of the current operating and maintenance expenses amounted to
5,164,237 riyals during the first ten months of this year, and assuming the
same rate in the current operating and maintenance expenses, it is expected
that the total expenses will amount to about 6,197,083 riyals.
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Site Analysis | Pictures showing the nature of the site
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Site Analysis | Pictures showing the nature of the site
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Result of evaluation and

recommendations
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Risks of the valuation process

Risks of evaluating Real estate"REIT"

The process of evaluating real estate "REIT” involves some risks that may affect the determination of the fair value of the property. The most
important of these risks are:

The macroeconomic conditions of the state may affect the value of any property, such as inflation rates, liquidity, interest rates, financing costs,
taxes, and general movement in the local and global stock markets. A change to these indicators or one of them may negatively affect the
property’s value.

Since achieving revenues is the main factor in determining the value of REIT properties, any decrease in these revenues as a result of changing
different market conditions may affect the value of the property.

The regulatory, legal or legislative environment may witness some changes that may affect the value of the property, such as the emergence of
some municipal legislation to limit some activities in specific places, or reduce the number of floors permitted in other places, which affects the
final value of the property.

The absence or lack of long-term contracts greatly affects the value of the property, as the existence of such contracts gives a kind of stability to
the income of the property and thus to its value, while the absence of them can lead to fluctuation in the value of the property.

Abundant supply of any commodity leads to competition in the prices offered to consumers. Likewise, in the real estate market, the increase in
the supply of real estate units and the entry of new competitors to the market can lead to lower service prices and thus lower revenues and then
the lower property value.

The evaluation of some real estate, especially recent ones that do not have an operational history, depends on the Valuer's expectations and his
future reading of the market in general and the property market in particular. Future operating conditions may differ from the assumptions used
in the evaluation process, which inevitably leads to a change in the value of the property. @
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Conclusion

v' First Approach: (Cost Approach)

Area of building surfaces was calculated
according to the data contained in the
building permit.

Construction cost per square meter of
construction has been estimated on the
basis of the current prices of building
materials.

Depreciation percentage was estimated
according to the economic age of the
property

Value of a meter of land was obtained
through similar sales, comparative sales,
and evaluation experts in “Tathmeen”

Evaluation results

Cost Approach (Substitution method)

Mall construction surfaces
Mall construction cost per meter
Total mall costs
Hotel building surfaces
Cost of building meter / hotel
Building/hotel construction costs

Total construction costs

Other costs

Professional fees
Utilities network
Administration costs
Financing costs (3 years/50%)
Contractor’s profit
Total building costs before depreciation
Life span of the building
The remaining economic life
Effective life
Total depreciation costs
depreciation costs

Net construction costs after depreciation

Land area
Value of land meter
Total land value
Total property value

Property value (approximately)

115,795
2,400
277,909,176
25,317
3,700
93,671,087
371,580,263

Value

18,579,013
18,579,013
37,158,026
33,442,224
74,316,053
553,654,592
40.0
29.0
110
27.50%
152,255,013
401,399,579

63,532
2,300
146,123,416
547,522,995
547,523,000

Out of construction
costs %

5.0%
5.0%
10.0%
6.0%
20.0%

m2
SAR
SAR
me
SAR
SAR
SAR

%
%
%
%
%
SAR
year
year
year
%
SAR
SAR

m2
SAR
SAR
SAR
SAR




Evaluation results

Conclusion

v Second Approach: (Income capitalization)

Income capitalization method (according to customer data)

Item The Mall Hotel Apartments
Effective income 47,731,682 8,895,789
Operation and mraaltrzgenance expense 36% 69.7%

The value of operating and

. 17,004,911 6,197,084
maintenance expenses
Netincome 30,726,771 2,698,705
Capitalization factor 7.0% 5.0%
Property value 438,953,877 53,974,105
Total property value (mall and hotel 438954 000 53974 000

apartments)

% ©
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Assumptions of the Discounted Cash Flow Method

Assumptions of discount rate calculation:
» The discount rate consists of four influencing factors, namely:
« The rate of return on government bonds: We assumed that the average return on government bonds for a period of 5 and 10 years is 3% approximately.
« Inflation rate; Which is expected to reach 2.5% according to the expectations of many international and local agencies for the Kingdom of Saudi Arabia during the coming
period.
« Market risk premium: Evaluated by experts of “Tathmeen” according to their vision of the commercial real estate market during the coming period.

» Special risk premium: Also evaluated by "Tathmeen” experts, according to their vision of the property itself and its competitiveness in the market during the coming period.

Assumptions of calculating recoverable amount:
» A capitalization factor was used that commensurate with the property’s future stability and the extent of risks it may be exposed to, depending on the prevailing market
situation for similar properties:
« The same expected inflation rate was used to calculate the expected future growth rate.

% ©
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Assumptions of the Discounted Cash Flow Method

The mall

Furnished apartments

It is expected that the mall’s revenues by the end of this year will amount to about
47,731,682 riyals from leasing an area of 41,886 square meters, thus the average value
of the rental meter will be about 1,150 riyals, and the vacant space in the mall reached
6,614 square meters, and if this space is rented at the same rental rate, the total revenue
becomes The mall is in full operation condition 55,337,541 riyals.

The total income of the property was reached in the case of full operation by
assuming the rental of all rooms, guided by the prices provided by the client and
verified by hotel reservation sites, and the average room rent per night was about
690 riyals / night, during the first ten months of this year, Thus, it is expected that the
total income in the event of full employment will reach 16,622,100 riyals.

