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Gentlemen/ Al-Ma’ather REIT Fund

Greetings,

We were honored by your acceptance of our offer to provide our professional services in the field of valuation for a real estate (commercial

and office building) in (Riyadh) in (Al-Ma’ather) district, with an area of (10,709.16) m². Evaluation, especially the International Evaluation

Standards (2022), approved by the Saudi Authority for Accredited Valuers, on the basis of which data was collected and analyzed to reach

the market value, and based on following the standards and evaluation methods used and according to the requirements of the client,

valuation experts believe that the market value of (commercial and office building) is equal to (170,102,000) Saudi riyals, as documented in

this report.

Executive Director 

Abdullah Al Mahfouz

Membership Number (1210000273)
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Executive Summary

statementitemStatementItem

310112050696Document numberAl-Ma’ather REIT FundCustomer’s Name

1438/11/22Document DateAl-Ma’ather REIT Fund
Beneficiaries from 

Appraisal 

30Plot NumberREIT FundPurpose of Appraisal 

1343Plan NumberCommercial and office buildingType of the property

Market ValueValue BasisKingdom of Saudi Arabia - Riyadh - Al-Ma’atherAddress of the property

International Valuation 

Standards 2022

The evaluation 

criteria used
10,709.16 m2 Area of the property

2023/12/31Preview Datefull ownershipThe ownership Nature

2024/01/04evaluation DateMarket method (comparative transactions method)

Income Method (discounted cash flow method), 

(Income capitalization method)

Cost method (replacement method)

Appraisal method used

2024/01/09Date of issuing report

170,102,000Real estate market value (SAR)



General Standards

The First Axis
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o These standards specify the requirements and requirements 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.

o 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 degrees and 

experiences in the field of evaluation Consultations, and what our company has of an information base that was built 

through its evaluation expertise and through the collection of data, information and statistics issued by official and non-

official agencies, 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.

o 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.

o 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.

Scope of work | About the evaluation company
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Scope of work Details

Report description

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. (International Valuation Standards 2022)

Purpose of appraisal REIT Fund

Assumptions and Special 

Hypotheses

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.

Scope of search and inquiry

We have studied the real estate market in the area of the target real estate and we used the study with the

closest properties to the target property in terms of specifications and spaces for each of them, and we

worked hard to ensure the correctness of the information obtained as much as possible.

Nature and sources of 

information

Real estate offices in the targeted area, real estate dealers, the Ministry of Justice, Tathmeen’s database,

which is constantly updated

Used currency in the report Saudi riyal

General Standards | Scope of work (Standard No. 101)

Customer’s information and use

Customer name Al-Ma’ather REIT Fund

Author of the report Al-Ma’ather REIT Fund

Usage interior

Assessed Asset Nature

RiyadhCity

Al-Ma’atherDistrict

 (10,709.16) m2Area
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General Standards| Scope of work (Standard No. 101)

Work Scope Details

Value basis (Value type)

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.
Source: International Valuation Standards 2022 page 36, paragraph 3.1 

State of uncertainty 
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

Restrictions on usage
Distribution or 

publication

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.

Compliance with 
international  valuation 

standards

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

Valuator’s neutrality

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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Scope of work / Stages of work (2-2)

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

Defining characteristics of Property 02

Based on the type of property being evaluated, the 
scope of data collection was determined in the city 
(Riyadh) and (Al-Ma’ather) district, especially the area 
surrounding the property.

Data collection 03

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.

Data Analysis 04

The title deed was received from the client, which shows that 
the property’s area is 10,709.16 m2 in addition to a sketch 
showing the location of the property. After that, the property 
was identified and the information provided by the client was 
matched with reality.

Asset Preview 01

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

Value Appraisal06

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

Value Review07

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

Report preparation08

After the experts assessed the current use in terms of the 
market and the available data on it, it was concluded that the 
direct capitalization method is the best for estimating the 
value of the property.

Application of Valuation Methods05



Market analysis

Second Axis
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Market analysis and economic indicators | Analysis of the data of the Ministry of 

Justice at the level of Riyadh

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

❖ Number of transactions at Riyadh.

48,378

36,462
41,258 39,767
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Sales Volume

ي  
سكن  تجاري

Year Residential Commercial

2015 48,378 6,179

2016 36,462 4,781

2017 41,258 4,482

2018 39,767 2,735

2019 58,844 4,034

2020 47,366 4,067

2021 54,296 6,027

2022 35,357 5,412
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Market analysis and economic indicators | Analysis of the data of the Ministry of 

Justice at the level of Riyadh

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

❖ The total value of transactions at Riyadh.

Year Residential Commercial

2015 53,242,740,874 43,083,139,542

2016 44,990,895,946 37,658,770,151

2017 42,037,817,505 28,158,439,833

2018 28,704,136,258 14,088,651,318

2019 45,735,869,078 16,980,834,537

2020 37,531,822,046 19,750,706,116

2021 52,168,974,753 33,383,166,012

2022 47,178,401,563 36,873,505,451
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44,991 42,038

28,704
45,736

37,532
52,169 47,178

43,083
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Market analysis and economic indicators | Analysis of the data of the Ministry of 

Justice at the level of Riyadh

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

❖ Total area sold at Riyadh.

Year Residential Commercial

2015 59,253,190 27,974,345

2016 44,140,237 39,729,131

2017 35,222,197 22,011,452

2018 26,999,825 12,875,231

2019 45,092,272 14,578,018

2020 37,983,696 23,383,512

2021 54,379,061 38,903,317

2022 38,113,548 28,445,022

59,253,190

44,140,237
35,222,197

26,999,825

45,092,272
37,983,696

54,379,061

38,113,548

27,974,345

39,729,131

22,011,452

12,875,231

14,578,018
23,383,512

38,903,317

28,445,022

-

10,000,000

20,000,000

30,000,000

40,000,000

50,000,000

60,000,000

70,000,000

80,000,000

90,000,000

100,000,000

2015 2016 2017 2018 2019 2020 2021 2022

Total area sold 

ي  
سكن  تجاري



Property area analysis

Third Axis



Al Malqa

Alyasmin Qurtubah

Al Munsiyah

Ishbiliyah

Al Yarmuk

Ar Rawdah

Al Olaya
Al Malaz

Al Sina'iyah

Al Aziziyah

Ad Dar Al Baida

Ash Shifa

As Suwaidi
Tuwaiq

Dhahrat Laban

Ad Diriyah site

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 km2. 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-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

Al Maather
site As Sulimaniyah

Al Olaya



Methods of Appraisal

Fourth Axis



Evaluation methods

The income method (discounted cash flow method) has been adopted to reach the market value of the property under evaluation But we point out that 

there are several basic methods used in the evaluation, and these methods are based on the economic principles of price equilibrium or expectation of benefits or 

replacement and recommend the use of more than one method or method of evaluation, especially in the absence of data and data realistic and noticeable enough to 

ensure that the method of evaluation one to reach a reliable and reliable result.

18

Market 
method

Income 
method

Cost method

• This method provides indicators of value by comparing the asset being valued with identical or similar assets whose price information is available.
• According to this method, the first step is to study the transaction prices of identical or similar assets that have recently taken place in the market. 

If the transactions made are few, it is also best to study the prices of identical or similar assets listed or offered for sale, provided that this 
information is clear and objectively analyzed. The information regarding the prices of these transactions should be adjusted to reflect the 
differences in the terms and conditions of the actual transaction, the basis of value, and the assumptions that are adopted in the valuation process 
carried out. There may also be differences in the legal, economic and material characteristics of other transaction assets compared to the asset 
being valued.

• It provides an indicator of value by converting future cash flows into a single current capital value. 
• This method deals with the income generated by the asset during the productive life (the life span of the asset) and the value is estimated through the 

capitalization process, and capitalization means converting income into a capital amount using an appropriate discount rate. Income flows are handled under non-
contractual contracts or arrangements, such as the expected profit from the use or retention of the asset.

• And it includes the methods that fall within the income method
• Income capitalization by applying the risk factor or total capitalization to one usual income period.
• Present Value of Cash Flows where the discount rate is applied to a series of cash flows for future periods to reach the present value.
• Pricing models with diverse options

• Provide indicators of value using the economic principle that the buyer does not pay for the purchase of an asset more than the cost of obtaining 
an asset of the same benefit, whether through purchase or construction, and this method is based on the principle that the pr ice that the buyer 
pays in the market against the asset subject of evaluation will not be more than the cost of buying or creating an equivalent asset unless there are 
factors such as inappropriate timing, inappropriateness, the presence of risks or factors. Other. The asset subject of valuation is often less 
attractive than an alternative that can be purchased or created due to the age or obsolescence of the asset. In this case, adjustments and 
adjustments in the cost of the replacement asset are needed according to the required value basis.



Evaluation methods

•  Investment Method

Income method

•  Discounted cash flow method

•  Income capitalization method

•  Residual value method

•  Earning method

Cost method •  Contractor's Method - (Cost)

Market method • Comparable transactions methods

Unused

Used

Used

Unused

Used

Used

The following figure shows the appraisal methods adopted to reach the market value of the property in 
the evaluation of the property:

19

Used
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Valuation approaches and methods

Method Market approach (Comparable transactions methods) Used for Lands

Definition of approach

o 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: (International Valuation Standards 2022, electronic version, page 48, clause 30.1)

o 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.

Methodology

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

o Defining units of comparison used by relevant market participants.

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

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

evaluated.

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

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

o Reconciliation is made between value indicators if more than one measure is used
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Valuation approaches and methods 

Method Cost approach (Replacement method) Used for Buildings

Definition of approach

o 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.

o 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

o 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.

o 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.



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.

Methodology

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

o Determine the appropriate discount rate

o Apply the discount rate to expected future cash flows, including the terminal value if any

22

Valuation approaches and methods 

Method Income Method (Discounted Cash Flow Method) Used for Income-Producing property
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Valuation approaches and methods 
Method Income method (residual value method) Used for Lands

Method definition

o This method is known by this name because it refers to the amount remaining after subtracting all known or expected costs necessary to complete the

development from the expected value of the project upon its completion, after taking into account the risks associated with the completion of the project,

and the resulting value is called the residual value. Source (IAS 2022, electronic version page 125, paragraph 90.1)

Methodology

• The first step requires an estimate of the value of the relevant interest in the property after the nominal completion of the development project, which

should be developed according to standard 105 Valuation methods and methods

• The evaluator must adopt one of the following two main assumptions regardless of the method used in the valuation, whether it is market style or income:

• The estimated market value at the time of project completion is based on the values at the valuation date assuming that the project has already been

completed in accordance with the specified plans and specifications.

• The estimated value at the time of completion of the project depends on the assumption that the project is completed in accordance with the plans and

specifications specified in the expected completion date

Application

1. The following basic elements are taken into account when applying the method to estimate the market value of development properties, and if another basis is needed,

alternative input may be required.

2. The value of the completed properties.

3. Construction costs.

4. Consultants' fees.

5. Marketing costs.

6. Project Timeline.

7. Financing costs.

8. Development profits.

9. Discount rate



Method definition

o Provides an indicator of value by converting future cash flows into a present and single capital value.

o This method deals with the income that the asset achieves during its useful life (the life span of the asset) and the value is estimated

through the capitalization process, and capitalization means converting income into a capital amount using an appropriate discount

rate. Income streams are generated under non-contractual contracts or arrangements, such as the expected profit from the use or

retention of the asset.

o Methods that fall within the income method (income capitalization) include applying the risk coefficient or total capitalization to one

usual income period.

Methodology

o The focus of the method is 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 The evaluator focuses in the market study on identifying the appropriate income indicators for the property and the degree of its

continuity according to the expected and not historical future supply and demand forces.

o If the asset has a stable income, capitalization is likely to be used instead of cash flows.

o Estimating the capitalization and discount coefficient is an ongoing challenge for the evaluator due to the lack of market

transparency.

24

Valuation approaches and methods 

Method Income method (income capitalization) Used for Income-generating real estate



Information and Description of the Property

Fifth Axis
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Description of the Property

Ownership Data

310112050696Deed Number

1438/11/22Deed Date

30Plot Number

1343Plan Number

-Block Number

Description of Location

Kingdom of Saudi ArabiaCountry

Central Region

RiyadhCity

Al-Ma’atherDistrict

-Street

The property is a commercial, office and hotel building in Riyadh in Al-Ma’ather district, 
with an area of 10,709.16 m²

General Description

Nature of 
the 

property

 Flat  Low  High  Backfilled  Sabkha  Sandy  Rocky

Building 
system

Commercial
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Description of the Property

Site borders and lengths

Northern A 14 m street With a length 61.37 m

Southern A 30 m street With a length 101.60 m

Eastern Eastern part of plot 30 With a length 126.00 m

Western A 60 m road With a length 136.79 m

Services available on site

Security ServicesElectricity

Medical centersWater

SchoolsLighting

Shopping centersTelephone

AfforestationPaved roads
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Description of the Property

Important information about the property

Al-Ma’ather GenxName of the Property

North Al-Ma’ather District / Riyadh CityLocation 

Commercial, office and hotel complexType of Property

6 yearsProperty’s Age

10,709Land Area (m2)

22,790 Building Area

2Number of Floors

It consists of showrooms, offices and hotel apartmentsComponents of the Property

14,202,674
The value of the current lease 

contracts

There are lease contracts that extend until 2025Contract duration

100%Occupancy rate of units (%)

14,202,674Total Current Income (SAR)

2,785,647
Operation and maintenance 

expenses (SAR)

11,417,028Net operating income (SAR)
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Croquet and border image to the site
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property

Site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property

Site analysis | Pictures showing the nature of the property



Evaluation results and Recommendations

Sixth Axis
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Risks of evaluation Process

Risks of the REIT real estate appraisal process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair value of the 
property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, liquidity, interest 
rates, financing costs, taxes, and general movement in the local and international stock markets, as changing these 
indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, any 
decrease in these revenues as a result of changing different market conditions may affect the value of the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence of their 
presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, depends on 
the evaluator’s expectations and his future reading of the market in general and the real estate market in particular.
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Evaluation Results | Comparisons Map (Lands)

Comparison 2

Comparison 3

Comparison 1

Property Location

Comparison # Deal Type Area Price per meter

1 Transaction 4,795 m 7,924

2 Market Offer 23K m 6,500

3 Market Offer 4,160 m 8,000
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Evaluation results

Conclusion

✓ The first method: (settlement of comparisons)

Adjustments The Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Price per square meter 7,942 6,500 8,000

Adjustments elements

1- Financing Conditions Cash sale 0.0% Cash sale 0.0% Cash sale 0.0%

The value of the meter after settling 
the financing conditions

7,942 6,500 8,000

2- Market conditions
No change in market 

conditions
0.0%

No change in market 
conditions

0.0%
No change in market 

conditions
0.0%

3- Properties of the property
Location 10.0% 10.0% 20.0%

Transaction Type Transaction 0.0% Market Offer 0.0% Market Offer 0.0%

Transaction date 2023 0.0% 2023 0.0% 2023 0.0%

Type of use Commercial Commercial 0.0% Commercial 0.0% Commercial 0.0%

Area (m2) 10,709.16 4,795.00 -20.0% 23,000.00 20.0% 4,160.00 -25.0%

Accessibility Good Good 0.0% Good 0.0% Good 0.0%

Number of Streets 3 streets 2 streets 2.0% 3 Streets 2.0% 1 Street 4.0%

Proximity to the main road
Prince Sultan and Prince Turki bin 

Abdulaziz Road
Prince Turki Bin Abdul 

Aziz Road
0.0%

Prince Turki Bin Abdul 
Aziz Road

0.0% Makkah Road 0.0%

Proximity to facilities Near Near 0.0% Near 0.0% Near 0.0%

Availability of services All services are available All services are available 0.0% All services are available 0.0% All services are available 0.0%

Regularity of the shape of the property Regular Regular 0.0% Regular 0.0% Regular 0.0%

Margin of negotiation 0.0% 0.0% 0.0%

Other factors 0.0% 0.0% 0.0%

Total adjustments -8.0% 32.0% -1.0%

Net Market Price After Adjustments 
(SAR)

7,307 8,580 7,920

Weighted Weight 35% 25% 40%

Average price per meter (SAR / m2) 7,870

Price per meter after rounding 7,900
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Evaluation Results | Comparisons Map (Rents Showrooms)

Comparison 3

Property Location

Comparison # Deal Type Area Price per meter

1 Market Offer 550m 1,500

2 Market Offer 490m 1,390

3 Market Offer 70m 1,400

Comparison 2

Comparison 1
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Evaluation results

Conclusion

✓ The first method: (Comparable transactions methods)

Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 1,500 1,390 1,400

Property Location -15.00% -15.00% 0.00%

Assumed Area (m2) 250 550 0.00% 490 0.00% 70 -10.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation -15.00% -15.00% -10.00%

Net market price after settlement 1,275 1,182 1,260

Average market rental meter value 1,239

Approximately average market rental 
meter value

1,250
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Evaluation Results | Comparison Map (Office Rents)

Comparison 1

Comparison 3

Comparison 2

Property Location

Comparison # Deal Type Area Price per meter

1 Market Offer 295 m 813

2 Market Offer 140m 857

3 Market Offer 120m 450
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 813 857 450

Property Location -10.00% -10.00% 0.00%

Assumed Area (m2) 200 295 0.00% 140 0.00% 120 0.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good 0.00% Good 0.00% Average 25.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation -10.00% -10.00% 25.00%

Net market price after settlement 732 771 563

Average market rental meter value 689

Approximately average market rental 
meter value

700

Evaluation results

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation Results | Comparison Map (Hotels)

Comparison 1

Comparison 2

Comparison 3

Property Location

Comparison # Price

1
Studio approx. 350 SR / night One-Bedroom 
Apartment / 550 SR / Night Two-Bedroom 
Apartment 800 SR / Night

2 Bedroom Apartment 444 SR / Night

3 Studio 28 sqm 311 SAR / Night



41

Evaluation results

Conclusion

✓ The second Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 6,232 M2
Meter Parking Construction Cost (before other costs) 1,775 SAR