0 The current occupancy rate is about 86%, and it is expected to rise by a small
percentage during the coming period to record 93%, especially after adding the space for
renting restaurants. We have assumed that the vacancy rate will stabilize at 7% in the
period of cash flows.

o] A relatively high vacancy rate was assumed during the current year as a whole,
due to the impact of the hotel and all Madinah hotels by the Corona crisis, and we
assumed that this rate would reach 35%, and then decrease during the coming
period to reach the natural rates recorded in the hotel during the past years, which
amount to less than 35%.

According to the data sent by the client, it is expected that the value of operating and
maintenance expenses will amount to 17,004,911 riyals, which represents 36% of the
total revenue, and it was assumed that this percentage would decrease during the period
of flows to 30%, which is the prevailing percentage in this type of real estate.

AATIO

It is expected that the percentage of operating and maintenance expenses will drop
to record 50%, which is a very suitable rate for such properties.
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Conclusion

Evaluation results

v Third Approach: Discounted cash flow method (for the Mall)

Assumptions of discounted cash flow method

Total income in case of full operation
Operational expenses
Vacancy rate after stabilization
Cash flow period

Revenue growth rate

Expected Revenue Growth Per Year (%)
Total income in case of full operation
Vacancy percentage %

Vacancy value
Total effective income
Operation and maintenance expense ratio
The value of operating and maintenance expenses
Net operational income
The last value (recoverable value)
Annual net cash flows
Total net present value

Total value approximately

55,337,541
30%
7%

5 years

3 % every 3 years

31-Dec-22
0%
55,337,541
14%
7,747,256
47,590,285
30%
14,277,086
33,313,200

33,313,200

513,123,239
513,123,000

31-Dec-23
0%
55,337,541
7%
3,873,628
51,463,913
30%
15,439,174
36,024,739

36,024,739

To calculate discount rate

government bond rate of revenue

Inflation rate

Market risk premium

Special risk premium

Discount rate

Discounted cash flows

30-Dec-24
3.0%
56,997,667
7%
3,989,837
53,007,830
30%
15,902,349
37,105,481

37,105,481

3.0%
2.5%
3.0%
2.0%
10.5%

30-Dec-25
0%
56,997,667
7%
3,989,837
53,007,830
30%
15,902,349
37,105,481

37,105,481

30-Dec-26
0%
56,997,667
7%
3,989,837
53,007,830
30%
15,902,349
37,105,481
543,330,261
580,435,742

To calculate the last value (recoverable)

Capitalization
factor

Growthrate

7.0%
2.5%




Conclusion

Evaluation results

v Third Approach: Discounted cash flow method (for the Hotel)

To calculate the last value

Assumptions of the discounted cash flow method

To calculate discount rate

Total income in case of full operation 16,622,100 government bond rate of revenue 3.0% factor 5.0%
Operational expenses 50% Inflation rate 2.5% Growth rate 2.5%
Vacancy rate after stabilization 35% Market risk premium 4.0%
Cash flow period 5 years Special risk premium 2.0%
Revenue growth rate 0% Discount rate 11.5%
Discounted cash flows
31-Dec-22 31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26
Total income in case of full operation 16,622,100 16,622,100 16,622,100 16,622,100 16,622,100
Vacancy percentage % 50% 35% 35% 35% 35%
Vacancy value 8,311,050 5,817,735 5,817,735 5,817,735 5,817,735
Total effective income 8,311,050 10,804,365 10,804,365 10,804,365 10,804,365
Operation and maintenance expense ratio 65% 50% 50% 50% 50%
The value of °P:;‘;‘)2’r‘l§ andmaintenance | 5 402,183 | 5,402,183 5,402,183 5402,183 | 5402,183
Net operational income 2,908,868 5,402,183 5,402,183 5,402,183 5,402,183
The last value (the recoverable value) 110,744,741
Annual net cash flows 2,908,868 5,402,183 5,402,183 5,402,183 116,146,924
total netpresent value 91,117,845
Total value approximately 91,118,000

AATIO

Capitalization

(recoverable)



Evaluation results

Conclusion

Since the property, being evaluated, is an income-generating real estate, and the purpose of evaluation is to offer a real estate investment
traded fund, the DCF method is the most appropriate and the best way to evaluate it.

Based on the applicable standards and evaluation methods and according to the client's requirements, Tathmeen experts see that the

market value of the property, as per the following information of the property, having deed no. (340110019009) in (Al Madinah Al
Munawarah), (Shazah district), with area of 63,531.92 SQM, is as follows:

v" Discounted cash flow method has been adopted.

Total property value (cash flows)
Total mall value (cash flows)
513,123,000
Total value of Al-Rashid Residence (cash flows)
91,118,000
Total property value (SR)
604,241,000
Property value (written form)

Only six hundred and four million, two hundred and forty-one thousand Saudi riyals

% ©
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Notes

Recommendations

v' By reviewing the above data and according to the market survey and similar sales, the experts of Saudi Asset
Valuation Company believe that the value reached is the weighted value and reflects the current market trend.