Service Building Surfaces 0 M2
Meter construction cost/services (before other costs) 0 SAR

Recurring floor building surfaces 16,476 M2
Meter construction cost/repeated floors (before other costs) 2,100 SAR

Other costs Value % of construction costs
Professional Fees 5.0% %
Facilities network 5.0% %

Management costs 10.0% %
Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 2,485 SAR
Average service construction (after adding other costs) 0 SAR

Average recurring floors building (after adding other costs) 2,940 SAR
Total value of buildings before depreciation 63,924,335 SAR

The life span of the building 40.0 year
Residual economic life 33.5 year

Effective lifetime 6.5 year
Gross depreciation rate 16.3% %

Average construction of parking after depreciation 2,081 SAR
Average construction of services after depreciation 0 SAR
Average recurring construction after depreciation 2,462 SAR

Net construction costs after depreciation 53,536,631 SAR
Land Area 10,709 M2

Land meter value 7,900 SAR
Total Land Value 84,602,364 SAR

Total Property Value 138,138,995 SAR

Property value (approximately) 138,139,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 14,202,674

Percentage of operating and maintenance expenses % 20%

Value of Operation and Maintenance Expenses (SAR) 2,785,647

Net Income (SAR) 11,417,028

Capitalization rate % 8.0%

Property Value (SAR) 142,712,846

Total property value approximately (SAR) 142,713,000
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Evaluation results

Conclusion

✓ The Third Approach: Income Approach (Discounted cash flows)

Assumptions of discounted cash flow method To calculate discount rate
To calculate the last (redemption) value 

(commercial part)

Total income in case of full occupancy 32,851,125 government bond rate of revenue 4.0%
Capitalization 

factor
8.0%

Operational expenses 0% Inflation rate 2.0% Growth rate 2.0%

Vacancy rate after stabilization 0% Market risk premium 3.0%

Cash flow period 5 Years Special risk premium 2.0% To calculate the last (redemption) value (hotel part)

Discount rate 11.0%
Capitalization 

factor
9.0%

Growth rate 2.0%

Discounted cash flows

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27

Commercial Part (Showrooms & Offices)

Total showeooms income in case of full occupancy 3,640,775 3,640,775 3,640,775 3,640,775 3,640,775
Expected occupancy rate for Showrooms 85% 85% 85% 85% 85%

Effective income for Showrooms 3,094,659 3,094,659 3,094,659 3,094,659 3,094,659
Total office income in case of full occupancy 1,342,600 1,342,600 1,342,600 1,342,600 1,342,600

Expected occupancy rate for offices 70% 70% 70% 70% 70%
Effective Office Income 939,820 939,820 939,820 939,820 939,820

Total effective income of the commercial part 4,034,479 4,034,479 4,034,479 4,034,479 4,034,479
Percentage of operating and maintenance expenses 15% 15% 15% 15% 15%

Value of operating and maintenance expenses 605,172 605,172 605,172 605,172 605,172
Net Operating Income 3,429,307 3,429,307 3,429,307 3,429,307 3,429,307

Last value (redemption value) 43,723,663
Net Cash Flow 3,429,307 3,429,307 3,429,307 3,429,307 47,152,970

Total value of the commercial part 42,859,402
Hotel Part (Hotel Apartments)

Total income of hotel apartments in case of full occupancy 27,867,750 27,867,750 27,867,750 27,867,750 27,867,750
Expected occupancy rate for hotel apartments 40% 45% 50% 60% 60%

Effective Income for Hotel Apartments 11,147,100 12,540,488 13,933,875 16,720,650 16,720,650
Percentage of operating and maintenance expenses 30% 30% 30% 30% 30%

Value of operating and maintenance expenses 3,344,130 3,762,146 4,180,163 5,016,195 5,016,195
Net operating income of the property 7,802,970 8,778,341 9,753,713 11,704,455 11,704,455

Last value (redemption value) 132,650,490
Net Cash Flow 7,802,970 8,778,341 9,753,713 11,704,455 144,354,945

Total value of the hotel part 127,242,833

Total Property Value 170,102,234
Approximately total value 170,102,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment

traded fund, the Discounted cash flows 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 real estate and according to the

following information for the property Deed No. (310112050696) in the city of (Riyadh) in the (Al-

Ma’ather) neighborhood, its area is 10,709.16 m2 as follows:

✓ The Discounted cash flows method has been adopted.

Total Property Value

Net Income for the property (SAR)

11,417,027.65

Total Property Value (Cash Flow)

170,102,000

Total Property Value ( Writing )

one hundred and seventy million and two hundred and forty-two thousand Saudi riyals
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Notes

General Notes

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

conditions

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Clarification

Tathmen company and its representatives, 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 affiliate 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 its reliance, and then documented in Report, if any.
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Title Deed image
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Building permit image
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Executive Summary
StatementItemStatementItem 

914009010891
Deed 

Number
Al Ma’ather RIET FundCustomer’s Name

1442/6/29Deed DateAl Ma’ather RIET FundBeneficiaries of evaluation

553,554,555,556
Number of 

Plot
RIET FundThe Purpose of evaluation

2413
Sketch 

Number
A hotel and Commercial showroomsType of Property

Market ValueValue BasisKingdom of Saudi Arabia – Riyadh – Al RabieAddress of Property

International Valuation Standards 2022

Applicable 

Valuation 

Standards

3,900.00m2Area of Property

2023/12/31
Preview 

Date
MortgagedOwnership Nature

2024/01/04
Valuation 

DateMarket method (comparative transactions method)

Income Method (discounted cash flow method), 

(Income capitalization method)

Cost method (replacement method)

Appraisal method used

2024/01/09

Date of 

Issuing the 

Report

40,478,000Real estate market value (SAR)
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Description of Property

Ownership Data

Deed 

Number
914009010891

Date of Deed 1442/6/29

Plot Number 556و555و554و553

Plan 

Number
2413

Block 

Number
-

Flat LowHighBuried
Salt-marsh 


SandyRocky

Nature of 

Property

Residential – Commercial – Offices 
System of 

Use

Site Description

Kingdom of Saudi ArabiaCountry

CentralRegion

RiyadhCity

Al Rabie District

-Street 

The property is a hotel and commercial showrooms in Riyadh, Al Rabie 

district, with an area of 3,900.00 m²

General 

Description
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Description of Property

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads

Site borders and lengths

Northern A 15 meters wide street 
With a 

length of
60.00 m

Southern An 80 meters wide street
With a 

length of
60.00 m

Eastern A 15 meters wide street
With a 

length of
65.00 m

Western Plots number 557 and 558
With a 

length of
65.00 m
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Description of the Property

Important Information about the Property

Name of Property Al Rabei Genx

Location Al Rabei District / Riyadh City

Type of Property Commercial and hotel complex

Age of Property 7 years

Land Area (m2) 3,900

Building Area 8,589.53  

Number of Floors 2 

Components of Property It consists of showrooms and hotel rooms

The value of the lease 

contracts
3,346,580

Contracts Duration Lease contracts extending to 2025

Occupancy rate of units (%) 100%

Total Current Income (SAR) 2,993,327

Operation and maintenance 

expenses (SAR)
120,416

net operating income (SAR) 2,872,911
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Croquet image and border-image for the location



Site Analysis  |Picture that show nature of Property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property



Site Analysis  |Picture that show nature of Property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair value of 
the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, liquidity, 
interest rates, financing costs, taxes, and general movement in the local and international stock markets, as 
changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, any 
decrease in these revenues as a result of changing different market conditions may affect the value of the 
property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence of their 
presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, depends on 
the evaluator’s expectations and his future reading of the market in general and the real estate market in 
particular.
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Evaluation Results | Comparisons Map

Comparison 1

Property Location

Comparison # Deal Type Area Price per meter

1 Transaction 3,900 m 10,000

2 Transaction 900m 14,000

3 Transaction 1,843 m 10,000

Comparison 3

Comparison 2
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Evaluation results

Conclusion

✓ The first method: (settlement of comparisons)

Adjustments The Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Price per square meter 10,000 14,000 10,000

Adjustments elements

1- Financing Conditions Cash sale 0.0% Cash sale 0.0% Cash sale 0.0%
The value of the meter after settling the 

financing conditions
10,000 14,000 10,000

2- Market conditions
No change in market 

conditions
0.0%

No change in market 
conditions

0.0%
No change in market 

conditions
0.0%

3- Properties of the property
Location 0.0% similar 0.0% 0.0%

Transaction date 2023 0.0% 2023 0.0% 2023 0.0%

Transaction type Transaction 0.0% Transaction 0.0% Transaction 0.0%

Type of use Commercial Commercial 0.0% Commercial 0.0% Commercial 0.0%

Area (m2) 3,900.00 3,900.00 0.0% 900.00 -30.0% 1,843.00 -15.0%

Accessibility Good Good 0.0% Good 0.0% Good 0.0%

Number of Streets 3 streets 2 Streets 0.0% 2 Streets 0.0% 3 Streets 2.0%

Proximity to the main road Prince Mohammed Bin Salman Road
Prince Mohammed Bin 

Salman Road
0.0%

Prince Mohammed Bin 
Salman Road

0.0% Takhassusi Street 0.0%

Proximity to facilities Near Near 0.0% Near 0.0% Near 0.0%

Availability of services All services are available All services are available 0.0% All services are available 0.0% All services are available 0.0%

Regularity of the shape of the property Regular Regular 0.0% Regular 0.0% Regular 0.0%

Margin of negotiation 0.0% 0.0% 0.0%

Other factors -10.0% 0.0% 0.0%

Total adjustments -10.0% -30.0% -13.0%

Net Market Price After Adjustments 
(SAR)

9,000 9,800 8,700

Weighted Weight 40% 20% 40%

Average price per meter (SAR / m2) 9,040

Price per meter after rounding 9,000
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Evaluation Results | Comparisons Map (Showrooms)

Comparison 2

Comparison 1

Comparison 3

Property Location

Comparison # Deal Type Area Rent per Meter

1 Market Offer 126m 1,587

2 Market Offer 222 m 2,250

3 Market Offer 160m 1,000
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 1,587 2,250 1,000

Property Location -10.00% -30.00% 5.00%

Assumed Area (m2) 150 126 0.00% 222 0.00% 160 0.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation -10.00% -30.00% 5.00%

Net market price after settlement 1,428 1,575 1,050

Average market rental meter value 1,351

Approximately average market rental 
meter value

1,350

Evaluation results

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation results

Conclusion

✓ The second Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 3,015 M2
Meter Parking Construction Cost (before other costs) 1,800 SAR

Service Building Surfaces 0 M2
Meter construction cost/services (before other costs) 0 SAR

Recurring floor building surfaces 5,575 M2
Meter construction cost/repeated floors (before other costs) 1,750 SAR

Other costs Value % of construction costs
Professional Fees 5.0% %
Facilities network 5.0% %

Management costs 10.0% %
Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 2,520 SAR
Average service construction (after adding other costs) 0 SAR

Average recurring floors building (after adding other costs) 2,450 SAR
Total value of buildings before depreciation 21,255,387 SAR

The life span of the building 40.0 year
Residual economic life 32.5 year

Effective lifetime 7.5 year
Gross depreciation rate 18.8% %

Average construction of parking after depreciation 2,048 SAR
Average construction of services after depreciation 0 SAR
Average recurring construction after depreciation 1,991 SAR

Net construction costs after depreciation 17,270,002 SAR
Land Area 3,900 M2

Land meter value 9,000 SAR
Total Land Value 35,100,000 SAR

Total Property Value 52,370,002 SAR

Property value (approximately) 52,370,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 2,993,327

Percentage of operating and maintenance expenses % 4.0%

Value of Operation and Maintenance Expenses (SAR) 120,416

Net Income (SAR) 2,872,911

Capitalization rate % 8.0%

Property Value (SAR) 35,911,387

Total property value approximately (SAR) 35,911,000
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Evaluation results

Conclusion

✓ The third method: (discounted cash flow method)

Assumptions of the discounted cash flow method To calculate the discount rate To calculate the last (recoverable) value

Gross income in full occupancy 3,279,766
government bond rate of 

return
4.0%

capitalization 
factor

8.5%

operating expenses 5% Inflation rate 2.0% growth rate 2.0%

Vacancy rate after stabilization 0% market risk premium 3.0%

cash flow period 6 years special risk premium 2.0%

Discount rate 10.0%

Discounted Cash Flow

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28

Gross Effective Income (showrooms and 
furnished units)

2,993,327 3,346,580 3,346,580 3,346,580 3,346,580 3,346,580

Percentage of operating and maintenance 
expenses

4% 0% 0% 0% 0% 0%

Value of operating and maintenance expenses 120,416 0 0 0 0 0

Net Operating Income 2,872,911 3,346,580 3,346,580 3,346,580 3,346,580 3,346,580

Last value (redemption value) 40,158,960

Annual net cash flow 2,872,911 3,346,580 3,346,580 3,346,580 3,346,580 43,505,540

Total Property Value 40,477,763

Approximately total value 40,478,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment

traded fund, discounted cash flow 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 real estate and according to the following information for

the property Deed No. (914009010891 ) in the city of (Riyadh) in the (Al Rabiea) neighborhood, its area is

3,900.00 m2 as follows:

✓ The discounted cash flow method has been adopted.

Total Property Value

Net Current Income (SAR)

2,872,910.93

Total Property Value (Cash Flow)

40,478,000

Total Property Value ( Writing )

Forty million four hundred seventy eight thousand Saudi riyals
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Notes

General Notes

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

❖ The property is mortgaged to Al Rajhi Investment Banking Company for 22,000,000 SAR

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title Deed image
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Building permit image



End of Report
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Real Estate Appraisal Report



74

Executive Summary

StatementItem StatementItem

314002002732Deed NumberAl Ma’ather RIET FundCustomer’s Name

1440/12/28Deed DateAl Ma’ather RIET Fund
Beneficiaries of 

evaluation

WithoutNumber of PlotRIET Fund
The Purpose of 

evaluation

1343Sketch NumberCommercial and Office TowerType of Property

Market ValueValue Basis
Kingdom of Saudi Arabia, Riyadh, Al-Ma’ather 

District
Address of Property

International Valuation 

Standards 2022

The evaluation 

criteria used
2,109.00 (m2)Area of Property

2023/12/31Preview DateMortgagedOwnership Nature

2024/01/04Valuation DateMarket method (comparative transactions 

method)

Income Method (discounted cash flow method), 

(Income capitalization method)

Cost method (replacement method)

Appraisal method used
2024/01/09

Date of Issuing the 

Report

106,232,000Real estate market value (SAR)
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Description of Property

Ownership Data

Deed Number 314002002732

Date of Deed 1440/12/28

Plot Number Without

Plan Number 1343

Block Number -

The property is a commercial and office tower in Riyadh, Al-Ma’ather district, with an 

area of 2,109.00 m²
General Description

Site Description

Kingdom of Saudi ArabiaCountry

CentralRegion

RiyadhCity

Al Ma’atherDistrict

-Street 

Flat LowHighBuried
Salt-

marsh 
SandyRockyNature of Property

Residential-commercial-office System of Use
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Description of the Property

Services available at the site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads

Site borders and lengths

Northern A 10 meter street wide With a length 57.00 m

Southern
Owned by Abdullaziz 

Almousa
With a length 57.00 m

Eastern An 80 meter street wide With a length 37.00 m

Western A 14 meter street wide With a length 37.00 m
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Description of the Property

Important information about the property

Al Muhammadiah TowerName of the Property

Al Ma’ather District / Riyadh CityLocation 

Commercial and office TowerType of Property

13.5 yearsProperty’s Age

2,109Land Area (m2)

15,602.92   Building Area

2 basements + ground + 8 recurring floors and 
annex

Number of Floors

It consists of showrooms and officesComponents of the Property

8,459,076The value of the current lease contracts

Lease contracts extending to 2024Contract duration

100%Occupancy rate of units (%)

8,459,076Total Current Income (SAR)

13,000Operation and maintenance expenses (SAR)

8,446,076Net operating income (SAR)
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A Croquet and border image to the location



Site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property



Site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair value 
of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, liquidity, 
interest rates, financing costs, taxes, and general movement in the local and international stock markets, as 
changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, any 
decrease in these revenues as a result of changing different market conditions may affect the value of the 
property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence of their 
presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the value of 
the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, depends 
on the evaluator’s expectations and his future reading of the market in general and the real estate market in 
particular.
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Evaluation Results | Comparisons Map

Comparison 3

Property Location

Comparison # Deal Type Area Price per meter

1 Market Offer 2,805m 17,000

2 Market Offer 2,392 m 17,000

3 Market Offer 1,560 m 20,000

4 Market Offer 6,350 m 19,000

Comparison 2

Comparison 1

Compare 4
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Evaluation results

Conclusion

✓ The first method: (settlement of comparisons)

Adjustments The Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Price per square meter 17,000 17,000 20,000

Adjustments elements

1- Financing Conditions Cash sale 0.0% Cash sale 0.0% Cash sale 0.0%

The value of the meter after settling the 
financing conditions

17,000 17,000 20,000

2- Market conditions
No change in market 

conditions
0.0%

No change in market 
conditions

0.0%
No change in market 

conditions
0.0%

3- Properties of the property
Location 5.0% Similar 0.0% Similar 0.0%

Transaction date 2023 0.0% 2023 0.0% 2022 0.0%

Transaction type 0.0% 0.0% 0.0%

Type of use Commercial Commercial 0.0% Commercial 0.0% Commercial 0.0%

Area (m2) 2,109.00 2,805.00 5.0% 2,392.00 0.0% 1,560.00 -5.0%

Accessibility Good Good 0.0% Good 0.0% Good 0.0%

Number of Streets 3 streets 2 Streets 2.0% 3 Streets 0.0% 3 streets 0.0%

Proximity to the main road King Fahd Road King Fahd Road 0.0% King Fahd Road 0.0% King Fahd Road 0.0%