General Notes

/7
0’0

Margin of fluctuation in the value shall fall within a tolerance of + or - 10% according to the current market conditions
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Clarification

Tathmeen Company and its representatives, including valuers and assistants, carried out the evaluation
process without any bias. They also work objectively and are independent from the client and its
subsidiaries or affiliates. The company and its representatives do not have any current or potential interest
with the client or any of its subsidiaries or affiliated parties. Moreover, the company is not among those who
know the insides of the client or those who have internal relations or engagements with the customer and
its subsidiaries or affiliated parties. The Valuer's fees for the evaluation process are not conditional on the
findings reached or any other events, and if the company obtains significant assistance from another party
regarding any important aspect of the evaluation, the nature of this assistance and the extent of reliance

thereon will be mentioned and then documented, if any, in the report.
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End of Report
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Jazan Mall and hotel apartments




Introduction

Messrs/ Saudi Fransi Capital Company

Greetings,

We are honored by your acceptance of our offer to provide our professional services in the field of real estate evaluation for a (Mall, and hotel apartments) in the city
of (Jazan), (Ash Shati) district,having an area of (39.975) m2. Accordingly, we inspected the property to be evaluated and determined the best method for identifying
the market value while adhering to the local and international standards and regulations applicable in the field of evaluation, specially International valuation
standards (2022) approved by Saudi Authority for Accredited Valuers, on the basis of which data were collected and analyzed to reach the market value,

Based on the standards and valuation approaches and methods applicable and according to the client's requirements, Tathmeen experts believe that the market

value (of the Mall, and hotel apartments) is equal to (413,013,000) Saudi riyals, as documented in this report.

AWATIO
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General Standards




Customer name

Beneficiaries of evaluation
Purpose of evaluation
Type of property

Address of the property

Raw land area of the property

Nature of ownership

Applicable Valuation methods

Executive Summary

Saudi Fransi Capital Company

Saudi Fransi Capital Company

REIT Fund

Mall, hotel and hotel apartments

Kingdom of Saudi Arabia - Jazan - Ash Shati

39.975 m?

Complete ownership

Market approach (Comparable transactions methods)
Income approach (income capitalization)
Income approach (DCF method)

Cost approach

Market value of the property (SAR)

AATIO

Deed no.

Date of Deed
Plan no.
Plot no.

Basis of value

Applicable
Valuation
Standards

Date of
Inspection

Date of

evaluation

Report date of
issuance

672003004051

1439/3/4

Market value

International Valuation Standards 2022

2022/12/03

2022/12/31

2023/01/23

413,013,000
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Scope of work | About the Valuation Company

These standards define the requirements for conducting evaluation, except for what is amended by the standard of
assets or valuation applications. The purpose of these standards is to be applied on the evaluation procedures of all

assets and any other evaluation purposes to which the valuation standards apply.

This report has been prepared by Saudi Asset Valuation Company and its work team who enjoys the highest levels of the
required efficiency and neutrality, and benefits from the resources available to us represented in the efficiency of our
advisory team, which includes a group of qualified consultants with higher academic degrees and experiences in the field
of evaluation and Consultations, and the information base available to our company that was built through its evaluation
experiences and through the collection of data, information and statistics issued by the official and unofficial authorities,
giving the valuers wide knowledge and awareness to carry out their tasks to the fullest. Furthermore, the company is
working on updating its database continuously.

Our experience in evaluation and consultation is more than 10 years. We have submitted more than 24,000 evaluation
reports during our work period.

Tathmeen Company (Valuation) was honored to provide its services to government and semi-government agencies, to
most of the banks in the Kingdom, financial companies, real estate companies, industrial sectors, commercial companies

and others.
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General Standards]|

Nature of evaluated assets Customer information and usage

City Jazan Customer name Saudi Fransi Capital Company
District Ash Shati Author of the report Saudi Fransi Capital Company
Area (39,975) m? Usage Internal Use

A report explaining the evaluation methodology and steps, evaluation results, and photos and borders of the assets being
evaluated in accordance with Standard 1.2 on compliance with standards and research and investigation work, and Standard 1.3

on reporting.

REIT Fund.

o It has been assumed that the property is fully owned with no liabilities.

o Photocopies have been received from the client for the deed and a sketch of the site. Tathmeen did not verify their

correctness assuming that the property is not mortgaged and there are no rights on it for other parties.

We have studied the real estate market in the targeted Property area and were guided in the study by the closest properties to
the targeted Property in terms of specifications and areas for each of them. We have worked hard to ensure that the information

obtained is as correct as possible.

Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, and the database of Tathmeen, which is

constantly updated

Saudi Riyal

Description of the report

Purpose of evaluation

Assumptions

Scope of research and

investigation

Nature and sources of

information

Report currency



General Standards|

Value basis (Value type)

State of uncertainty

Restrictions on usage
Distribution or
publication

Compliance with
international valuation
standards

Valuator’s neutrality

AATIO

Market value:

It is the estimated amount for which assets or liabilities should be exchanged on the valuation date between a willing buyer and a
willing seller in an arm's length transaction after proper marketing where each party has acted knowledgeably and prudently without
compulsion.

It is the state resulting from the lack of evidence and indicators at a certain period of time that enables the valuator to perform the
valuation process in the best way

This report is for the purpose for which it was prepared and shall not be used, circulated, quoted or otherwise referred to in any case
for any other purpose. Accordingly, the Company or the valuator shall not be liable for any loss suffered by any party as a result of
using the valuation report in violation of the provisions of this section. The evaluator reserves all rights to issue the valuation report.
This report shall not be reproduced in any manner without an explicit consent of the Company. This report shall not be submitted to
any party other than those referred to in it without the explicit consent of the Company. As a precaution, the Company and the
valuator reserve the right to make any adjustments and to make any review of the valuation or support the result of the valuation
under specific circumstances.