Proximity to facilities Near Near 0.0% Near 0.0% Near 0.0%

Availability of services All services are available All services are available 0.0% All services are available 0.0% All services are available 0.0%

Regularity of the shape of the property Regular Regular 0.0% Regular 0.0% Regular 0.0%

Margin of negotiation 0.0% 0.0% 0.0%

Other factors 0.0% 0.0% 0.0%

Total adjustments 12.0% 0.0% -5.0%

Net Market Price After Adjustments 
(SAR)

19,040 17,000 19,000

Weighted Weight 25% 50% 25%

Average price per meter (SAR / m2) 18,010

Price per meter after rounding 18,000
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Evaluation Results | Comparison Map (Office Rents)

Comparison 3

Property Location

Comparison # Deal Type Area Rent per Meter

1 Market Offer 140m 840

2 Market Offer 176 m 965

3 Market Offer 150m 866

4 Market Offer 425 m 800

Comparison 2

Comparison 1

Compare 4
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 840 965 866

Property Location 0.00% -5.00% -5.00%

Assumed Area (m2) 200 140 0.00% 176 0.00% 150 0.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation 0.00% -5.00% -5.00%

Net market price after settlement 840 917 823

Average market rental meter value 860

Approximately average market rental 
meter value

900

Evaluation results

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation Results | Comparisons Map (Showrooms)

Property Location

Comparison # Deal Type Area Rent per Meter

1 Market Offer 563 m 1,600

2 Market Offer 2,200m 1,000

3 Market Offer 365 m 1,230

Comparison 2

Comparison 1

Comparison 3
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 1,600 1,000 1,230

Property Location -5.00% -5.00% -5.00%

Assumed Area (m2) 300 563 5.00% 2,200 20.00% 365 0.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good -5.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation -5.00% 15.00% -5.00%

Net market price after settlement 1,520 1,150 1,169

Average market rental meter value 1,280

Approximately average market rental 
meter value

1,300

Evaluation results

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation results

Conclusion

✓ The second Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 4,200 M2
Meter Parking Construction Cost (before other costs) 1,750 SAR

Service Building Surfaces 0 M2
Meter construction cost/services (before other costs) 0 SAR

Recurring floor building surfaces 11,403 M2
Meter construction cost/repeated floors (before other costs) 1,450 SAR

Other costs Value % of construction costs
Professional Fees 5.0% %
Facilities network 5.0% %

Management costs 10.0% %
Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 2,450 SAR
Average service construction (after adding other costs) 0 SAR

Average recurring floors building (after adding other costs) 2,030 SAR
Total value of buildings before depreciation 33,437,928 SAR

The life span of the building 40.0 year
Residual economic life 25.5 year

Effective lifetime 14.5 year
Gross depreciation rate 36.3% %

Average construction of parking after depreciation 1,562 SAR
Average construction of services after depreciation 0 SAR
Average recurring construction after depreciation 1,294 SAR

Net construction costs after depreciation 21,316,679 SAR
Land Area 2,109 M2

Land meter value 18,000 SAR
Total Land Value 37,962,000 SAR

Total Property Value 59,278,679 SAR

Property value (approximately) 59,279,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 8,459,076

Percentage of operating and maintenance expenses % 0.2%

Value of Operation and Maintenance Expenses (SAR) 13,000

Net Income (SAR) 8,446,076

Capitalization rate % 8.0%

Property Value (SAR) 105,575,953

Total property value approximately (SAR) 105,576,000
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Evaluation results

Conclusion

✓ The third method: (the discounted cash flow method )

Assumptions of the discounted cash flow method To calculate the discount rate
To calculate the last (recoverable) 

value

Total income in case of full occupancy after the 
completion of the current contract

9,255,200
government bond rate of 

return
4.0%

capitalization 
factor

8.0%

Operating expenses 10% Inflation rate 2.0% growth rate 2.5%

Vacancy rate after stabilization 10% market risk premium 2.0%

Cash flow period 5 Years special risk premium 2.0%

Revenue growth rate 4% every 3 years Discount rate 10.0%

Discounted cash flows

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28

Projected revenue growth rate per annum (%) 0% 0% 0.0% 2% 0% 0%

Total income in full occupancy 8,459,076 7,930,225 9,255,200 9,440,304 9,440,304 9,440,304

Vacancy % 0% 0% 10% 10% 10% 10%

Value of vacancies 0 0 925,520 944,030 944,030 944,030

Total Effective Income 8,459,076 7,930,225 8,329,680 8,496,274 8,496,274 8,496,274

Percentage of operating and maintenance expenses 0.2% 1% 1% 1% 1% 1%

Value of operating and maintenance expenses 13,000 79,302 83,297 84,963 84,963 84,963

Net Operating Income 8,446,076 7,850,922 8,246,383 8,411,311 8,411,311 8,411,311

Last value (redemption value) 107,244,214

Annual net cash flow 8,446,076 7,850,922 8,246,383 8,411,311 8,411,311 115,655,524

Total Net Present Value 106,231,746

Approximately total value 106,232,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment traded

fund, 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 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 (314002002732) in the city of (Riyadh) in the (Al-Ma’ather) district, its area is 2,109.00

m2 as follows:

✓ The discounted cash flow method has been adopted.

Total Property Value

Net Current Income (SAR)

8,426,823.46

Total Property Value (Cash Flow)

106,232,000

Total Property Value ( Writing )

One hundred and six million and two hundred and thirty two thousand Saudi 

riyals
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Notes

General Notes

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

❖ The property is mortgaged to Al Rajhi Investment Banking Company for 45,000,000 SAR

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title Deed image
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Building permit image
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Executive Summary

StatementItemStatementItem

314009010892Document numberAl-Ma’ather REIT FundCustomer’s Name

1442/6/29Document DateAl-Ma’ather REIT Fund
Beneficiaries from 

Appraisal 

1112to  1107FromPlot NumberREIT FundPurpose of Appraisal 

1343Plan NumberShowroomsType of the property

Market ValueValue Basis
Kingdom of Saudi Arabia - Riyadh - Al-

Ma’ather
Address of the property

International Valuation 

Standards 2022

The evaluation 

criteria used
4,248.00 (m2)Area of the property

2023/12/31Preview DatemortgagedThe ownership Nature

2024/01/04evaluation DateMarket method (comparative transactions 

method)

Income Method (discounted cash flow method), 

(Income capitalization method)

Cost method (replacement method)

Appraisal method used

2024/01/09
Date of issuing 

report

71,793,000Real estate market value (SAR)
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Property Description

Ownership Data

314009010892Deed Number

1442/6/29Deed Date

from 1107 to1112Plot Number

1343Plan Number

 FlatLow High Buried Salt-marshSandy RockyNature of property

Residential, commercial and officesSystem of use 

The Description of the Site

Kingdom of Saudi ArabiaCountry

Central Region

RiyadhCity

Al-Ma’atherDistrict

Al TakhassousiStreet

The property is showrooms in the city of Riyadh, Al-Ma’ather district, with an area of 4,248.00 m²General Description
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Description of the Property

Services available at the site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads

Site borders and lengths

Northern A 20 meter wide street With a length 60.00 m

Southern
Plot number 1113 and 

1114
With a length 60.00 m

Eastern A 14 meter wide street With a length 70.80 m

Western
A 40 meter wide Al 

Takhassusi street
With a length 70.80 m
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Property Description

Important information about the Property

Al Takhassusi LexusName of the Property

Al Ma’ather District / Riyadh CityLocation 

ShowroomsType of Property

6yearsProperty’s Age

4,248Land Area (m2)

6,610.61 Building Area

1Number of Floors

It consists of showrooms leased by LexusComponents of the Property

4,998,887The value of the current lease contracts

Lease contracts extending 2036Contract duration

100%Occupancy rate of units (%)

4,998,887Total Current Income (SAR)

91,800Operation and maintenance expenses (SAR)

4,998,887Net operating income (SAR)
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Croquet and border image for the site



Site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property



Site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair value 
of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, liquidity, 
interest rates, financing costs, taxes, and general movement in the local and international stock markets, as 
changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, any 
decrease in these revenues as a result of changing different market conditions may affect the value of the 
property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence of their 
presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the value of 
the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, depends 
on the evaluator’s expectations and his future reading of the market in general and the real estate market in 
particular.
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Evaluation Results | Comparisons Map

Comparison 3

Property Location

Comparison # Deal Type Area
Price per 

meter

1 Market Offer 2,100m 11,000

2 Market Offer 2,400m 12,000

3 Market Offer 6,000 m 11,533

Comparison 1

Comparison 2
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Evaluation results

Conclusion

✓ The first method: (settlement of comparisons)

Adjustments The Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Price per square meter 11,000 12,000 10,533

Adjustments elements
1- Financing Conditions Cash sale 0.0% Cash sale 0.0% Cash sale 0.0%

The value of the meter after settling 
the financing conditions

11,000 12,000 10,533

2- Market conditions
No change in market 

conditions
0.0%

No change in market 
conditions

0.0%
No change in market 

conditions
0.0%

3- Properties of the property
Location 0.0% Similar 0.0% Similar -5.0%

Transaction date 2023 0.0% 2023 0.0% 2022 0.0%

Transaction type 0.0% 0.0% 0.0%

Type of use Commercial Commercial 0.0% Commercial 0.0% Commercial 0.0%

Area (m2) 4,248.00 2,100.00 -10.0% 2,400.00 -10.0% 6,000.00 10.0%

Accessibility Good Good 0.0% Good 0.0% Good 0.0%

Number of Streets 3 streets 2 Streets 2.0% 2 Streets 2.0% 4 streets -3.0%

Proximity to the main road Takhassusi Street Takhassusi Street 0.0% Takhassusi Street 0.0% Takhassusi Street 0.0%

Proximity to facilities Near Near 0.0% Near 0.0% Near 0.0%

Availability of services All services are available
All services are 

available
0.0%

All services are 
available

0.0%
All services are 

available
0.0%

Regularity of the shape of the 
property

Regular Regular 0.0% Regular 0.0% Regular 0.0%

Margin of negotiation 0.0% 0.0% 0.0%

Other factors 0.0% 0.0% 0.0%

Total adjustments -8.0% -8.0% 2.0%

Net Market Price After Adjustments 
(SAR)

10,120 11,040 10,744

Weighted Weight 33% 33% 34%

Average price per meter (SAR / m2) 10,636

Price per meter after rounding 10,600
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Evaluation Results | Comparisons Map (Showrooms)

Compare 4

Property Location

Comparison 1

Comparison 2

Comparison # Deal Type Area Rent per Meter

1 Market Offer 180m 1,400

2 Market Offer 728m 1,044

3 Market Offer 356m 2,106

4 Market Offer 125m 2,000

Comparison 3
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %- Comparison 4 0 + %-

Rent per meter 1,400 1,044 2,106 2,000

Property Location -10.00% 0.00% -10.00% -20.00%

Assumed Area (m2) 6,611 180 -30.00% 728 -25.00% 356 -20.00% 120 -30.00%

Property Age New New 0.00% New 0.00% New 0.00% New 0.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00% 0.00%

Net Valuation -40.00% -25.00% -40.00% -50.00%

Net market price after settlement 840 783 1,264 1,000

Average market rental meter 
value

972

Approximately average market 
rental meter value

756

Evaluation results

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation results

Conclusion

✓ The second Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 3,448 M2
Meter Parking Construction Cost (before other costs) 1,700 SAR

Service Building Surfaces 0 M2
Meter construction cost/services (before other costs) 0 SAR

Recurring floor building surfaces 3,162 M2
Meter construction cost/repeated floors (before other costs) 1,400 SAR

Other costs Value % of construction costs
Professional Fees 5.0% %
Facilities network 5.0% %

Management costs 10.0% %
Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 2,380 SAR
Average service construction (after adding other costs) 0 SAR

Average recurring floors building (after adding other costs) 1,960 SAR
Total value of buildings before depreciation 14,405,048 SAR

The life span of the building 40.0 year
Residual economic life 33.5 year

Effective lifetime 6.5 year
Gross depreciation rate 16.3% %

Average construction of parking after depreciation 1,993 SAR
Average construction of services after depreciation 0 SAR
Average recurring construction after depreciation 1,642 SAR

Net construction costs after depreciation 12,064,228 SAR
Land Area 4,248 M2

Land meter value 10,600 SAR
Total Land Value 45,028,800 SAR

Total Property Value 57,093,028 SAR

Property value (approximately) 57,093,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 4,998,887

Percentage of operating and maintenance expenses % 1.8%

Value of Operation and Maintenance Expenses (SAR) 91,800

Net Income (SAR) 4,907,087

Capitalization rate % 8.0%

Property Value (SAR) 61,338,588

Total property value approximately (SAR) 61,339,000
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Evaluation results

Conclusion

✓ The third method: (the discounted cash flow method )

Assumptions of discounted cash flow method To calculate discount rate
To calculate the last value 

(recoverable)

Total income in case of full occupancy 4,998,887
government bond 
rate of revenue 4.0%

Capitalization 
factor 8.0%

Operational expenses 0% Inflation rate 2.0% Growth rate 2.0%

Vacancy rate after stabilization 0%
Market risk 

premium 2.0%

Cash flow period سنة16
Special risk 

premium 2.0%

Discount rate 10.0%

Discounted cash flows

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28 31-Dec-29 31-Dec-30 31-Dec-31 31-Dec-32 31-Dec-33 31-Dec-34 31-Dec-35 31-Dec-36

Total Effective Income 4,998,887 4,998,887 4,998,887 4,998,887 5,248,831 5,248,831 5,248,831 5,248,831 5,248,831 5,511,273 5,511,273 5,511,273 5,511,273 5,511,273
Percentage of operating and 

maintenance expenses
1.8% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Value of operating and 
maintenance expenses

91,800 0 0 0 0 0 0 0 0 0 0 0 0 0

Net Operating Income 4,907,087 4,998,887 4,998,887 4,998,887 5,248,831 5,248,831 5,248,831 5,248,831 5,248,831 5,511,273 5,511,273 5,511,273 5,511,273 5,511,273
Last value (redemption value) 70,268,731

Annual net cash flow 4,907,087 4,998,887 4,998,887 4,998,887 5,248,831 5,248,831 5,248,831 5,248,831 5,248,831 75,780,004 5,511,273 5,511,273 5,511,273 5,511,273

Total Property Value 71,793,242
Approximately total value 71,793,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to evaluate

the properties of the fund periodically in accordance with the regulations of a real estate investment traded fund, 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 according to the client’s requirements,

valuation experts believe that the market value of the property, according to the following information, for the property

No. (314009010892) in the city of (Riyadh) in the (Al-Ma’ather) district, its area is 4,248.00 m 2 as follows:

✓ The discounted cash flow method has been adopted.

Total Property Value

Net Current Income (SAR)

4,998,887.00

Total Property Value (Cash Flow)

71,793,000

Total Property Value ( Writing )

Seventy one million seven hundred and ninety three thousand Saudi riyals
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Notes

General Notes

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

❖ The property is mortgaged to Al Rajhi Investment Banking Company for 25,500,000 SAR

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title Deed image
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Building permit image
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Executive Summary

StatementItemStatementItem 

317815000994Deed NumberAl Ma’ather RIET FundCustomer’s Name

1441/6/12Deed DateAl Ma’ather RIET Fund
Beneficiaries of 

evaluation

1918Number of PlotRIET Fund
The Purpose of 

evaluation

1637Sketch NumberOffice buildingType of Property

Market ValueValue BasisKingdom of Saudi Arabia – Riyadh – Al SahafaAddress of Property

International Valuation 

Standards 2022

The evaluation 

criteria used
2,520.00 m2Area of Property

2023/12/31Preview DatemortgagedOwnership Nature

2024/01/04Valuation Date
Market method (comparative transactions 

method)

Income Method (discounted cash flow method), 

(Income capitalization method)

Cost method (replacement method)

Appraisal method used

2024/01/09
Date of Issuing the 

Report

54,876,000Real estate market value (SAR)
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Property Description

Ownership Data

317815000994Deed Number

1441/6/12Date of Deed

1918Plot Number

1637Plan Number

-Block Number

Description of the Site

Kingdom of Saudi ArabiaCountry

CentralRegion

RiyadhCity

Al SahafaDistrict

-Street 

The property is an office building in Riyadh, Al-Sahafa District, with an 

area of 2,520.00 m²
General Description

Flat LowHighBuriedSalt-marsh Sandy


Rocky

Nature of 

Property

Residential – Commercial – Offices 
System of 

Use
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Description of Property

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads

Site borders and lengths

Norther

n

Piece numbers 1919, 

1920 and 1921
With a length of 70.00 m

Souther

n
Piece No. 1917 With a length of 70.00 m

Eastern Street width 15 m With a length of 36.00 m

Western Street width 40 m With a length of 36.00 m
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Property Description

Important Information about the Property

Name of Property The First Sahafa Building

Location Al Sahafa District / Riyadh City

Type of Property Office Building

Age of Property 12 years

Land Area (m2) 2,520

Building Area 11,359.80 

Number of Floors 2 basements + ground + 6 recurring floors

Components of Property It consists of offices

The value of the lease contracts The property is currently vacant

Contracts Duration Yearly Contracts

Occupancy rate of units (%) 100%

Expected total income if income 
stabilizes (SAR)

4,120,164

Expected Operating and Maintenance 
Expenses (SAR)

46,800

Expected Net Operating Income after 
Stabilization of Income (SAR)

4,073,364
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Croquet and border image to the site
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Site analysis | Pictures showing the nature of the property

Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Site analysis | Pictures showing the nature of the property

Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal 

process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair 
value of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, 
liquidity, interest rates, financing costs, taxes, and general movement in the local and international stock 
markets, as changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, 
any decrease in these revenues as a result of changing different market conditions may affect the value 
of the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the 
property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence 
of their presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the 
value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, 
depends on the evaluator’s expectations and his future reading of the market in general and the real 
estate market in particular.
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Evaluation Results | Comparisons Map

Comparison 1

Property Location

Comparison # Deal Type Area Price per meter

1 Transaction 2,590 m 12,850

2 Transaction 2,040 m 14,500

3 Transaction 2,040 m 14,000

Comparison 2

Comparison 3
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Evaluation results

Conclusion

✓ The first method: (settlement of comparisons)

Adjustments The Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Price per square meter 12,850 14,500 14,000

Adjustments elements

1- Financing Conditions Cash sale 0.0% Cash sale 0.0% Cash sale 0.0%
The value of the meter after settling the 

financing conditions
12,850 14,500 14,000

2- Market conditions
No change in market 

conditions
0.0%

No change in market 
conditions

0.0%
No change in market 

conditions
0.0%

3- Properties of the property
Location 0.0% Similar 0.0% Similar 0.0%

Transaction date 2023 0.0% 2023 0.0% 2023 0.0%
Transaction type Transaction 0.0% Transaction 0.0% Transaction 0.0%

Type of use Commercial Commercial 0.0% Commercial 0.0% Commercial 0.0%
Area (m2) 2,520.00 2,590.00 0.0% 2,040.00 -5.0% 2,040.00 -5.0%

Accessibility Good Good 0.0% Good 0.0% Good 0.0%
Number of Streets 2 streets 3 Streets 0.0% 3 Streets 0.0% 2 streets -2.0%

Proximity to the main road Olaya Street Olaya Street 0.0% Olaya Street 0.0% Olaya Street 0.0%
Proximity to facilities Near Near 0.0% Near 0.0% Near 0.0%
Availability of services All services are available All services are available 0.0% All services are available 0.0% All services are available 0.0%

Regularity of the shape of the property Regular Regular 0.0% Regular 0.0% Regular 0.0%
Margin of negotiation 0.0% 0.0% 0.0%

Other factors 0.0% 0.0% 0.0%
Total adjustments 0.0% -5.0% -7.0%

Net Market Price After Adjustments 
(SAR)

12,850 13,775 13,020

Weighted Weight 40% 30% 30%
Average price per meter (SAR / m2) 13,179

Price per meter after rounding 13,200
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Evaluation Results | Comparison Map (Office Rents)

Comparison 1

Property Location

Comparison # Deal Type Area Rent per Meter

1 Market Offer 207m 845

2 Market Offer 211m 950

3 Market Offer 163m 1,000

4 Market Offer 103m 1,067

Comparison 2

Compare 4

Comparison 3
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 845 950 1,000

Property Location 0.00% 0.00% 0.00%

Assumed Area (m2) 200 207 0.00% 211 0.00% 163 0.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

0.00% 0.00% 0.00%

Net Valuation 845 950 1,000

Net market price after settlement 33% 33% 34%

Average market rental meter value 932

Approximately average market rental 
meter value

841

Evaluation results

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation results

Conclusion

✓ The second Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 5,040 M2
Meter Parking Construction Cost (before other costs) 1,800 SAR

Service Building Surfaces 0 M2
Meter construction cost/services (before other costs) 0 SAR

Recurring floor building surfaces 6,320 M2
Meter construction cost/repeated floors (before other costs) 1,300 SAR

Other costs Value % of construction costs
Professional Fees 5.0% %
Facilities network 5.0% %

Management costs 10.0% %
Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 2,520 SAR
Average service construction (after adding other costs) 0 SAR

Average recurring floors building (after adding other costs) 1,820 SAR
Total value of buildings before depreciation 24,202,836 SAR

The life span of the building 40.0 year
Residual economic life 27.5 year

Effective lifetime 12.5 year
Gross depreciation rate 31.3% %

Average construction of parking after depreciation 1,733 SAR
Average construction of services after depreciation 0 SAR
Average recurring construction after depreciation 1,251 SAR

Net construction costs after depreciation 16,639,450 SAR
Land Area 2,520 M2

Land meter value 13,200 SAR
Total Land Value 33,264,000 SAR

Total Property Value 49,903,450 SAR

Property value (approximately) 49,903,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 4,120,164

Percentage of operating and maintenance expenses % 1.1%

Value of Operation and Maintenance Expenses (SAR) 46,800

Net Income (SAR) 4,073,364

Capitalization rate % 8.0%

Property Value (SAR) 50,917,049

Total property value approximately (SAR) 50,917,000
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Evaluation results

Conclusion

✓ The third method: (the discounted cash flow method )

Assumptions of discounted cash flow method To calculate discount rate
To calculate the last value 

(recoverable)

Total income in case of full occupancy 3,780,000
government bond rate of 

revenue
4.0%

Capitalization 
factor

8.5%

Operational expenses 1% Inflation rate 2.0% Growth rate 2.0%
Vacancy rate after stabilization 0% Market risk premium 3.0%

Cash flow period 5years Special risk premium 2.0%
Discount rate 11.0%

Discounted cash flows

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27

Total income in case of full occupancy 3,780,000 3,780,000 4,725,000 4,725,000 4,725,000

Annual income growth rate 0% 0% 0% 0% 0%

Total income after annual increase 3,780,000 3,780,000 4,725,000 4,725,000 4,725,000

Expected occupancy rate 100% 100% 100% 100% 100%

Total Effective Income 3,780,000 3,780,000 4,725,000 4,725,000 4,725,000

Percentage of operating and maintenance expenses 1.2% 0.0% 0.0% 0.0% 0.0%

Value of operating and maintenance expenses 46,800 0 0 0 0

Net Operating Income 3,733,200 3,780,000 4,725,000 4,725,000 4,725,000

Last value (redemption value) 56,700,000

Annual net cash flow 3,733,200 3,780,000 4,725,000 4,725,000 61,425,000

Total Property Value 54,876,326

Approximately total value 54,876,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is

to evaluate the properties of the fund periodically in accordance with the regulations of a real estate

investment traded fund, 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. (317815000994) in the city of (Riyadh) in the (Al-Sahafa)

neighborhood, its area is 2,520.00 m2 as follows:

Total Property Value

Total Property Value (Cash Flow)

54,876,000

Total Property Value ( Writing )

Fifty four million eight hundred seventy six thousand Saudi riyals



136

Notes

General Notes

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

❖ The property is mortgaged to Al Rajhi Investment Banking Company for 25,500,000 SAR. 

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title Deed image
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Building permit image



End of Report
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Executive Summary

StatementItemStatementItem

317812001040Document numberAl-Ma’ather REIT FundCustomer’s Name

1441/6/12Document DateAl-Ma’ather REIT Fund
Beneficiaries from 

Appraisal 

1290and1298Plot NumberREIT FundPurpose of Appraisal 

2413Plan NumberOffice buildingType of the property

Market ValueValue Basis
Kingdom of Saudi Arabia - Riyadh – Al 

Sahafa District
Address of the property

International Valuation 

Standards 2022

The evaluation 

criteria used
2,380.00 m2Area of the property

2023/12/31Preview DatemortgagedThe ownership Nature

2024/01/04evaluation DateMarket method (comparative transactions 

method)

Income Method (discounted cash flow 

method), (Income capitalization method)

Cost method (replacement method)

Appraisal method used
2024/01/09

Date of issuing 

report

56,829,000Real estate market value (SAR)
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Description of the Property

Ownership Data

Deed Number 317812001040

Date of Deed 1441/6/12

Plot Number 1298و 1290

Plan Number 2413

Block Number -

The property is an office building in Riyadh, Al-Sahafa District, with an area of 

2,380.00 m²

General 

Description

Site Description

Kingdom of Saudi ArabiaCountry

CentralRegion

RiyadhCity

Al SahafaDistrict

-Street 

Flat LowHighBuried
Salt-

marsh 
SandyRocky

Nature of 

Property

Residential – Commercial – Offices 
System of 

Use
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Property Description

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads

Site borders and lengths

Northern Plot No. 1291 and 1299
With a length 

of
68.00 m

Southern Street width 20 m
With a length 

of
68.00 m

Eastern Street width 20 m
With a length 

of
35.00 m

Western Street width 40m
With a length 

of
35.00 m
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Property Description

Important Information about the Property

Name of Property The second building in Al Sahafa

Location Al Sahafa District / Riyadh City

Type of Property Office Building

Age of Property 9.5 years

Land Area (m2) 2,380.00

Building Area 10,899.67 

Number of Floors 2 basements + ground + 7 recurring floors

Components of Property It consists of office units

The value of the lease contracts 
(beginning of the next year)

4,639,831

Contracts Duration Rental contracts that are renewed annually

Occupancy rate of units (%) 100%

Total Current Income (SAR) 4,639,831

Operation and maintenance 
expenses (SAR)

1,610

net operating income (SAR) 4,638,221



Croquet and border image of the site

146



147

Site analysis | Pictures showing the nature of the property

Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Site analysis | Pictures showing the nature of the property

Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair value 
of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, liquidity, 
interest rates, financing costs, taxes, and general movement in the local and international stock markets, as 
changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, any 
decrease in these revenues as a result of changing different market conditions may affect the value of the 
property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence of their 
presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the value of 
the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, 
depends on the evaluator’s expectations and his future reading of the market in general and the real estate 
market in particular.
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Evaluation Results | Comparisons Map

Comparison 1

Property Location

Comparison # Deal Type Area
Price per 

meter

1 Transaction 2,590 m 12,850

2 Transaction 2,040 m 14,500

3 Transaction 2,040 m 14,000

Comparison 2

Comparison 3
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Evaluation results

Conclusion

✓ The first method: (settlement of comparisons)

Adjustments The Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Price per square meter 12,850 14,500 14,000

Adjustments elements
1- Financing Conditions Cash sale 0.0% Cash sale 0.0% Cash sale 0.0%

The value of the meter after settling 
the financing conditions

12,850 14,500 14,000

2- Market conditions
No change in market 

conditions
0.0%

No change in market 
conditions

0.0%
No change in market 

conditions
0.0%

3- Properties of the property
Location 0.0% Similar 0.0% Similar 0.0%

Transaction date 2023 0.0% 2023 0.0% 2023 0.0%

Transaction type 0.0% 0.0% 0.0%

Type of use Commercial Commercial 0.0% Commercial 0.0% Commercial 0.0%

Area (m2) 2,380.00 2,590.00 0.0% 2,040.00 -5.0% 2,040.00 -5.0%

Accessibility Good Good 0.0% Good 0.0% Good 0.0%

Number of Streets 3 streets 2 Streets 0.0% 2 Streets 0.0% 3 streets -2.0%

Proximity to the main road Olaya Street Olaya Street 0.0% Olaya Street 0.0% Olaya Street 0.0%

Proximity to facilities Near Near 0.0% Near 0.0% Near 0.0%

Availability of services All services are available
All services are 

available
0.0%

All services are 
available

0.0%
All services are 

available
0.0%

Regularity of the shape of the 
property

Regular Regular 0.0% Regular 0.0% Regular 0.0%

Margin of negotiation 0.0% 0.0% 0.0%

Other factors 0.0% 0.0% 0.0%

Total adjustments 0.0% -5.0% -7.0%

Net Market Price After Adjustments 
(SAR)

12,850 13,775 13,020

Weighted Weight 40% 30% 30%

Average price per meter (SAR / m2) 13,179

Price per meter after rounding 13,200
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Evaluation Results | Comparison Map (Office Rents)

Comparison 1

Property Location

Comparison # Deal Type Area
Rent per 

Meter

1 Market Offer 207m 845

2 Market Offer 211 m 950

3 Market Offer 163 m 1,000

4 Market Offer 103m 1,067

Comparison 2

Compare 4

Comparison 3
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 845 950 1,000

Property Location 0.00% 0.00% 0.00%

Assumed Area (m2) 200 207 0.00% 211 0.00% 163 0.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

0.00% 0.00% 0.00%

Net Valuation 845 950 1,000

Net market price after settlement 33% 33% 34%

Average market rental meter value 932

Approximately average market rental 
meter value

841

Evaluation results

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation results

Conclusion

✓ The second Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 4,742 M2
Meter Parking Construction Cost (before other costs) 1,800 SAR

Service Building Surfaces 0 M2
Meter construction cost/services (before other costs) 0 SAR

Recurring floor building surfaces 6,158 M2
Meter construction cost/repeated floors (before other costs) 1,500 SAR

Other costs Value % of construction costs
Professional Fees 5.0% %
Facilities network 5.0% %

Management costs 10.0% %
Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 2,520 SAR
Average service construction (after adding other costs) 0 SAR

Average recurring floors building (after adding other costs) 2,100 SAR
Total value of buildings before depreciation 24,880,947 SAR

The life span of the building 40.0 year
Residual economic life 29.0 year

Effective lifetime 11.0 year
Gross depreciation rate 27.5% %

Average construction of parking after depreciation 1,827 SAR
Average construction of services after depreciation 0 SAR
Average recurring construction after depreciation 1,523 SAR

Net construction costs after depreciation 18,038,687 SAR
Land Area 2,380 M2

Land meter value 13,200 SAR
Total Land Value 31,416,000 SAR

Total Property Value 49,454,687 SAR

Property value (approximately) 49,455,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 4,639,831

Percentage of operating and maintenance expenses % 0.03%

Value of Operation and Maintenance Expenses (SAR) 1,610

Net Income (SAR) 4,638,221

Capitalization rate % 8.0%

Property Value (SAR) 57,977,756

Total property value approximately (SAR) 57,978,000
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Evaluation results

Conclusion

✓ The third method: (the discounted cash flow method )

Assumptions of discounted cash flow method To calculate discount rate
To calculate the last value 

(recoverable)

Total income in case of full occupancy 4,639,831
government bond rate of 

revenue
4.0%

Capitalization 
factor

8.5%

Operational expenses 2% Inflation rate 2.0% Growth rate 2.0%
Vacancy rate after stabilization 0% Market risk premium 3.0%

Cash flow period 5years Special risk premium 2.0%

Discount rate 11.0%

Discounted cash flows
31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27

Total income in case of full occupancy 4,639,831 4,639,831 4,639,831 4,639,831 4,639,831

Annual income growth rate 0% 0% 0% 0% 0%

Total income after annual increase 4,639,831 4,639,831 4,639,831 4,639,831 4,639,831

Expected occupancy rate 100% 100% 100% 100% 100%

Total Effective Income 4,639,831 4,639,831 4,639,831 4,639,831 4,639,831

Percentage of operating and maintenance 
expenses

2% 2% 2% 2% 2%

Value of operating and maintenance 
expenses

92,797 92,797 92,797 92,797 92,797

Net Operating Income 4,547,034 4,547,034 4,547,034 4,547,034 4,547,034

Last value (redemption value) 57,974,682

Annual net cash flow 4,547,034 4,547,034 4,547,034 4,547,034 62,521,716

Total Property Value 56,828,728
Approximately total value 56,829,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment

traded fund, 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 according to the client’s requirements,

valuation experts believe that the market value of the real estate, according to the following information, for the

property No. (317812001040) in the city of (Riyadh) in the neighborhood of (Al Sahafa), an area of 2,380.00 m 2

is as follows:

✓ Income capitalization method has been adopted.

Total Property Value

Estimated net income for the current year (SAR)

4,638,220.51

Total Property Value (Cash Flow)

56,829,000

Total Property Value ( Writing )

Fifty six million eight hundred and twenty nine thousand Saudi riyals
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Notes

General Notes

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

❖ The property was not previewed from the inside.

❖ The property is mortgaged to Al Rajhi Investment Banking Company for 25,000,000 SAR.