The Company reserves the right, without any obligation, to review the valuation accounts and to amend and revise its findings in the
light of information that existed at the date of the valuation but which was subsequently made clear.

The methodologies adopted by the company in the field of valuation, which are based on sound foundations and solid constants in
line with local and international standards in force, especially the application of the International Valuation Standards 2022

Tathmen and its representatives, whether residents or assistants, carried out the valuation process without bias. They also work with

objectivity and enjoy independence from the client and his subsidiaries or affiliates. Tathmen and its representatives have no current

or potential interest with the client or any of his subsidiaries or affiliates. They are not also among those who know the insides of the
client’s affairs or though who have internal relations or links with the client, his subsidiaries or affiliates. Moreover, the valuator’s fees
for the valuation process are not conditional on the findings reached or any other events. In case the Company obtained a significant

assistance from another party regarding an important aspect of the valuation, the nature of this assistance and the extent of reliance

on it, if any, shall be mentioned and documented in the report



(2-4) Scope of work | work Stages

Application of valuation
approaches and methods

l
93]

After the experts assessed the current use in terms of
the market and the available data about it, it was
concluded that the method of capitalizing income, cost
and cash flows is the best for estimating the value of the

property.

Asset inspection 01 aa

06’ Estimation of value

The title deed was received from the customer, which
shows that the property's area is 39,975m?, in addition to
a sketch showing the location of the property. After that, [« ---
the property was examined and the information received
from the client was matched with reality

After reconciling the results of the valuation
approaches and methods, a value that is consistent
with the scope of work discussed with the client is
weighted

Determining the propertiefg >

(@)
~N

Review of value

Through inspection, it was found that the asset to
be evaluated is a (Mall, hotel and hotel «---
apartmentsAnd a hotel) in the city of (Jazan).

The value will be reviewed by a review committee
consisting of 3 other experts who will review the
information, analyzes, and assumptions reached by
the Valuer.

Data collection 03 g

08 Preparation of report

Based on the type of property being evaluated, the
scope of data collection was outlined by the city of
(Jazan), (Ash Shati district), especially the area
surrounding the property

Preparing the report according to Standard 101
“‘Report Description” and Standard 103 “Report
Preparation”

Data analysis (04 &

The data available in the area of the property,
obtained from unofficial sources such as real estate
brokers working in the property area, and from ¢ ---
official sources represented by the Ministry of
Justice indicators

V-]Ll-H"'I'I%ﬂ | @
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A
é VValuation approaches and methods




VValuation approaches and methods

Method Market approach (Comparable transactions methods) Lands

Definition of approach

0 It uses the method of comparative transactions, also known as the method of indicative transactions; Information on transactions of identical or similar assets to the asset
being valued in order to arrive at an indication of value. Source:

0 When the comparable transactions considered involve the subject asset, this method is sometimes referred to as the prior transactions method.

o] According to this method, the first step is to study the transaction prices of identical or similar assets that have been concluded recently in the market. If the
transactions concluded are few, it will be also better to study the prices of identical or similar assets listed or offered for sale, provided that this information is
clear and analyzed objectively. The information related to the prices of these transactions shall be amended to reflect the differences in the terms and conditions
of the actual transaction, the basis of the value, and the assumptions adopted in the evaluation process that is carried out. Differences can also exist in the legal,

economic and physical characteristics of other transaction assets compared to the asset being valued.

o Data of similar offers were collected from the Ministry of Justice index and the market survey of the property area. Data available in the database of Saudi Asset

Valuation Company were used, sorted and classified and the necessary adjustments were made on them to reach accurate results.

Application

0 Defining units of comparison used by relevant market participants.

0 Determining the related comparative transactions and calculating the main evaluation measures for those transactions.

0 Conducting a consistent comparative analysis of the qualitative and quantitative similarities and differences between the comparable assets and the asset being
evaluated.

0 Making the necessary adjustments, if any, to the evaluation measures to reflect the differences between the asset being evaluated and the comparable assets.

0 Applying the modified evaluation measures to the subject asset (the asset being evaluated).

0 Reconciliation is made between value indicators if more than one measure is used




& 0

V-]Ll-H"'I'I%ﬂ |

VValuation approaches and methods

Method Cost approach (Replacement method) Buildings

Definition of approach

0 The cost approach provides an indication of value using the economic principle that a buyer will pay no more for an asset than the cost
to obtain an asset of equal utility, whether by purchase or by construction, unless undue time, inconvenience, risk or other factors are
involved.

o The approach provides an indication of value by calculating the current replacement or reproduction cost of an asset and making
deductions for physical deterioration and all other relevant forms of obsolescence.

0 Replacement cost is the cost of determining the price a participant would pay to obtain a benefit similar to the subject asset and not the

exact material properties of the asset. (International Valuation Standards 2022, P.59, D 70.2)

Methodology

o0 Usually replacement cost is adjusted for physical deterioration and all relevant forms of obsolescence. After such adjustments, this can

be referred to as depreciated replacement cost.

Application

o Calculating all of the costs that would be incurred by a typical participant seeking to create or obtain an asset providing equivalent
utility.

0 Determine whether there is any deprecation related to physical, functional and external obsolescence associated with the subject
asset.

o Deducting total deprecation from the total costs to arrive at a value for the subject asset.