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title Deed image
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Building permit image



End of Report



Al Haer Warehouses

Presented to

Al Ma’ather REIT Fund

Report no: 127956

Real Estate Appraisal Report
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Executive Summary
StatementItemStatementItem 

910106051847Deed NumberAl Ma’ather RIET FundCustomer’s Name

1438/11/21Deed DateAl Ma’ather RIET Fund
Beneficiaries of 

evaluation

From 2788 to 2801
Number of 

Plot
RIET Fund

The Purpose of 

evaluation

3085
Sketch 

Number
WarehousesType of Property

Market ValueValue Basis
Kingdom of Saudi Arabia – Riyadh – Al-

Masani'
Address of Property

International Valuation Standards 

2022

The evaluation 

criteria used
13,544.45m2Area of Property

2023/12/31Preview Datefull ownershipOwnership Nature

2024/01/04Valuation DateMarket method (comparative transactions 

method)

Income Method (discounted cash flow method), 

(Income capitalization method)

Cost method (replacement method)

Appraisal method used

2024/01/09

Date of 

Issuing the 

Report

24,045,000Real estate market value (SAR)
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Description of Property

Ownership Data

Deed Number 910106051847

Date of Deed 1438/11/21

Plot Number From 2788 to 2801

Plan Number 3085

Block Number -

The property consists of warehouses in the city of Riyadh in the Al- Masani' 

district, with an area of 13,544.45 m²

General 

Description

Site Description

Kingdom of Saudi ArabiaCountry

CentralRegion

RiyadhCity

Al- Masani'District

-Street 

Flat LowHighBuried
Salt-marsh 


SandyRocky

Nature of 

Property

Warehouses
System of 

Use



166

Property Description

Site borders and lengths

Northern Sidewalk
With a length 

of
75.00 m

Southern A 25  meter wide street
With a length 

of
65.00 m

Eastern A 20 meter wide street
With a length 

of
165.03 m

Western A 20 meter wide street
With a length 

of
186.80 m

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads
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Property Description

Important Information about the Property

Name of Property Al Haer Warehouses

Location Al- Masani' District / Riyadh City

Type of Property Warehouses

Age of Property 13.5 years

Land Area (m2) 13,544.45

Building Area 11,980.00 

Number of Floors Ground Floor

Components of Property It consists of several warehouses

The value of the lease 
contracts

1,818,808

Contracts Duration Rental contracts that are renewed annually

Occupancy rate of units (%) 100%

Total Current Income (SAR) 1,818,808

Operation and maintenance 
expenses (SAR)

116,557

net operating income (SAR) 1,702,251



A croquet and border image of the site
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Arafat Road



Site Analysis / Picture that show nature of Property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal 

process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair 
value of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, 
liquidity, interest rates, financing costs, taxes, and general movement in the local and international stock 
markets, as changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, 
any decrease in these revenues as a result of changing different market conditions may affect the value of 
the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence 
of their presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the 
value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, 
depends on the evaluator’s expectations and his future reading of the market in general and the real estate 
market in particular.
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Evaluation Results | Comparisons Map

Comparison 3

Property Location

Comparison # Deal Type Area Price per meter

1 Transaction 1,045 m 2,100

2 Transaction 1,104m 2,050

3 Transaction 4,559 m 2,200

4 Market Offer 5,000m 2,500

Comparison 1

Comparison 2

Compare 4

Arafat Road
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Evaluation results

Conclusion

✓ The first method: (settlement of comparisons)

Adjustments The Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Price per square meter 2,100 2,050 2,200

Adjustments elements
1- Financing Conditions Cash sale 0.0% Cash sale 0.0% Cash sale 0.0%

The value of the meter after settling 
the financing conditions

2,100 2,050 2,200

2- Market conditions
No change in market 

conditions
0.0%

No change in market 
conditions

0.0%
No change in market 

conditions
0.0%

3- Properties of the property
Location Similar -5.0% Similar -5.0% Similar -5.0%

Transaction date 2023 0.0% 2023 0.0% 2022 0.0%

Transaction type Transaction 0.0% Transaction 0.0% Transaction 0.0%

Type of use Warehouses Warehouses 0.0% Warehouses 0.0% Warehouses 0.0%

Area (m2) 13,544.45 1,045.00 -25.0% 1,104.00 -25.0% 4,559.00 -15.0%

Accessibility Good Good 0.0% Good 0.0% Good 0.0%

Number of Streets 3 streets 2 Streets 2.0% 2 Streets 2.0% 3 streets 2.0%

Proximity to the main road 2 roads 2 roads 0.0% 2 roads 0.0% 2 roads 0.0%

Proximity to facilities Near Near 0.0% Near 0.0% Near 0.0%

Availability of services All services are available
All services are 

available
0.0%

All services are 
available

0.0%
All services are 

available
0.0%

Regularity of the shape of the 
property

Regular Regular 0.0% Regular 0.0% Regular 0.0%

Margin of negotiation 0.0% 0.0% 0.0%

Other factors 0.0% 0.0% 0.0%

Total adjustments -28.0% -28.0% -18.0%

Net Market Price After Adjustments 
(SAR)

1,512 1,476 1,804

Weighted Weight 33% 33% 34%

Average price per meter (SAR / m2) 1,599

Price per meter after rounding 1,600
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Evaluation Results | Comparison Map (Office Rents)

Comparison 1

Property Location

Comparison # Deal Type Area
Rent per 

Meter

1 Market Offer 295 m 250

2 Market Offer 318 m 300

3 Market Offer 550m 300

Comparison 2

Comparison 3Arafat Road
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Evaluation results

Conclusion

✓ The second Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 0 M2
Meter Parking Construction Cost (before other costs) 0 SAR

Service Building Surfaces 0 M2
Meter construction cost/services (before other costs) 0 SAR

Recurring floor building surfaces 11,970 M2
Meter construction cost/repeated floors (before other costs) 400 SAR

Other costs Value % of construction costs
Professional Fees 5.0% %
Facilities network 5.0% %

Management costs 10.0% %
Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 0 SAR
Average service construction (after adding other costs) 0 SAR

Average recurring floors building (after adding other costs) 560 SAR
Total value of buildings before depreciation 6,703,200 SAR

The life span of the building 30.0 year
Residual economic life 15.0 year

Effective lifetime 15.0 year
Gross depreciation rate 50.0% %

Average construction of parking after depreciation 0 SAR
Average construction of services after depreciation 0 SAR
Average recurring construction after depreciation 280 SAR

Net construction costs after depreciation 3,351,600 SAR
Land Area 13,544 M2

Land meter value 1,600 SAR
Total Land Value 21,671,120 SAR

Total Property Value 25,022,720 SAR

Property value (approximately) 25,023,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 1,818,808

Percentage of operating and maintenance expenses % 6.4%

Value of Operation and Maintenance Expenses (SAR) 116,557

Net Income (SAR) 1,702,251

Capitalization rate % 8.0%

Property Value (SAR) 21,278,132

Total property value approximately (SAR) 21,278,000



177

Evaluation results

Discounted cash flows

31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28 31-Dec-29 31-Dec-30

Total income in full occupancy 1,797,000 1,797,000 1,797,000 1,797,000 1,797,000 1,797,000 1,797,000

Projected annual growth rate 0% 0% 5% 0% 0% 5% 0%

Total income after expected increase 1,797,000 1,797,000 1,886,850 1,886,850 1,886,850 1,981,193 1,981,193

Expected occupancy rate 70% 70% 70% 70% 70% 70% 70%

Total Effective Income 1,257,900 1,257,900 1,320,795 1,320,795 1,320,795 1,386,835 1,386,835

Percentage of operating and 
maintenance expenses

10% 10% 10% 10% 10% 10% 10%

Value of operating and maintenance 
expenses

125,790 125,790 132,080 132,080 132,080 138,683 138,683

Net Operating Income 1,132,110 1,132,110 1,188,716 1,188,716 1,188,716 1,248,151 1,248,151

Last value (redemption value) 14,977,815

Annual net cash flow 1,132,110 1,132,110 1,188,716 1,188,716 16,166,531 1,248,151 16,225,967

Total Property Value 24,045,435
Approximately total value 24,045,000

Warehouse revenues To calculate the discount rate
To calculate the last value 

(recoverable)

Total rental area of warehouses 11,980
government bond rate 

of revenue
4.0%

Capitalization 
factor

8.5%

Average rent per square meter 150 Inflation rate 2.0% Growth rate 2.0%

Total warehouse revenue in full occupancy 1,797,000 Market risk premium 3.0%

Special risk premium 2.0%

Discount rate 11.0%

Conclusion

✓ The third method: (the discounted cash flow method )
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Evaluation results
Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment

traded 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 in accordance with the requirements of

the client, valuation experts believe that the market value of the property and according to the following

information for the property, the deed number (910106051847) in the city of (Riyadh) in the (Al-Masana) district,

its area is 13,544.45 m 2 as follows:

✓ Income capitalization method has been adopted.

Total Property Value

Estimated Net Income (SAR)

1,702,250.58

Total property value (Income capitalization)

24,045,000

Total Property Value ( Writing )

Twenty four million and forty five thousand Saudi riyals
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Notes

General Notes

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

❖ The rental area sent from the customer is larger than the area of the building surfaces according to the building

permit, so the area in the building permit was relied upon when estimating the value of the buildings

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title Deed image
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Building permit image
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Al Sulay  Warehouses
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Executive Summary

StatementItemStatementItem 

310108046400Deed NumberAl Ma’ather RIET FundCustomer’s Name

1438/11/23Deed DateAl Ma’ather RIET Fund
Beneficiaries of 

evaluation

27Number of PlotRIET Fund
The Purpose of 

evaluation

1351Sketch NumberWarehousesType of Property

Market ValueValue BasisKingdom of Saudi Arabia – Riyadh – Al SulayAddress of Property

International Valuation 

Standards 2022

The evaluation 

criteria used
50,985 m2Area of Property

2024/01/01Preview DateFull OwnershipOwnership Nature

2024/01/09Valuation DateMarket method (comparative transactions method)

Income Method (discounted cash flow method), 

(Income capitalization method)

Cost method (replacement method)

Appraisal method 

used 2024/01/10
Date of Issuing 

the Report

47,551,000Real estate market value (SAR)
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Description of Property

Ownership Data

Deed Number 310108046400

Date of Deed 1438/11/23

Plot Number 27

Plan Number 1351

Block Number -

The property consists of warehouses in Riyadh, Al-Sulay district, with an area of 
50,985 m²

General 
Description

Site Description

Kingdom of Saudi ArabiaCountry

CentralRegion

RiyadhCity

Al - SulayDistrict

-Street 

Flat LowHighBuriedSalt-marsh SandyRocky
Nature of 
Property

Mixed industrial (warehouses and light industrial) (according to building regulations)
System of 
Use
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Description of Property

Site borders and lengths

Northern
Owned by Khalifa Al 

Abdullah and associates
With a length of 262.50 m

Souther

n
A 36 meter wide street With a length of 262.50 m

Eastern A 36 meter wide street With a length of 206.00 m

Western
Owned by Muhammad Al-

Saleh Al-Nafi’
With a length of 206.00 m

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads
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Description of Property

Important Information about the Property

Name of Property Al Sulay Warehouses

Location Al-Sulay District / Riyadh City

Type of Property Warehouses

Age of Property 29.5 years

Land Area (m2) 50,985

Building Area 38,348.00 

Number of Floors Ground Floor

Components of Property It consists of several warehouses

The value of the lease 
contracts (beginning of the 

next year)
4,054,243

Contracts Duration Rental contracts that renewed annually

Occupancy rate of units (%) 35 warehouses out of a total of 37

Total Current Income (SAR) 4,054,243

Operation and maintenance 
expenses (SAR)

250,151

net operating income (SAR) 3,804,092



A croquet and border image of the site
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Site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal 

process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair 
value of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, 
liquidity, interest rates, financing costs, taxes, and general movement in the local and international stock 
markets, as changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, 
any decrease in these revenues as a result of changing different market conditions may affect the value of 
the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence 
of their presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the 
value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, 
depends on the evaluator’s expectations and his future reading of the market in general and the real estate 
market in particular.
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Evaluation Results | Comparisons Map

Comparison 3

Property Location

Comparison 1

Area : 1687 m
Price Per Meter : 225 SR

Compare 4

Comparison 2

Area : 1230 m
Price Per Meter : 203 SR

Area : 1057 m
Price per Meter : 217 SR

Area : 1486 m
Price per Meter: 211 SR
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Evaluation results

Conclusion

✓ The first method: (residual value method)

First: Land data and zoning of areas

Data Scenario1 Scenario2 Scenario3

Land Area (m2) 50,985 50,985 50,985

Land Area after Development (m2) 35,690 35,690 35,690

Main commercial land area (m2) 0 0 0

Internal Commercial Land Area (m2) 0 0 0

Warehouse Land Area (m2) 35,690 35,690 35,690

Second: Sales Estimation

Data Scenario1 Scenario2 Scenario3

Average value of the main commercial meter / SAR 0 0 0

Average value of the internal commercial meter / 
SAR

0 0 0

Average value per meter warehouses / SAR 1,800 2,000 2,200

Revenue from the commercial part 0 0 0

Revenue from the internal commercial part 0 0 0

Revenue from the warehouse part 64,241,100 71,379,000 78,516,900

Total Revenues from Land Sale (SAR) 64,241,100 71,379,000 78,516,900
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Evaluation results

Conclusion

✓ The first method: (residual value method)

Third: Development Costs

Data Scenario1 Scenario2 Scenario3
Cost of developing direct meter (SR/m2) 60 50 40

Direct Development Cost Value (SAR) 3,059,100 2,549,250 2,039,400
Marketing commission rate (%) 2.5% 2.5% 2.5%

Marketing Commission Value (SAR) 1,606,028 1,784,475 1,962,923
Percentage of professional consulting and fees of development cost (%) 1.0% 1.0% 1.0%

The value of engineering consultancy (SAR) 30,591 25,493 20,394
Total development costs without financing costs 4,695,719 4,359,218 4,022,717

Percentage of funding from total development costs 60.0% 50.0% 40.0%
Interest rate on financing cost 7.0% 6.0% 5.0%

Number of years of development 0.50 0.50 0.50
Total financing cost 98,610 65,388 40,227

Total development costs with financing cost 4,794,329 4,424,606 4,062,944
Contingency Risk % 8.0% 7.0% 6.0%

Contingency Risk Value (SAR) 383,546 309,722 243,777
Total value of development 5,177,875 4,734,328 4,306,720
Developer profit percentage 20.0% 15.0% 10.0%

The value of the developer's profits 1,035,575 710,149 430,672
Total development value after adding developer earnings 6,213,450 5,444,477 4,737,392

Fourth: The value of the land
The total value of the land after deducting all costs and developer's 

profits
58,027,650 65,934,523 73,779,508

Scenario weighted weight (%) 50.0% 30.0% 20.0%
Weighted land value 29,013,825 19,780,357 14,755,902

Total land value before applying the discount coefficient and 
development period

63,550,083

Development period 1.0
Discount rate 6.0%

Discount coefficient 0.94
Present value of total land 59,952,908.9

Current value per square meter 1,175.9
Current value per square meter (approximately) 1,180.0
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Evaluation results

Conclusion

✓ The second method: (cost 
method) Cost method (replacement method)

Warehouse construction surfaces 38,348 M2
Meter/warehouse construction cost (before 

other costs)
550 SAR

Other costs القيمة ناءمن تكاليف الب% 

Professional Fees 5.0% %
Utility Network 5.0% %

Management costs 10.0% %
Contractor Profit 15.0% %

Average warehouse construction (after adding 
other costs)

743 SAR

Total value of buildings before depreciation 28,473,390 SAR
The life span of the building 30.0 Year

Residual economic life 5.0 Year
Effective lifetime 25.0 Year

Gross depreciation rate 83.3% %
Average recurring construction after 

depreciation
124 SAR

Net construction costs after depreciation 4,745,565 SAR
Land Area 50,985 M2

Land meter value 1,180 SAR
Total Land Value 60,162,300 SAR

Total Property Value 64,907,865 SAR
Property value (approximately) 64,908,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 4,054,243

Percentage of operating and maintenance expenses % 6.2%

Value of Operation and Maintenance Expenses (SAR) 250,151

Net Income (SAR) 3,804,092

Capitalization rate % 8.0%

Property Value (SAR) 47,551,150

Total property value approximately (SAR) 47,551,000
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Evaluation results

Conclusion

✓ The fourth method: (the discounted cash flow method )

Assumptions of discounted cash flow method To calculate discount rate
To calculate the last value 

(recoverable)

Total income in case of full occupancy 6,519,160
government bond rate of 

revenue
3.0%

Capitalization 
factor

9.0%

Operating expenses 5% Inflation rate 2.0% Growth rate 2.0%

Vacancy rate after stabilization 30% Market risk premium 4.0%

Cash flow period 5years Special risk premium 3.0%

Discount rate 12.0%

Discounted cash flows

31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28

Total income in case of full occupancy 6,519,160 6,519,160 6,519,160 6,519,160 6,519,160

Expected occupancy rate 70% 70% 70% 70% 70%

Total Effective Income 4,563,412 4,563,412 4,563,412 4,563,412 4,563,412
Percentage of operating and 

maintenance expenses
7% 7% 7% 7% 7%

Value of operating and maintenance 
expenses

319,439 319,439 319,439 319,439 319,439

Net Operating Income 4,243,973 4,243,973 4,243,973 4,243,973 4,243,973

Last value (redemption value) 50,927,678

Annual net cash flow 4,243,973 4,243,973 4,243,973 4,243,973 55,171,651

Total Property Value 49,488,977

Approximately total value 49,489,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the

evaluation is to evaluate the properties of the fund periodically in accordance with the regulations of a

real estate investment traded fund, 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. (310108046400) in the city of (Riyadh) in the

neighborhood of (Al-Sulay), its area is 50,985 m2 as follows:

Total Property Value

Expected Net Income of the Property (SAR)

3,820,458.52

Total Property Value (Cash Flow)

47,551,000

Total property value (in writing) 

Forty seven million five hundred and fifty one thousand Saudi riyals
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Notes

General Notes

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

❖ There is a difference between the plot number in the instrument and the building systems in Riyadh

❖ The net land area is 50,985, where a 15-meter-wide street along the western limit and an area of 3,090 square

meters has been cut, with a net land area of 50,985 meters.

❖ The western limit after the cut-off became a 15-meter street.

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title Deed image
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Building permit image



End of Report



Al Quds Usufruct

Presented to 

Al Ma’ather REIT Fund

Report no: 127959

Real Estate Appraisal Report
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Executive Summary

StatementItemStatementItem 

16\868Deed NumberAl Ma’ather RIET FundCustomer’s Name

1404/3/30Deed DateAl Ma’ather RIET Fund
Beneficiaries of 

evaluation

1473Number of PlotRIET Fund
The Purpose of 

evaluation

2304Sketch NumberCommercial and Office building Type of Property

Market ValueValue Basis
Kingdom of Saudi Arabia – Riyadh – Al 

Quds
Address of Property

International Valuation 

Standards 2022

The evaluation 

criteria used
895.5 m2Area of Property

2024/01/03Preview DateusufructOwnership Nature

2024/01/09Valuation Date
Market method (comparative transactions 

method)

Income Method (Discounted Cash Flow)

Appraisal method used

2024/01/10
Date of Issuing 

the Report

729,000Real estate market value (SAR)



206

Description of Property

Ownership Data

16\868Deed Number

1404/3/30Deed Date

1473Plot Number

2304Plan Number

-

The property is a commercial office building in Riyadh, Al-Quds district, with an area 
of 895.5 m²

General Description

Description of Location

Kingdom of Saudi ArabiaCountry

Central Region

RiyadhCity

Al QudsDistrict

-Street

 FlatLow High Buried Salt-marshSandy Rocky
Nature of 
property

Residential - Commercial - Office (according to building regulations)
System of 

use 
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Description of the Property

Site borders and lengths

Northern A 60 meter wide street With a length 27 m

Southern Plot no: 1464 With a length 30 m

Eastern Plot no; 1473 A With a length 30 m

Western A 15 meter wide street With a length 27 m

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads
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Description of the Property

Important information about the property

Al Quds usufruct Name of the Property

Al Quds District / Riyadh CityLocation 

Commercial ShowroomsType of Property

7.5Property’s Age

895.50Land Area (m2)

1,317.84 Building Area

Ground floor + two scales and upper annexesNumber of Floors

It consists of trade fairs and officesComponents of the Property

The usufruct expires on April 14, 2027
The value of the current lease 

contracts

annually renewedContract duration

100%Occupancy rate of units (%)

470,000Total Current Income (SAR)

275,000
Operation and maintenance expenses 

(SAR)

29,987Net operating income (SAR)

165,013Current net operating income (SAR)



A Croquet and border image to the site
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Site Analysis / Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal 

process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair 
value of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, 
liquidity, interest rates, financing costs, taxes, and general movement in the local and international stock 
markets, as changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, 
any decrease in these revenues as a result of changing different market conditions may affect the value of 
the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence 
of their presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the 
value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, 
depends on the evaluator’s expectations and his future reading of the market in general and the real estate 
market in particular.
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Evaluation Results | Comparisons Map

Comparison 3

Area : 70 m
Rental Meter : 500

Property Location

Comparison 1

Area : 345 m
Rental Meter : 600

Comparison 2

Comparison 1

Area : 140 m
Rental Meter : 400

Area : 150 m
Rental Meter : 450

Comparison 2

Area : 750 m
Rental Meter : 80

Comparison 3

Area : 110 m
Rental Meter : 909

Office Rent Comparisons

Rent Comparisons Showrooms



213

Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 400 500 450

Property Location 0.00% -5.00% 0.00%

Assumed Area (m2) 90 140 5.00% 70 0.00% 150 5.00%

Property Age New New 0.00% New -10.00% New -10.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation 5.00% -15.00% -5.00%

Net market price after settlement 420 425 428

Average market rental meter value 424

Approximately average market rental 
meter value

400

Evaluation results |Comparison Settlement (Offices)

Conclusion

✓ The first method: (Comparable transactions methods)
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 600 750 990

Property Location 0.00% 0.00% -10.00%

Assumed Area (m2) 200 345 10.00% 80 -15.00% 110 -10.00%

Property Age New New 0.00% New 0.00% New -10.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation 10.00% -15.00% -30.00%

Net market price after settlement 660 638 693

Average market rental meter value 664

Approximately average market rental 
meter value

650

Evaluation results |Comparison Settlement (Showrooms)

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation results| Discounted cash flow method

Discounted cash flows

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 14-Apr-27

The total income of the Showrooms in the event of full occupancy 533,000 533,000 533,000 152,286

Effective income for Showrooms 95% 95% 95% 95%

Expected occupancy rate of Showrooms 506,350 506,350 506,350 144,671

Total office income in full occupancy 110,400 110,400 110,400 31,543

Expected occupancy rate for offices 85% 85% 85% 85%

Effective income for offices 93,840 93,840 93,840 26,811

Total effective income in full employment 470,000 600,190 600,190 600,190 171,483

Annual increase rate 0.0% 0.0% 5.0% 0.0% 0.0%

Total income after annual increase 470,000 600,190 630,200 630,200 171,483

Operation and maintenance expense ratio 6.4% 5.0% 5.0% 5.0% 5.0%

Operation and maintenance expenses 29,987 30,010 31,510 31,510 8,574

Benefit rental as per client contract 350,000 350,000 350,000 350,000 99,726

Total cost 379,987 380,010 381,510 381,510 108,300

net cash flow 90,013 220,181 248,690 248,690 63,183

Total net present value 728,581

Total value approx.. 729,000

Showroom’s Revenues

Total rental area for Showrooms 820

Average rent per meter for Showrooms 650

Total Showrooms revenues in full occupancy 533,000

Office’s Revenue

Total rental area for offices 276

Average office meter rental 400

Total office revenue in full occupancy 110,400

To calculate the discount rate

Government bond rate of return 4.0%

Inflation 2.0%

Market Risk Premium 2.0%

Special Risk Premium 2.0%

Discount rate 10.0%
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment

traded fund, 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 client’s

requirements, valuation experts believe that the market value of the property and according to the following

information for the property Deed No. (16/868) in the city of (Riyadh) in the neighborhood of (Al-Quds), an area

of 895.5 m 2 is as follows:

✓ The discounted cash flow method has been adopted.

Total Property Value

Total Current Income (SAR)

470,000

The value of the usufruct of the property (SAR)

729,000

The value of the usufruct of the property approximately (riyals)

729,000

Total value of usufruct right (in writing)

Seven hundred and twenty nine thousand Saudi riyals
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Notes

General Notes

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

❖ The Usufruct from the property expires April 14, 2027 according to the customer's data, and we did not see a

picture of the Usufruct contract.

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Appendices
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Building permit image



End of Report



Waddi Laban Usufruct

Presented to

Al Ma’ather REIT Fund

Report no: 127960

Real Estate Appraisal Report
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Executive Summary

SatementItemStatementItem 

17\91Deed NumberAl Ma’ather REIT FundCustomer’s Name

1404\2\10Deed DateAl Ma’ather REIT Fund
Beneficiaries of 

evaluation

7948Number of PlotREIT Fund
The Purpose of 

evaluation

2351Sketch NumberResidential & commercial BlockType of Property

Market ValueValue Basis
Kingdom of Saudi Arabia - Riyadh -

Dhohrat Laban
Address of Property

International Valuation 

Standards 2022

The evaluation 

criteria used
895.5 m2Area of Property

2023/12/31Preview DateUsufructOwnership Nature

2024/01/05Valuation Date
Market method (comparative transactions 

method) Income Method (discounted cash 

flow method)

Appraisal method used
2024/01/09

Date of Issuing 

the Report

1,017,000Property  Market Value (SAR)
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Property Description

Ownership Data

17\91Deed Number

1404\2\10Deed Date

7948Plot Number

2351Plan Number

-Block Number

Description of Location

Kingdom of Saudi ArabiaCountry

Central Region

RiyadhCity

Dhohrat Laban District

-Street

 FlatLow High Buried Salt-marshSandy Rocky
Nature of 
property

Residential - Commercial - offices
System of 

use 

General 

Descripti

on

The property is a residential commercial building in Riyadh, Dhohrat Laban district, with 

an area of 895.5 m²



224

Property Description

Site borders and lengths

Northern Plot no: 7946 With a length 20 m

Southern A 20 meter wide street With a length 27 m

Eastern A 60 meter wide street With a length 27 m

Western Plot no: 7949 With a length 30 m

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads



225

Property Description

Important information about the property

Waddi Laban usufruct Name of the Property

Dhahrat Laban District / Riyadh CityLocation 

Commercial and ResidentialType of Property

6.5Property’s Age

895.50Land Area (m2)

1,695, 02Building Area

Ground floor + two scales , first and upper annexesNumber of Floors

It consists of commercial showrooms and apartments.Components of the Property

The usufruct expires on February 5, 2027
The value of the current lease 

contracts

annual contractsContract duration

100%Occupancy rate of units (%)

665,230Total Current Income (SAR)

200,000
Operation and maintenance expenses 

(SAR)

16,851Net operating income (SAR)

448,379Current net operating income (SAR)



A Croquet and border image of the site
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Site Analysis  |Pictures showing the nature of property

227

Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal 

process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair 
value of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, 
liquidity, interest rates, financing costs, taxes, and general movement in the local and international stock 
markets, as changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, 
any decrease in these revenues as a result of changing different market conditions may affect the value of 
the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence 
of their presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the 
value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, 
depends on the evaluator’s expectations and his future reading of the market in general and the real estate 
market in particular.
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Evaluation Results | Comparison Map / Apartments Rentals

Comparison 1

Apartment area: 150 m
Number of rooms : 3
Annual Rent : 35,000

Property Location

Comparison 2

Apartment area: 150 m
Number of rooms : 4
Annual Rent : 35,000

Comparison 3

Apartment area: 100 m
Number of rooms : 3
Annual Rent : 30,000
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Evaluation Results | Comparisons Map/Rent Dealers

Property Location

Comparison 1

Area : 255 m
Rental Meter : 780

Comparison 2

Comparison 3Area : 1,200 m
Rental Meter : 400

Area : 1,000 m
Rental Meter : 590
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 35,000 35,000 30,000

Property Location 0.00% 0.00% 0.00%

Assumed Area (m2) 133 150 0.00% 150 -15.00% 100 0.00%

Rooms 3 3 0.00% 4 0.00% 3 0.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good -15.00% Good -10.00% Good -10.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation -15.00% -25.00% -10.00%

Net market price after settlement 29,750 26,250 27,000

Average market rental meter value 27,667

Approximately average market rental 
meter value

27,700

Evaluation results |Comparison Settlement (Apartments)

Conclusion

✓ The first method: (Comparable transactions methods)
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 780 590 400

Property Location 0.00% 10.00% 5.00%

Assumed Area (m2) 155 255 5.00% 1,000 15.00% 1,200 20.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good 0.00% Good 0.00% Good 25.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation 5.00% 25.00% 50.00%

Net market price after settlement 819 738 600

Average market rental meter value 719

Approximately average market rental 
meter value

700

Evaluation results |Comparison Settlement (Showrooms)

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation results| Discounted cash flow method

Showroom’s Revenues

Total rental area for Showrooms 620

Average rent per meter for Showrooms 700

Total Showrooms revenues in full occupancy 434,000

Apartment's Revenue

Number of apartments 6

Average apartment rental 27,700

Total revenues of apartments in case of full 
occupancy

166,200

To calculate the discount rate

Government bond rate of return 3.0%

Inflation 2.0%

Market Risk Premium 4.0%

Special Risk Premium 2.0%

Discount rate 11.0%

Discounted cash flow

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 14-Apr-27

Total Income 600,200 600,200 600,200 600,200 57,553

Annual rate of increase 0.0% 0.0% 0.0% 0.0% 0.0%

Total income after annual increase 600,200 600,200 600,200 600,200 57,553

Expected occupancy rate 100.0% 90.0% 90.0% 90.0% 90.0%

Total Effective Income 629,669 540,180 540,180 540,180 51,798

Percentage of operating and maintenance expenses 5.0% 5.0% 5.0% 5.0% 5.0%

Operation and maintenance expenses 199,447 27,009 27,009 27,009 2,590

Utility lease according to the customer's contract 200,000 200,000 200,000 200,000 19,178

Total expenses 399,447 227,009 227,009 227,009 21,768

Net Cash Flow 230,222 313,171 313,171 313,171 30,030

Total Net Present Value 1,017,031

Approximately total value 1,017,000
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Evaluation results
Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is

to evaluate the properties of the fund periodically in accordance with the regulations of a real estate

investment traded fund, 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, appraisal experts believe that the market value of the property and according to

the following information for the property Deed No. (17/91) in the city of (Riyadh) in the neighborhood of

(Dhohrat Laban), an area of 895.5 m2 is as follows:

✓ The discounted cash flow method has been adopted.

Total Property Value

Total expected income by the end of the year (SAR)

665,230

Usufruct value (SAR)

1,017,000

Total Property Value ( Writing )

One million and seventeen thousand Saudi riyals
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Notes

General Notes

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

❖ The Usufruct from the property expires On February 5, 2027 according to the customer's evidence, and we did not

see a picture of the Usufruct contract

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)



Appendices

Appendices
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Building permit image



End of Report



Al Dabab Usufruct

Presented to

Al Ma’ather REIT Fund

Report no: 127961

Real Estate Appraisal Report
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Executive Summary

StatementItemStatementItem 

512\1Deed NumberAl Ma’ather REIT FundCustomer’s Name

1393\05\01Deed DateAl Ma’ather REIT Fund
Beneficiaries of 

evaluation

-Number of PlotREIT Fund
The Purpose of 

evaluation

-Sketch Numbercommercial office buildingType of Property

Market ValueValue Basis
Kingdom of Saudi Arabia - Riyadh – Al 

Murabba
Address of Property

International Valuation 

Standards 2022

The evaluation 

criteria used
781.94 m2Area of Property

2023/12/31Preview DateUsufructOwnership Nature

2024/01/05Valuation Date
Market method (comparative transactions 

method)

Income Method (discounted cash flow method)

Appraisal method used
2024/01/09

Date of Issuing 

the Report

3,059,000Property Market Value (SAR)
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Property Description

The property is a commercial office building in Riyadh, Al Murabba 

district, with an area of 781.94 m²
General Description

Ownership Data

512 / 1Deed Number

1393\05\01Deed Date

-Plot Number

-Plan Number

-Block Number

Description of Location

Kingdom of Saudi ArabiaCountry

Central Region

RiyadhCity

Al MurabbaDistrict

-Street

 FlatLow High Buried 
Salt-
marsh

Sandy Rocky
Nature of 
property

Commercial - offices
System of 

use 
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Property Description

Site borders and lengths

Northern
A street that is 30 meters 

wide
With a length 23.0 m

Southern
A street that is 30 meters 

wide
With a length 27.7 m

Eastern A  neighbor With a length 30 m

Western A  neighbor With a length 24.4 m

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads
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Property Description

Important information about the property

Al Dabab usufruct Name of the Property

Al Moraba ‘a District / Riyadh CityLocation 

Commercial and ResidentialType of Property

5Property’s Age

781,94Land Area (m2)

3,080.48Building Area

Basement, ground floor,+ 6 recurring floorsNumber of Floors

It consists of commercial showrooms and offices.Components of the Property

The usufruct expires on May 18, 2031The value of the current lease contracts

Yearly contractContract duration

100%Occupancy rate of units (%)

427,791Total Current Income (SAR)

350,000Annual utility rent (SAR)

33,934.43
Operation and maintenance expenses 

(SAR)

43,856Net operating income (SAR)



A croquet and border image of the site
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site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal 

process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair 
value of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, 
liquidity, interest rates, financing costs, taxes, and general movement in the local and international stock 
markets, as changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, 
any decrease in these revenues as a result of changing different market conditions may affect the value of 
the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence 
of their presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the 
value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, 
depends on the evaluator’s expectations and his future reading of the market in general and the real estate 
market in particular.
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Evaluation Results | Comparison Map/ Offices

Comparison 2

Area : 110 m
The value of the rental 
meter : 455

Comparison 1

Area : 240 m
The value of the rental 
meter : 459

Property Location

Comparison 3

Area : 111 m
The value of the rental 
meter : 500
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Evaluation Results | Comparisons 
Map/Showrooms

Property Location

Comparison 3

Area : 488 m
Rent Price Per Meter : 610

Comparison 1

Area : 2041 m
Rent Price Per Meter : 720

Comparison 2

Area : 293 m
Rent Price Per Meter : 1000
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 459 455 500

Property Location 0.00% 0.00% 0.00%

Assumed Area (m2) 70 240 20.00% 110 10.00% 111 10.00%

Property Age New New 0.00% New 0.00% New -10.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation 20.00% 10.00% 10.00%

Net market price after settlement 551 501 550

Average market rental meter value 534

Approximately average market rental 
meter value

530

Evaluation results |Comparison Settlement (Offices)

Conclusion

✓ The first method: (Comparable transactions methods)
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Comparison Number Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Rent per meter 720 1,000 610

Property Location 0.00% -25.00% 10.00%

Assumed Area (m2) 70 2,041 20.00% 293 10.00% 488 15.00%

Property Age New New 0.00% New 0.00% New 0.00%

Finishing level Good Good 0.00% Good 0.00% Good 0.00%

Real Estate Management Available Available 0.00% Available 0.00% Available 0.00%

Availability of parking Available Available 0.00% Available 0.00% Available 0.00%

Security Available Available 0.00% Available 0.00% Available 0.00%

Support Services 0.00% 0.00% 0.00%

Net Valuation 20.00% -15.00% 25.00%

Net market price after settlement 864 850 763

Average market rental meter value 826

Approximately average market rental 
meter value

830

Evaluation results |Comparison Settlement (Showrooms)

Conclusion

✓ The first method: (Comparable transactions methods)
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Evaluation results| Discounted cash flow method

Discounted cash flow

30-Jun-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28 31-Dec-29 31-Dec-30 18-May-31

The total income of the fairs in the state of full 
occupancy

167,942 167,942 167,942 167,942 167,942 167,942 167,942 63,670

Total office income in full occupancy 640,261 640,261 640,261 640,261 640,261 640,261 640,261 242,736
Total income of the property in full occupancy 808,203 808,203 808,203 808,203 808,203 808,203 808,203 306,407

Annual increase rate 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Total income after the expected increase 808,203 808,203 808,203 808,203 808,203 808,203 808,203 306,407

Expected occupancy rate 75.0% 75.0% 75.0% 75.0% 75.0% 75.0% 75.0% 75.0%
Total Effective Income 427,791 606,153 606,153 606,153 606,153 606,153 606,153 606,153 229,805

Operation and maintenance expense ratio 8% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0%
Operation and maintenance expenses 33,934 60,615 60,615 60,615 60,615 60,615 60,615 60,615 22,981
Benefit rental as per client contract 350,000 350,000 350,000 350,000 350,000 350,000 350,000 350,000 33,562

Total cost 383,934 410,615 410,615 410,615 410,615 410,615 410,615 410,615 56,542
net cash flow 393,856 545,537 545,537 545,537 545,537 545,537 545,537 545,537 206,825

Total net present value 3,059,259
Total value approx.. 3,059,000

To calculate Discount rate

government bond 
rate of return

4.0%

Inflation rate 2.0%

market risk premium 3.0%

special risk premium 2.0%

Discount rate 11.0%

Showrooms Revenues

Total rental area for Showrooms 202

Average rent per meter for Showrooms 830
Total Showrooms revenues in full occupancy 167,942

Office Revenue
Total rental area for offices 1,208
Average office meter rental 530

Total office revenue in full occupancy 640,261
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment

traded fund, 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 and according to the following

information for the property No. (512/1) in the city of (Riyadh) in the neighborhood of (Dhohrat Laban), an area

of 781.94 m2 is as follows:

✓ The discounted cash flow method has been adopted.