VValuation approaches and methods

Income approach (income capitalization) Income-Producing property

Definition of approach

0 It provides an indication of value by converting future cash flows into a single present capital value.

0  This method deals with the income achieved by the asset during its useful life (the useful life of the asset). The value is estimated through the
capitalization process. Capitalization means the transfer of income to a capital amount using an appropriate discount rate. Income flows are
generated by contracts or non-contractual arrangements such as the expected profit out of using or maintaining the asset

0 Methods that fall within the income approach (income capitalization), applying a risk factor or total capitalization, include one regular income

period.

Methodology

o0 The method’s concentration shall be on the expected net cash income from the asset, taking into account any capital costs required to ensure the
realization or continuity of the expected income.

o In studying the market, the Valuer focuses on identifying the appropriate income indicators for the property and the degree of its continuity
according to the expected future powers of supply and demand, not the historical one.

0 Ifthe asset is generating stable income, capitalization is likely to be used instead of cash flow.

o0 Estimation of capitalization and discount rate represents an ongoing challenge for the Valuer due to the lack of market transparency.

V-]Ll-H"'I'I%ﬂ | @
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Market analysis




Market analysis and economic indicators | Analysis of the data of the
Ministry of Justice at the level of Jazan

01  Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for all lands of the city of Jazan

Number Of
Year Transactions Sl i S B Sa |ES VO| ume
2012 1,102 1,165,332 532,445,156 1,800,000,000
2013 1,709 1,830,220 1,004,344,375 1,600,000,000
2014 2,656 2,655,283 1,563,258,269 1,400,000,000
1,200,000,000
2015 1,873 1,501,978 836,687,657 1,000,000,000
2016 1,361 1,653,515 643,726,591 800,000,000
600,000,000
2017 1,904 2,285,347 1,051,415,160 400,000,000
2018 1,402 1,366,072 600,140,354 200,000,000
2019 3,238 2,688,325 879,825,547 0
2021 2020 2019 2018 2017 2016 2015 2014 2013 2012
2020 2,789 2,136,276 961,335,056
2021 2,632 2,486,291 1,112,117,356

V-'IL;H"'I'I@n | @




Market analysis and economic indicators | Analysis of the data of the
Ministry of Justice at the level of Jazan

02 Analysis of the real estate market indicators from the data of the Ministry of Justice:

% Sales for residential lands of the city of Jazan

Year Number_ o Sold Area Sales Volume
Transactions
Sales Volume

2012 926 794,487 318,612,252
2013 1,488 1,102,744 606,882,960 1,200,000,000
2014 2,394 1,747,936 979,029,687 1,000,000,000
2015 1,795 1,353,603 725,257,002 800,000,000
2016 1,210 1,145,034 427,405,940 600,000,000
2017 1,642 1,637,381 677,519,348

400,000,000
2018 1,246 933,294 405,130,711

200,000,000
2019 2,946 2,243,954 739,458,720 I
2020 2,582 1,763,166 842,748,202 0

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012

2021 2,330 1,980,307 868,941,076




Market analysis and economic indicators | Analysis of the data of the
Ministry of Justice at the level of Jazan

03 Analysis of the real estate market indicators from the data of the Ministry of Justice:

+ Sales for commercial lands of the city of Jazan

Year T':::;::tri::‘fs Sold Area Sales Volume Sales Volume

2012 176 370,845 213,832,904 700,000,000
2013 221 727,476 397,461,415 600,000,000
2014 262 907,348 584,228,582 500,000,000
2015 78 148,376 111,430,655 400,000,000
2016 151 508,482 216,320,651 300,000,000
2017 262 647,966 373,895,812 200,000,000
2018 156 432,778 195,009,643 I . l I I l I 100,000,000
2019 292 444,371 140,366,827 0

2020 207 373110 118,586,854 2021 2020 2019 2018 2017 2016 2015 2014 2013 2012

2021 302 505,983 243,176,280
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/ﬁ\ Information and description of the property




;,{%; The location of the
@ property in the city of
Jizan

The Jazan region is located in the
southwestern part of the
Kingdom of Saudi Arabia,
between longitudes (42°-43°) in
the east and two latitudes (16°-
17°) in the north. The south and
southeast of the Republic of
Yemen, and the average depth
of the region from east to west
is about 100 km. This region is
considered a link between land
and sea trade in the southern
region, as it contains the port of
Jazan, the third port of the
Kingdom in terms of capacity. It
is the main gateway for the
imports of the southwestern
part of the Kingdom. It is a rest
AN e L el S : THEE 5 T — stop for pilgrims coming from
¥ _.‘.i_é'_'—"-"'-'L‘ i e e SRS Yemen due to its location on the
) T . iy road linking Yemen and Mecca.
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property at the Ash
Shati neighborhood

It is located on the coast of the
Red Sea, and it is bordered on
the north by Sabya district, on
the south by the Shamiya
district, which is separated
from it by King Fahd Road, and
on the east by King Fahd Road.
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/ﬁ\ Information and description of the property




Property Description

Gen'erz_al The property is a mall, hotel, and hotel apartments with an area of 39,975 SQM.
description

Country Kingdom of Saudi Arabia Deed no. 672003004051
Province Southern Date of Deed 1439/3/4
City Jazan Plot no. N/A
District Ash Shati Plan no. -
Street Corniche Block type -

Nature of
the M Flat O Low O High O Backfilled O Sabkha O Sandy O Rocky

property

Building
system

Commercial




Property Description

Site borders and lengths

North Car parking, then the Corniche Length 195.00 m.
Street with a widthof 45 m

South Street of 10 meters wide Length 195.00 m.

East Street of 15 meters wide Length 205.00 m.

West Street of 15 meters wide Length 205.00 m.

Electricity V Security Services V
Water V Medical centers V
Lighting V Schools V
Telephone V Shopping centers V
Paved roads V Afforestation V
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Property Description

Important data about the property (Jazan Mall)

Property Name Al- Rashid Mall Jazan
Location Al Shatie neighbourhood, Jazan city
Property type Commercial complex
Property age 10 Year
Land area (sqm) Part of a plot of land on an area of 39,975 sam
Construction area Part of a building with a built-up area of 67,997 square
meters
Number of floors 3

Property components

A commercial complex that includes 240 shops

Current lease contracts

About 157 lease contracts

Contracts period

The majority of contracts are for one year

Occupancy rate for leased units 89.1%
Total current income (SAR) 34,571,535
Operation and(rsnlillar;tenance costs 15183197
Net operational income (SAR) 19,388,338

Important data about the hotel apartments and Marriott Jazan

Property Name Marriott Residence inn and Courtyard Marriott
Location Al Shatie neighbourhood neighbourhood, Jazan city
Property type 4-star Hotel and Hotel apartment
Property age 5 Year
Land area (sqm) Part of a plot of land on an area of 39,975 sam
Construction area Part of a building with a built-up area of 67,997 square

meters

Number of floors

6 floors in both the hotel and the hotel apartments

Property components

79 hotel apartments, 129 rooms

Total current income (SAR) 23,251,870
Operation and maintenance costs
(SAR) 16,316,881
Net operational income (SAR) 6,934,989




Property Data |

The mall Furnished apartments

o Total Revenues The total revenues of hotel apartments and hotels, according to the data

The total value of the lease contracts, according to the data sent by the client, received from the client, amounted to 19,376,558 riyals during the first ten
amounted to about 34,571,535 riyals, and this is the outcome of leasing an area months of this year, and assuming the same value remains constant for the
of 27,174 square meters leased to about 157 tenants, and the average value of remainder of the year, it is expected that the total revenues will reach

the rental meter was 1,272 riyals. 23,251,869 riyals, and the per night rental rate is about 740 riyals / A night in

the Residence Inn and about 470 riyals / night in the Courtyard, which is a
suitable average and compatible with the rates prevailing in similar properties.

0 Occupancy rates: | _ The current occupancy rate, according to customer data, reached about 18%,
The current occupancy rate is about 89.1%, as the vacant area is 3,325 square as an average in the courtyard, while the percentage in Residence Inn was
meters. about 61%.

o0 Operation and maintenance expenses:

The tenants do not bear any operating or maintenance expenses for the rented The value of the current operating and maintenance expenses reached
property, as the owner undertakes to collect these expenses, and according to the (10,275,675) riyals during the first ten months of this year, and assuming the

financial statements sent by the client, it is expected that the value of operating same value remains constant for the remainder of the year, it is expected that
and maintenance expenses by the end of the year will amount to about the total operating expenses will reach 12,330,809 riyals, which represents
15,183,197 riyals, which represents about 56% of the total income of the about 47% of the total hotel revenues, which is a high percentage Very
property, which is considered a percentage Somewhat high compared to similar compared to similar properties, and this percentage is expected to decrease
properties, and it is expected to decrease during the coming period. during the coming period.
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Risks of evaluating Real estate”REIT"

Risks of the valuation process

The process of evaluating real estate "REIT” involves some risks that may affect the determination of the fair value of the property. The most
important of these risks are:

The macroeconomic conditions of the state may affect the value of any property, such as inflation rates, liquidity, interest rates, financing costs,
taxes, and general movement in the local and global stock markets. A change to these indicators or one of them may negatively affect the
property'’s value.

Since achieving revenues is the main factor in determining the value of REIT properties, any decrease in these revenues as a result of changing
different market conditions may affect the value of the property.

The regulatory, legal or legislative environment may witness some changes that may affect the value of the property, such as the emergence of
some municipal legislation to limit some activities in specific places, or reduce the number of floors permitted in other places, which affects the
final value of the property.

The absence or lack of long-term contracts greatly affects the value of the property, as the existence of such contracts gives a kind of stability to
the income of the property and thus to its value, while the absence of them can lead to fluctuation in the value of the property.

Abundant supply of any commodity leads to competition in the prices offered to consumers. Likewise, in the real estate market, the increase in
the supply of real estate units and the entry of new competitors to the market can lead to lower service prices and thus lower revenues and then
the lower property value.

The evaluation of some real estate, especially recent ones that do not have an operational history, depends on the Valuer's expectations and his
future reading of the market in general and the property market in particular. Future operating conditions may differ from the assumptions used
in the evaluation process, which inevitably leads to a change in the value of the property.



Evaluation results

Conclusion

v' First Approach: (Cost Approach)

Cost method (substitution method)

AATIO

building permit.

Construction cost per square meter of
construction has been estimated on the
basis of the current prices of building
materials.