Total Property Value

Expected Net Income at Year-End (SAR)

483,381.99

Total Usufruct (SAR)

3,059,000

Total Usufruct (Writing)

Three million and fifty nine thousand Saudi riyals
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Notes

General Notes

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

❖ The Usufruct from the property expires May 18, 2031 according to the customer's data, and we did not see a

picture of the Usufruct contract

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Appendices
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Building permit image



End of Report



Towlan Suites Hotel 

Presented to 

Al Ma’ather REIT Fund

Report no: 127962

Real Estate Appraisal Report 
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Executive Summary

StatementItemStatementItem 

314003007390Deed NumberAl Ma’ather REIT FundCustomer’s Name

1443/6/17Deed DateAl Ma’ather REIT Fund
Beneficiaries of 

evaluation

56Number of PlotREIT Fundو 54
The Purpose of 

evaluation

349 / 2Sketch NumberHotel Type of Property

Market ValueValue Basis
Kingdom of Saudi Arabia – Al Khobar- Al-

Aqrabeya 
Address of Property

International Valuation 

Standards 2022

The evaluation 

criteria used
1,750.00 m2Area of Property

2023/12/31Preview DatemortgagedOwnership Nature

2024/01/04Valuation DateMarket method (comparative transactions 

method)

Income Method (discounted cash flow 

method), (Income capitalization method)Cost 

method (replacement method)

Appraisal method used
2024/01/09

Date of Issuing 

the Report

26,474,000Property Market Value (SAR)
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Property Description

The property is a hotel in Al-Khobar, Al-Aqrabeya district, with an area 

of 1,750.00 m²
General Description

Description of Location

Kingdom of Saudi ArabiaCountry

Central Region

Al KhobarCity

Al-Aqrabeya District

-Street

Ownership Data

314003007390Deed Number

1443/6/17Deed Date

56Plotو 54 Number

349 / 2Plan Number

-Block Number

 FlatLow High Buried Salt-marshSandy Rocky
Nature of 
property

Commercial
System of 
use 
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Property Description

Site borders and lengths

Northern Coupons No. 53 and 55 With a length 50.00 m

Southern A Street width 30 meter With a length 50.00 m

Eastern 8 meter wide corridor With a length 35.00 m

Western Plot No. 58 With a length 35.00 m

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads



261

Property Description

Important information about the property

Towlan Suites Hotel Name of the Property

Al-Aqrabeya District / Al KhobarLocation 
Hotel ApartmentsType of Property

11 yearsProperty’s Age
1,750Land Area m2

6,275.88Building Area
Two Basements, ground floor,+ 4 recurring 

floors
Number of Floors

It consists of 56 hotel rooms.Components of the Property

2,310,000
The value of the current lease 

contracts
One lease contract expires at the end of 2029Contract duration

100%Occupancy rate of units (%)
2,189,211Total Current Income (SAR)

There are no operating and maintenance 
expenses

Operation and maintenance 
expenses (SAR)

2,189,211Net operating income (SAR)



A Croquet and border image of the Site
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site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair value of the 
property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, liquidity, interest 
rates, financing costs, taxes, and general movement in the local and international stock markets, as changing these 
indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, any 
decrease in these revenues as a result of changing different market conditions may affect the value of the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence of their 
presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, depends on 
the evaluator’s expectations and his future reading of the market in general and the real estate market in particular.
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Evaluation Results | Comparisons/Land Map

Comparison 1

Area : 1,500 m
Price Per Meter : 5,500

Comparison 3

Area : 1,500 m
Price Per Meter : 6,000

Property Location

Comparison 2

Area : 1,800 m
Price Per Meter : 6,000
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Evaluation results

Conclusion

✓ The first method: (settlement of comparisons)

Adjustments The Property Comparison 1 0 + %- Comparison 2 0 + %- Comparison 3 0 + %-

Price per square meter 5,500 6,000 6,000
Adjustments elements
1- Financing Conditions Cash sale 0.0% Cash sale 0.0% Cash sale 0.0%

The value of the meter after settling 
the financing conditions

5,500 6,000 6,000

2- Market conditions
No change in market 

conditions
0.0%

No change in market 
conditions

0.0%
No change in market 

conditions
0.0%

3- Properties of the property
Location Similar 0.0% Similar 0.0% Similar 0.0%

Transaction date 2023 0.0% 2023 0.0% 2023 0.0%
Type of use Commercial Commercial 0.0% Commercial 0.0% Commercial 0.0%
Area (m2) 1,750.00 1,500.00 0.0% 1,800.00 0.0% 1,500.00 0.0%

Accessibility Good Good 0.0% Good 0.0% Good 0.0%
Number of Streets one street one street 0.0% one street 0.0% one street 0.0%

Proximity to the main road One road One road 0.0% One road 0.0% One road 0.0%
Proximity to facilities Near Near 0.0% Near 0.0% Near 0.0%

Availability of services All services are available
All services are 

available
0.0%

All services are 
available

0.0%
All services are 

available
0.0%

Regularity of the shape of the 
property

Regular Regular 0.0% Regular 0.0% Regular 0.0%

Margin of negotiation 0.0% 0.0% 0.0%
Other factors 5.0% 5.0% 5.0%

Total adjustments 5.0% 5.0% 5.0%
Net Market Price After Adjustments 

(SAR)
5,775 6,300 6,300

Weighted Weight 33% 33% 34%
Average price per meter (SAR / m2) 6,127

Price per meter after rounding 6,100
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Evaluation results

Conclusion

✓ The second Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 1,136 M2

Meter Parking Construction Cost (before other costs) 1,850 SAR

Recurring floor building surfaces 5,112 M2

Meter construction cost/repeated floors (before other costs) 1,850 SAR

Other costs Value % of construction costs

Professional Fees 5.0% %

Facilities network 5.0% %

Management costs 10.0% %

Contractor Profit 15.0% %

Average construction for parking (after adding other costs) 2,498 SAR

Average recurring floors building (after adding other costs) 2,498 SAR

Total value of buildings before depreciation 15,605,329 SAR

The life span of the building 40.0 year

Residual economic life 27.5 year

Effective lifetime 12.5 year

Gross depreciation rate 31.3% %

Average construction of parking after depreciation 1,717 SAR

Average recurring construction after depreciation 1,717 SAR

Net construction costs after depreciation 10,728,664 SAR

Land Area 1,750 M2

Land meter value 6,100 SAR

Total Land Value 10,675,000 SAR

Total Property Value 21,403,664 SAR

Property value (approximately) 21,404,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 2,189,211

Net Income (SAR) 2,189,211

Capitalization rate % 9.0%

Property Value (SAR) 24,324,564

Total property value approximately (SAR) 24,325,000
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Evaluation results

Conclusion

✓ The fourth method: (discounted cash flow method)

Assumptions of the discounted cash flow method To calculate the discount rate
To calculate the last 
(recoverable) value

Gross income in full occupancy 2,189,211
government bond rate of 

return
4.0%

capitalization 
factor

9.0%

operating expenses 0% Inflation rate 2.0% growth rate 2.0%

Vacancy rate after stabilization 0% market risk premium 3.5%

cash flow period 7 Years special risk premium 1.0%

Discount rate 10.5%

Discounted cash flows

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28 31-Dec-29

Total Effective Income 2,189,211 2,310,000 2,310,000 2,310,000 2,310,000 2,310,000 2,310,000

Percentage of operating and maintenance expenses 0% 0% 0% 0% 0% 0% 0%

Value of operating and maintenance expenses 0 0 0 0 0 0 0

Net Operating Income 2,189,211 2,310,000 2,310,000 2,310,000 2,310,000 2,310,000 2,310,000

Last value (redemption value) 26,180,000

Annual net cash flow 2,189,211 2,310,000 2,310,000 2,310,000 2,310,000 2,310,000 28,490,000

Total Property Value 26,474,065

Approximately total value 26,474,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to evaluate the properties of

the fund periodically in accordance with the regulations of a real estate investment traded fund, discounted cash flow 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 (314003007390) in

the city of (Al-Khobar) in the (Al-Aqrabia) neighborhood, its area is 1,750.00 m2 as follows:

✓ Discounted cash flow method has been adopted.

Total Property Value

Net Current Income (SAR)

2,288,359.36

Total Property Value (Cash Flow)

26,474,000

Total Property Value ( Writing )

Twenty six million four hundred seventy four thousand Saudi riyals
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Notes

General Notes

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

❖ The property is mortgaged to Al Rajhi Investment Banking Company for SAR 195,568,771.30

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title deed
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Building permit image



End of Report



Al Nokhba Schools in Onaizah

Presented to

Al Ma’ather REIT Fund

Report no: 127963

Real Estate Appraisal Report
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Executive Summary

StatementItemStatementItem 

314003007389
814003007409
914003007410
514003007411
814003007412

Deed NumberAl Ma’ather REIT FundCustomer’s Name

1443/6/17
1443/6/23

Deed DateAl Ma’ather REIT Fund
Beneficiaries of 

evaluation

1031 ,1036 ,1034 ,1035 ,1029Number of PlotREIT Fund
The Purpose of 

evaluation

1Sketch NumberSchoolsType of Property/ق/245

Market ValueValue Basis
Kingdom of Saudi Arabia – Onaizah - Al 

Fahd  
Address of Property

International Valuation 

Standards 2022

The evaluation 

criteria used
6,694.00 m2Area of Property

2023/12/31Preview DatemortgagedOwnership Nature

2024/01/05Valuation DateMarket method (comparative transactions 

method)

Income Method (discounted cash flow 

method), (Income capitalization method)

Cost method (replacement method)

Appraisal method used
2024/01/08

Date of Issuing 

the Report

30,201,000Property Market Value (SAR)
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Property Description

The property consists of schools in Onaizah, Al Fahd District, with an 

area of 6,694.00 m²
General Description

Description of Location

Kingdom of Saudi ArabiaCountry

Al-QassimRegion

OnaizahCity

Al Fahd District

-Street

Ownership Data

814003007409
914003007410
514003007411
814003007412
314003007389

Deed Number

1443/6/23
1443/6/17

Deed Date

1031 ,1036 ,1034 ,1035  ,
1029

Plot Number

1Plan Number/ق/245

245 / plot 1Block

 FlatLow High Buried Salt-marshSandy Rocky
Nature of 
property

school
System of 

use 
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Property Description

Site borders and lengths

Northern According to the deeds With a length
According to the 

deeds
m

Southern According to the deeds With a length
According to the 

deeds
m

Eastern According to the deeds With a length
According to the 

deeds
m

Western According to the deeds With a length
According to the 

deeds
m

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads
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Property Description

Important information about the property
Al Nokhba Schools at OnaizahName of the Property

Al-Fahd District / OnaizahLocation 

A schoolType of Property

1.5 Years Property’s Age

6,694Land Area (m2)

10,522.17Building Area

Basement, ground floor,+ 2 recurring floorsNumber of Floors

A schoolComponents of the Property

2,635,000
The value of the current lease 

contracts

Rental contracts expire at the end of 2034Contract duration

100%Occupancy rate of units (%)

2,635,000Total Current Income (SAR)

There are no operating and maintenance 
expenses

Operation and maintenance 
expenses (SAR)

2,635,000Net operating income (SAR)



A Croquet and border image of the site 
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site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair value of the 
property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, liquidity, interest 
rates, financing costs, taxes, and general movement in the local and international stock markets, as changing these 
indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, therefore, any 
decrease in these revenues as a result of changing different market conditions may affect the value of the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the absence of their 
presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus the value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, depends on 
the evaluator’s expectations and his future reading of the market in general and the real estate market in particular.
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Evaluation results

Conclusion

✓ The first Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 735 M2

Meter Parking Construction Cost (before other costs) 1,800 SAR

Recurring floor building surfaces 9,787 M2

Meter construction cost/repeated floors (before other costs) 1,800 SAR

Other costs Value % of construction costs

Professional Fees 5.0% %

Facilities network 5.0% %

Management costs 10.0% %

Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 2,520 SAR

Average recurring floors building (after adding other costs) 2,520 SAR

Total value of buildings before depreciation 26,515,868 SAR

The life span of the building 45.0 year

Residual economic life 42.5 year

Effective lifetime 2.5 year

Gross depreciation rate 5.6% %

Average construction of parking after depreciation 2,380 SAR

Average recurring construction after depreciation 2,380 SAR

Net construction costs after depreciation 25,042,765 SAR

Land Area 6,694 M2

Land meter value 500 SAR

Total Land Value 3,347,000 SAR

Total Property Value 28,389,765 SAR

Property value (approximately) 28,390,000 SAR
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Evaluation results
Conclusion

✓ The second method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 2,635,000

Net Income (SAR) 2,635,000

Capitalization rate % 8.5%

Property Value (SAR) 31,000,000

Total property value approximately (SAR) 31,000,000
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Evaluation results

First: Land data and zoning of areas

Data Scenario1 Scenario2 Scenario3

Land Area raw (m2) 6,694 6,694 6,694

Land Area after Development (m2) 5,690 5,690 5,690

Residential Land Area (m2) 5,690 5,690 5,690

Second: Sales Estimation

Data Scenario1 Scenario2 Scenario3

Average value per residential meter / SAR 800 850 900

Revenue from the residential plots 4,551,920 4,836,415 5,120,910

Total Revenues from Land Sale (SAR) 4,551,920 4,836,415 5,120,910

✓ The third method: (Land Development)

Conclusion
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Evaluation results

Third: Development Costs

Data Scenario1 Scenario2 Scenario3

Marketing commission rate (%) 2.5% 2.5% 2.5%
Marketing Commission Value (SAR) 113,798 120,910 128,023

Percentage of professional consulting and fees of 
development cost (%)

1.0% 1.0% 1.0%

Total development costs without financing costs 113,798 120,910 128,023
Number of years of development 0.50 0.50 0.50

Total development costs with financing cost 113,798 120,910 128,023
Contingency Risk % 3.0% 2.0% 1.0%

Contingency Risk Value (SAR) 3,414 2,418 1,280
Total value of development 117,212 123,329 129,303
Developer profit percentage 10.0% 10.0% 10.0%

The value of the developer's profits 11,721 12,333 12,930
Total development value after adding developer 

earnings
128,933 135,661 142,233

Fourth: The value of the land

The total value of the land after deducting all costs 
and developer's profits

4,422,987 4,700,754 4,978,677

Scenario weighted weight (%) 30.0% 30.0% 40.0%
Weighted land value 1,326,896 1,410,226 1,991,471

✓ The third method: (Land Development)

Conclusion
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Evaluation results

Total land value before applying the discount 
coefficient and development period

4,728,593

Development period 0.5

Discount rate 6.0%

Discount coefficient 0.97

Present value of total land 4,592,815.4

Current value per square meter 686.1

Reduction rate for educational use 30%

The value of the land meter after the reduction 480

Current value per square meter (approximately) 500.0

✓ The third method: (Land Development)

Conclusion
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Evaluation results

Conclusion

✓ The fourth method: (discounted cash flow method)

Assumptions of the discounted cash flow method To calculate the discount rate
To calculate the last (recoverable) 

value

Gross income in full occupancy 2,635,000
government bond rate of 

return
4.0%

capitalization 
factor

9.0%

operating expenses 0% Inflation rate 2.0% growth rate 2.0%

Vacancy rate after stabilization 0% market risk premium 3.0%

cash flow period 11 years special risk premium 1.0%

Discount rate 10.0%

Discounted cash flows

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28 31-Dec-29 31-Dec-30 31-Dec-31 31-Dec-32 31-Dec-33 31-Dec-34

Total Effective Income 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000

Percentage of operating and 
maintenance expenses

0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Value of operating and 
maintenance expenses

0 0 0 0 0 0 0 0 0 0 0 0

Net Operating Income 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000

Last value (redemption value) 29,863,333

Annual net cash flow 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 2,635,000 32,498,333

Total Property Value 30,200,652

Approximately total value 30,201,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment

traded 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 (-) in the city of (Onaizah) in the (Fahd) neighborhood, its area is 6,694.00 m2 as

follows:

✓ Income capitalization method has been adopted.