Depreciation percentage was estimated
according to the economic age of the
property

Value of a meter of land was obtained
through similar sales, comparative sales,
and evaluation experts in “Tathmeen”

Other costs
Professional fees
Facilities network

Administration costs
Financing costs (3 years/50%)

Contractor's profit

Total building costs before depreciation

Life span of the building
Remaining economic life
Effective life
Gross depreciation rate

depreciation costs

Net building costs after depreciation

Land area
Land value per meter
Total land value
Total property value

Property value approximately

Out of construction

Value
costs %

12,517,200 5.0%
12,517,200 5.0%
25,034,400 10.0%
22,530,960 6.0%
50,068,800 20.0%
373,012,560

40.0

29.5

10.5

26.25%

97,915,797
275,096,763

39,975
1,750
69,956,250
345,053,013
345,053,000

Mall construction surfaces 36,313 m2

The cost of building a meter / mall 2,400 SAR

Total mall costs 87,151,200 SAR

Hotel apartments construction surfaces 67,997 m2

. Al'ea Of bLHIdlng Surfaces was CaICUIated The cost of building a meter / hotel apartments 2,400 SAR
according to the data Contained in the Construction costs of buildings/ hotel apartments 163,192,800 SAR

Total construction costs 250,344,000 SAR



Evaluation results

Conclusion

v" Second Approach: (Income Capitalization Method)

[tem The Mall Courtyard Marriott Residence Inn Marriott
Effective income 34,571,535 10,204,256 13,047,614
Operation and main_tenance expense 43.9% 107% 41%
ratio
Thnfa‘fﬁ'tfr’]g;coeps;%té?é ea:d 15,183,197 10,904,226 5,412,655
Netincome 19,388,338 -699,970 7,634,959
Capitalizationrate 8.5% 9.0% 9.0%
Property value 228,098,094 N/A* 84,832,873
Total property value 305,153,523
Total property value approximately 305,154,000

*Courtyard Hotel is not evaluated by the method of income capitalization because the income is negative
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Assumptions of the Discounted Cash Flow Method

Assumptions of discount rate calculation:
* The discount rate consists of four influencing factors, namely:
* The rate of return on government bonds: We assumed that the average return on government bonds for a period of 5 and 10 years is 3% approximately.
+ Inflation rate: Which is expected to reach 2.5% according to the expectations of many international and local agencies for the Kingdom of Saudi Arabia during the
coming period.
+ Market risk premium: Evaluated by experts of "Tathmeen" according to their vision of the commercial real estate market during the coming period.
» Special risk premium: Also evaluated by "Tathmeen" experts, according to their vision of the property itself and its competitiveness in the market during the
coming period.
Assumptions of calculating recoverable amount:
+ A capitalization factor was used that commensurate with the property's future stability and the extent of risks it may be exposed to, depending on the prevailing
market situation for similar properties:

+ The same expected inflation rate was used to calculate the expected future growth rate.
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Assumptions of the Discounted Cash Flow Method

The mall

Furnished Apartments

It is expected that the mall’s revenues by the end of this year, and based on the data
sent by the customer during the first ten months of this year, amount to about
34,571,535 riyals from renting an area of 27,174 m 2, thus the average rental value of
the square meter is 1,272 riyals, and the vacant space in the mall is 3,326 m 2 And if
this space is leased at the same rental rate, the total revenue of the mall in the case of
full operation becomes 38,802,953 riyals.

o The total income of the property was reached in the case of full operation by
assuming the rental of all rooms, guided by the prices provided by the client
and verified by hotel reservation sites, and the average room rent per night
was about 740 riyals / night in the residence and 470 riyals / night in the

court Yard.

The current occupancy rate is 89.1%, and this rate is expected to rise, especially after
the cinema starts operating, so we have assumed that vacancies will stabilize at 10% in
the period of cash flows

o Itis expected that the average occupancy rate by the end of this year will be
about 65% in the Residence, and about 50% in the Courtyard by Marriott, and
it was assumed that these rates will remain stable until the end of the cash

flow period.

It is expected that the percentage of operating and maintenance expenses will decrease
to about 35%, which is the percentage prevailing in this type of real estate.

AATIO

The percentage of operating and maintenance expenses amounted to 107%
according to the data sent by the client at the courtyard and about 41% in the
Residence Inn, and it was assumed that the percentage decreased to 55% in the
courtyard, and 45% in the Residence Inn during the period of cash flows, which
are appropriate rates compared to real estate similar.



Evaluation results

Conclusion

v' Third Approach: Cash flow approach (for the mall)

To calculate the last value

To calculate discount rate
2 (recoverable)

Assumptions of the discounted cash flow method

Total income in case of full operation 38,802,953 government bond rate of revenue 3.0% Cap:c'caaclitzoartion 8.5%
Operational expenses 35% Inflation rate 2.5% Growth rate 2.5%
Vacancy rate after stabilization 12% Market risk premium 4.0%
Cash flow period 5 years Special risk premium 1.5%
Revenue growth rate 4% every 3 years Discount rate 11.0%
Discounted cash flows
31-Dec-22 31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26
Expected Revenue Growth Per Year (%) 0% 0% 4.0% 0% 0%
Totalincome in case of full operation 38,802,953 38,802,953 40,355,071 40,355,071 40,355,071
Vacancy percentage % 10% 12% 12% 12% 12%
Vacancies value 3,880,295 4,656,354 4,842,609 4,842,609 4,842,609
Total effective income 34,922,658 34,146,599 35,512,463 35,512,463 35,512,463
Operation and maintenance expense ratio 35% 35% 35% 35% 35%
VRS °p:)’(ap'2'r‘]§::d TS 12,222,930 | 11,951,309 12,429,362 12,429,362 | 12,429,362
Net operational income 22,699,727 22,195,289 23,083,101 23,083,101 23,083,101
The last value (the recoverable value) 278,355,037
Annual net cash flows 22,699,727 22,195,289 23,083,101 23,083,101 301,438,138
Total net present value 276,808,101
Total value approximately 276,808,000
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Conclusion

v" Third Approach: Cash Flow Approach (For Rashid Residence)