Total Property Value

Annual Tenancy Contract Value (SAR)

2,635,000.00

Total Property Value (Cash Flow)

30,201,000

Total Property Value ( Writing )

Thirty million two hundred and one thousand Saudi riyals
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Notes

General Notes

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

❖ The property is mortgaged to Al Rajhi Investment Banking Company for SAR 195,568,771.30

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title deed
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Building permit image



End of Report



Al Salam Schools in Riyadh

Presented to

Al Ma’ather REIT Fund

Report no: 127964

Real Estate Appraisal Report 
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Executive Summary

StatementItemStatementItem 

310146000228Deed NumberAl Ma’ather REIT FundCustomer’s Name

22/6/1443Deed DateAl Ma’ather REIT Fund
Beneficiaries of 

evaluation

WithoutNumber of PlotREIT Fund
The Purpose of 

evaluation

2207Sketch NumberSchoolsType of Property

Market ValueValue Basis
Kingdom of Saudi Arabia – Riyadh - Al 

Salam
Address of Property

International Valuation 

Standards 2022

The evaluation 

criteria used
10,000.00 m2Area of Property

2023/12/31Preview DatemortgagedOwnership Nature

2024/01/05Valuation DateMarket method (comparative transactions 

method)

Income Method (discounted cash flow 

method), (Income capitalization method)

Cost method (replacement method)

Appraisal method used
2024/01/09

Date of Issuing 

the Report

50,212,000Market Value of the Property (SAR)
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Property Description

The property consists of schools in the city of Riyadh in Al-Salam district, 

with an area of 10,000.00 m²
General Description

Description of Location

Kingdom of Saudi ArabiaCountry

CentralRegion

Riyadh City

Al SalamDistrict

-Street

Ownership Data

310146000228Deed Number

22/6/1443Deed Date

WithoutPlot Number

2207Plan Number

-Block

 FlatLow High Buried Salt-marshSandy Rocky
Nature of 
property

School
System of 

use 
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Property Description

Site borders and lengths

Northern
A 20 m street wide and 

Block 9
With a length 100.00 m

Southern
A parking area then a 15 m 

street wide
With a length 100.00 m

Eastern A 15 m street wide With a length 100.00 m

Western
A 15 m street wide then

Block 22
With a length 100.00 m

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads
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Property Description

Important information about the property
Al Salam Schools at RiyadhName of the Property

Al-Salam District / Riyadh cityLocation 
A schoolType of Property

1.5Property’s Age
10,000.00Land Area (m2)
18,634.10Building Area

Basement, ground floor,+ 2 recurring floors + 
annexes

Number of Floors

It’s a school Components of the Property
3,600,000 riyals for the first five years, then 

4,230,000 for the last five years
The value of the current 

lease contracts
10 years ending in 2031Contract duration

100%Occupancy rate of units (%)
3,597,521Total Current Income (SAR)

There are no operating and maintenance 
expenses

Operation and maintenance 
expenses (SAR)

3,597,521Net operating income (SAR)



A Croquet and border image of the site
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site analysis | Pictures showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal 

process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair 
value of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, 
liquidity, interest rates, financing costs, taxes, and general movement in the local and international stock 
markets, as changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, 
therefore, any decrease in these revenues as a result of changing different market conditions may affect 
the value of the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the 
property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the 
absence of their presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus 
the value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, 
depends on the evaluator’s expectations and his future reading of the market in general and the real 
estate market in particular.



304

Evaluation results

Conclusion

✓ The first method: (residual value method)

First: Land data and zoning of areas

Data Scenario1 Scenario2 Scenario3

Land Area (m2) 10,000 10,000 10,000

Land Area after Development (m2) 8,500 8,500 8,500

Residential Land Area (m2) 8,500 8,500 8,500

Second: Sales Estimation

Data Scenario1 Scenario2 Scenario3

Average value per meter Residential / SAR 3,400 3,600 3,800

Revenue from the Residential plots 28,900,000 30,600,000 32,300,000

Total Revenues from Land Sale (SAR) 28,900,000 30,600,000 32,300,000
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Evaluation results

Conclusion

✓ The first method: (residual value method)

Third: Development Costs

Data Scenario1 Scenario2 Scenario3
Cost of developing direct meter (SR/m2) 15 15 15

Direct Development Cost Value (SAR) 150,000 150,000 150,000

Marketing commission rate (%) 2.5% 2.5% 2.5%

Marketing Commission Value (SAR) 722,500 765,000 807,500
Percentage of professional consulting and fees of development cost 

(%)
1.0% 1.0% 1.0%

The value of engineering consultancy (SAR) 1,500 1,500 1,500

Total development costs without financing costs 874,000 916,500 959,000

Percentage of funding from total development costs 60.0% 50.0% 40.0%

Interest rate on financing cost 7.0% 6.0% 5.0%

Number of years of development 0.50 0.50 0.50

Total financing cost 18,354 13,748 9,590

Total development costs with financing cost 892,354 930,248 968,590

Contingency Risk % 8.0% 7.0% 6.0%

Contingency Risk Value (SAR) 71,388 65,117 58,115

Total value of development 963,742 995,365 1,026,705

Developer profit percentage 20.0% 17.0% 15.0%

The value of the developer's profits 192,748 169,212 154,006

Total development value after adding developer earnings 1,156,491 1,164,577 1,180,711
Fourth: The value of the land

The total value of the land after deducting all costs and developer's 
profits

27,743,509 29,435,423 31,119,289

Scenario weighted weight (%) 40.0% 30.0% 30.0%

Weighted land value 11,097,404 8,830,627 9,335,787

Total land value before applying the discount coefficient and 
development period

29,263,817

Development period 0.5

Discount rate 6.0%

Discount coefficient 0.97

Present value of total land 28,423,532.0

Current value per square meter 2,842.4

Reduction rate for educational use 40%

The value of the land meter after the reduction 1,705

Current value per square meter (approximately) 1,700
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Evaluation results

Conclusion

✓ The second Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 5,139 M2

Meter Parking Construction Cost (before other costs) 1,600 SAR

Recurring floor building surfaces 13,210 M2

Meter construction cost/repeated floors (before other costs) 1,350 SAR

Other costs Value % of construction costs

Professional Fees 5.0% %

Facilities network 5.0% %

Management costs 10.0% %

Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 2,240 SAR

Average recurring floors building (after adding other costs) 1,890 SAR

Total value of buildings before depreciation 36,478,505 SAR

The life span of the building 45.0 year

Residual economic life 42.5 year

Effective lifetime 2.5 year

Gross depreciation rate 5.6% %

Average construction of parking after depreciation 2,116 SAR

Average recurring construction after depreciation 1,785 SAR

Net construction costs after depreciation 34,451,921 SAR

Land Area 10,000 M2

Land meter value 1,700 SAR

Total Land Value 17,000,000 SAR

Total Property Value 51,451,921 SAR

Property value (approximately) 51,452,000 SAR
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Evaluation results
Conclusion

✓ The third method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 3,597,521

Net Income (SAR) 3,597,521

Capitalization rate % 8.0%

Property Value (SAR) 44,969,010

Total property value approximately (SAR) 44,969,000



308

Evaluation results

Conclusion

✓ The fourth method: (the discounted cash flow method )

Assumptions of the discounted cash flow method To calculate the discount rate
To calculate the last 
(recoverable) value

Gross income in full occupancy 3,600,000
government bond rate of 

return
4.0%

capitalization 
factor

8.0%

operating expenses 0% Inflation rate 2.0% growth rate 2.0%

Vacancy rate after stabilization 0% market risk premium 3.0%

cash flow period 11 years special risk premium 1.0%

Discount rate 10.0%

Discounted cash flows

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28 31-Dec-29 31-Dec-30 31-Dec-31

Total effective income by contract 3,600,000 3,600,000 3,600,000 4,230,000 4,230,000 4,230,000 4,230,000 4,230,000 4,230,000

Percentage of operating and 
maintenance expenses

0% 0% 0% 0% 0% 0% 0% 0% 0%

Value of operating and maintenance 
expenses

0 0 0 0 0 0 0 0 0

Net Operating Income 3,600,000 3,600,000 3,600,000 4,230,000 4,230,000 4,230,000 4,230,000 4,230,000 4,230,000

Last value (redemption value) 53,932,500

Annual net cash flow 3,600,000 3,600,000 3,600,000 4,230,000 4,230,000 4,230,000 4,230,000 4,230,000 58,162,500

Total Property Value 50,212,125

Approximately total value 50,212,000
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Evaluation results

Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment

traded fund, 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 according to the client’s requirements,

valuation experts believe that the market value of the property, according to the following information, for the

property No. (914009010891) in the city of (Riyadh) in the neighborhood of (Al-Salam), an area of 10,000.00

m2 is as follows:

✓ The discounted cash flow method has been adopted.

Total Property Value

Annual Tenancy Contract Value (SAR)

3,600,000.00

Total Property Value (Cash Flow)

50,212,000

Total Property Value ( Writing )

Fifty million two hundred and twelve thousand Saudi riyals
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Notes

General Notes

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

❖ The property is mortgaged to Al Rajhi Investment Banking Company for SAR 195,568,771.30

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title deed
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Building permit image
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Executive Summary

StatementItemStatementItem

2936Deed NumberAl Ma’ather REIT FundCustomer name

2022/02/03Deed DateAl Ma’ather REIT FundBeneficiaries of the evaluation

853Number of PlotREIT FundPurpose of evaluation

-Sketch NumberHospitalType of property

Market ValueValue BasisUnited Arab Emirates - Sharjah Address of the property

International Valuation Standards 2022
The evaluation 

criteria used
6,033.20m²Property area

2024/01/08Preview Date
Full ownership

Nature of ownership

2024/01/09Valuation DateMarket method (comparative transactions method)

Income Method (discounted cash flow method), 

(Income capitalization method)

Cost method (replacement method)

evaluation method

2024/01/10
Date of Issuing 

the Report

121,629,000Market Value of the Property (SAR)

119,115,333Market value of the property (AED)
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Description of the property

Ownership data

Deed Number 2936

Deed Date 2022/02/03

Plot Number 853

Plan Number -

Block Number -

Nature of 
the 

property
Flat Low High Buried Salt-marsh Sand Rocky

Usage 
system Commercial

Site description

Country United Arab Emirates

Region Dubai

City Sharjah

District Al , Fayha

Street Kuwait

General description The property is a hospital in Sharjah city in Al Fayha neighborhood with an area of 6,033.20 m²
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Description of the property

Location boundaries and lengths

northward 12.20 m wide road Length 98 meters and 31 cm. M

southward 12.20 m wide road Length 97 and 77 cm. M

eastward 12.20 m wide road Length 61 meters, 81 cm. M

westwards 36.60 m wide Length 61 meters, 28 cm. M

Available Services at the Site

Security Services Electricity

Medical Centers Water

Schools Illumination

Shopping Centers Telephone

Afforestation Asphalt Roads
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Description of the property

Important information about the property

Name of property Burjeel Hospital

location Al , Fayha Neighborhood, Sharjah, United Arab Emirates

Type of property Medical complex

Age of the property 2 years

Complex land area (M2) 6,033

Built-up area 180,380.21 square feet or approximately 16,758 m2

Number of floors 3

Components of the Property Medical complex consisting of basement, first and second floors

Current leases Fully leased with one contract

Duration of contracts For 25 years, started on 11/2016

Occupancy rate for rented spaces 

(%)
100%

Current gross income (SAR) 8,160,000

Estimate of operating and 

maintenance expenses (SAR)
208,590

Net operating income (Real) 7,951,410



Croquet and border picture of the property's location
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Analysis of the site | Photos showing the nature of the property
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Photo of the property

Photo of the propertyPhoto of the property

Photo of the property
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Risks of evaluation Process

Risks of the REIT real estate appraisal 

process

The REIT real estate appraisal process involves some risks that may affect the determination of the fair 
value of the property, the most important of which are:
1 . Macroeconomic Risks: 
The state’s macroeconomic conditions may affect the value of any property, such as inflation rates, 
liquidity, interest rates, financing costs, taxes, and general movement in the local and international stock 
markets, as changing these indicators or one of them may negatively affect the value of the property.
2. Risks of not having a guarantee of achieving the target revenue: 
Since the realization of revenues is the main factor in determining the value of REIT properties, 
therefore, any decrease in these revenues as a result of changing different market conditions may affect 
the value of the property.
3. Regulatory and legal Risks: 
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 roles allowed in other places, which affects the final value of the 
property.
4. Risks of not having long-term contracts: 
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 property's income and therefore its value, while the 
absence of their presence can lead to fluctuations in the value of the property.
5. Competition risk: 
The large supply of any commodity leads to competition in the prices offered to consumers, as well as 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 a decrease in service prices and consequently a decrease in revenues and thus 
the value of the property.
6. Forward-looking statements: 
The valuation of some real estate, especially the new ones, which do not have an operational history, 
depends on the evaluator’s expectations and his future reading of the market in general and the real 
estate market in particular.
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Evaluation results

Conclusion

✓ The first Approach: (cost approach )

Cost method (replacement method)

Parking Building Surfaces 5,556 M2

Meter Parking Construction Cost (before other costs) 3,850 SAR

Recurring floor building surfaces 11,202 M2

Meter construction cost/repeated floors (before other costs) 4,700 SAR

Other costs Value % of construction costs

Professional Fees 5.0% %

Facilities network 5.0% %

Management costs 10.0% %

Contractor Profit 20.0% %

Average construction for parking (after adding other costs) 5,390 SAR

Average recurring floors building (after adding other costs) 6,580 SAR

Total value of buildings before depreciation 103,655,276 SAR

The life span of the building 45.0 year

Residual economic life 41.5 year

Effective lifetime 3.5 year

Gross depreciation rate 7.8% %

Average construction of parking after depreciation 4,971 SAR

Average recurring construction after depreciation 6,068 SAR

Net construction costs after depreciation 95,593,199 SAR

Land Area 6,033 M2

Land meter value 4,300 SAR

Total Land Value 25,942,760 SAR

Total Property Value 121,535,959 SAR

Property value (approximately) 121,536,000 SAR

Property value (approximately) 119,024,255 AED
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Evaluation results
Conclusion

✓ The second method: (income capitalization)

Income capitalization method (according to customer data)

Item Value

Current Effective Income (SAR) 8,160,000

Percentage of operating and maintenance expenses % 2.6%

Value of Operation and Maintenance Expenses (SAR) 208,590

Net Income (SAR) 7,951,410

Capitalization rate % 7.25%

Property Value (SAR) 109,674,621

Total property value approximately (SAR) 109,675,000

Total property value approximately (AED) 107,408,382
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Evaluation results

Conclusion

✓ The third method: (residual value)

1. Basic data about the project

Area according to the title deed 6,033 M2

1. Development costs
The cost of a construction meter for parking 2,500 SAR

The cost of a construction meter for repeated floors 2,500 SAR
Parking Construction Cost 13,890,689 SAR

The cost of building repeated floors 27,318,330 SAR
Total Buildings Cost 41,209,018 SAR

Additional expense percentage 2.5% %
Cost of additional expenses 1,030,225 SAR

Total project costs 42,239,244 SAR
2- Estimating project revenues

2.2 Offices
Number of office floors 2.0 Floors
Total Construction Area 10,927 M2

Percentage of Exploiter to Offices 80.0% %
Net Office Space 8,742 %

Average rent per square meter 800 M2
Total office revenue 6,993,492 SAR

Office occupancy rate 85.0% %
Effective Office Income 5,944,469 SAR

Office Operation and Maintenance 10.0% SAR
Office Operation and Maintenance Costs 594,447 SAR

Net Income for Offices 5,350,022 SAR
Gross net income of the property 5,350,022 SAR
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Evaluation results

Conclusion

✓ The third method: (residual value)

3. Estimating the value of the land

Capitalization rate 7.5% %

Total Project Value 71,333,622 SAR

Total development cost 42,239,244 SAR

Land value 29,094,378 SAR

Development period 2.0 Year

Discount rate 6.0% %

Discount coefficient 0.89

Current value of the land 25,893,893.1 SAR

Value per square meter 4,292 SAR

Meter value (approx.) 4,300 SAR
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Evaluation results

✓ The fourth method: (discounted cash flow method)

Conclusion

Cash flow discounting method assumptions To calculate the discount rate To calculate the last (redemption) value

Total income in case of full occupancy 8,160,000 Government bond rate of return 3.0% Capitalization coefficient 8.0%

Operating expenses 0% Inflation 2.0% growth rate 2.0%

Vacancy rate after stabilization 0% Market Risk Premium 2.0%

Cash flow period 20 years Special Risk Premium 1.0%

Discount rate 8.0%

التدفقات النقدية المخصومة

31-Dec-23 31-Dec-24 31-Dec-25 31-Dec-26 31-Dec-27 31-Dec-28 31-Dec-29 31-Dec-30 31-Dec-31

Total Effective Income 8,160,000 8,160,000 8,160,000 8,160,000 8,670,000 8,670,000 8,670,000 8,670,000 8,670,000

Value of operating and maintenance expenses 208,590 0 0 0 0 0 0 0 0

Net Operating Income 7,951,410 8,160,000 8,160,000 8,160,000 8,670,000 8,670,000 8,670,000 8,670,000 8,670,000

Annual net cash flow 7,951,410 8,160,000 8,160,000 8,160,000 8,670,000 8,670,000 8,670,000 8,670,000 8,670,000

31-Dec-32 31-Dec-33 31-Dec-34 31-Dec-35 31-Dec-36 31-Dec-37 31-Dec-38 31-Dec-39 31-Dec-40 19-Nov-41

9,180,000 9,180,000 9,180,000 9,180,000 9,180,000 9,690,000 9,690,000 9,690,000 9,690,000 9,690,000

9,180,000 9,180,000 9,180,000 9,180,000 9,180,000 9,690,000 9,690,000 9,690,000 9,690,000 9,690,000

123,547,500

9,180,000 9,180,000 9,180,000 9,180,000 9,180,000 9,690,000 9,690,000 9,690,000 9,690,000 133,237,500

Total Effective Income

Net Operating Income

Last value (redemption value)

Annual net cash flow

Total Property Value 121,629,337

Approximately total value (SAR) 121,629,000

Total Property Value (AED) 119,115,333
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Evaluation results
Conclusion

✓ Since the property under evaluation is an income-generating property, and the purpose of the evaluation is to

evaluate the properties of the fund periodically in accordance with the regulations of a real estate investment traded

fund, the discounted cash flow method is the most appropriate and best method for its evaluation.

✓ Based on following the criteria and evaluation methods followed and in accordance with the requirements of the

client, experts assess that the market value of the property and according to the following information of the

property in sharjah city in the neighborhood (Al-Fayha), its area (6,033.20) m2 is as follows:

✓ The discounted cash flow method has been adopted.

Total Property Value

Total property value in AED

119,115,333

Total property value in Saudi Riyals

121,629,000

Total property value (written in Saudi Riyals)

One hundred and twenty one million six hundred and twenty nine thousand Saudi riyals
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Notes

General Notes

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

❖ The property revenues assessed in UAE AED have been transferred to the Saudi riyal and equal to (1.02)

Recommendations

✓ 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.

Executive Director

Abdulla Al Mahfouz

Fellow Member (1210000273)

PMO Director

Dr. Mohammed BinDakhil

Associate Member (1210001214)
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Title deed



End of reports
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