Assumptions of the discounted cash flow method

Total income in case of full
operation
Operational expenses

Vacancy rate after stabilization

Cash flow period
Revenue growth rate

Total income in case of
full operation
Vacancy percentage %
Vacancies value
Total effective income
Operation and
maintenance expense
ratio
The value of operating
and maintenance
expenses
Net operational income
The last value (the
recoverable value)
Annual net cash flows
Total net present value

Total value approximately

AATIO

21,337,900
45%
35%

5 years
0%

31-Dec-22
21,337,900

35%
7,468,265
13,869,635

45%

6,241,336

7,628,299

7,628,299
82,412,198

82,412,000

31-Dec-23
21,337,900

35%
7,468,265
13,869,635

45%

6,241,336

7,628,299

7,628,299

Evaluation results

To calculate discount rate

government bond rate of

revenue
Inflation rate

Market risk premium

Special risk premium

Discount rate

Discounted cash flows

31-Dec-24
21,337,900

35%
7,468,265
13,869,635

45%

6,241,336

7,628,299

7,628,299

3.0%
2.5%
5.0%

3.0%
13.5%

31-Dec-25
21,337,900

35%
7,468,265
13,869,635

45%

6,241,336

7,628,299

7,628,299

31-Dec-26
21,337,900

35%
7,468,265
13,869,635

45%

6,241,336

7,628,299
86,877,853
94,506,152

To calculate the last value (recoverable)

Capitalization factor

Growth rate

9.0%
2.5%




Conclusion

v' Third Approach: Cash Flow Approach (For Rashid Courtyard)

Assumptions of the discounted cash flow method

Total income in case of full
operation
Operational expenses

Vacancy rate after stabilization

Cash flow period
Revenue growth rate

Total income in case of
full operation
Vacancy percentage %
Vacancies value
Total effective income
Operation and
maintenance expense
ratio
The value of operating
and maintenance
expenses
Net operational income
The last value (the
recoverable value)
Annual net cash flows
Total net present value

Total value approximately

AATIO

22,129,950
55%
50%

5 years
0%

31-Dec-22
22,129,950

50%
11,064,975
11,064,975

55%

6,085,736

4,979,239

4,979,239
53,793,119

53,793,000

31-Dec-23
22,129,950

50%
11,064,975
11,064,975

55%

6,085,736

4,979,239

4,979,239

Evaluation results

To calculate discount rate

government bond rate of

revenue
Inflation rate

Market risk premium

Special risk premium

Discount rate

Discounted cash flows

31-Dec-24
22,129,950

50%
11,064,975
11,064,975

55%

6,085,736

4,979,239

4,979,239

3.0%
2.5%
5.0%

3.0%
13.5%

31-Dec-25
22,129,950

50%
11,064,975
11,064,975

55%

6,085,736

4,979,239

4,979,239

31-Dec-26
22,129,950

50%
11,064,975
11,064,975

55%

6,085,736

4,979,239
56,707,997
61,687,236

To calculate the last value (recoverable)

Capitalization factor 9.0%

Growth rate 2.5%




Evaluation results

Conclusion

Since the property, being evaluated, is an income-generating real estate, and the purpose of evaluation is to offer a real estate investment
traded fund, the Cash Flow mehod appraoch is the most appropriate and the best way to evaluate it.

Based on the applicable standards and evaluation methods and according to the client’'s requirements, Tathmeen experts see that the
market value of the property, as per the following information of the property, having deed no. (672003004051) in (Jazan), (Ash Shati)
district, with area of 39,975 SQM, is as follows:

v" (Cash flow approach was approved (for the mall)

v' (Cash flow approach was approved (for Al Rashed Residence)

v' (ash flow approach was approved (for Al Rashed Courtyard)

Total property value
Total mall value (cash flows)
276,808,000
Total value for Al-Rashid Residence (cash flows)
82,412,000
Total value of Al-Rashid Courtyard( cash flows)
53,793,000
Total property value (SR)
413,013,000
Property value(written form)

Only four hundred and thirteen million and thirteen thousand Saudi riyals
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Notes

Recommendations

v' By reviewing the above data and according to the market survey and similar sales, the experts of Saudi Asset
Valuation Company believe that the value reached is the weighted value and reflects the current market trend.

General Notes

/7
0‘0

Margin of fluctuation in the value shall fall within a tolerance of + or - 10% according to the current market conditions

Director of the Evaluation
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Clarification

Tathmeen Company and its representatives, including valuers and assistants, carried out the evaluation
process without any bias. They also work objectively and are independent from the client and its
subsidiaries or affiliates. The company and its representatives do not have any current or potential interest
with the client or any of its subsidiaries or affiliated parties. Moreover, the company is not among those who
know the insides of the client or those who have internal relations or engagements with the customer and
its subsidiaries or affiliated parties. The Valuer's fees for the evaluation process are not conditional on the
findings reached or any other events, and if the company obtains significant assistance from another party
regarding any important aspect of the evaluation, the nature of this assistance and the extent of reliance

thereon will be mentioned and then documented, if any, in the report.
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