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Mr. Assem T. Ragaban
Head of Real Estate
Al Rajhi Capital

Our ref. V22-0184

8467 King Fahd Road, Al Muruj District Phone +9712 443 7772
Riyadh 12263 - 2743, Kingdom of Saudi Arabia Email simon.brand@eu.jll.com

Sent by email to alturkiah@alrajhi-capital.com & refd@alrajhi-capital.com

31 July 2022
Dear Sir,
TERMS OF REFERENCE

Addressee: Al Rajhi Capital

Property Address The Properties comprise of the below assets:

(“Properties™): The Properties
Ref Asset BUA (sqm)
1 Lulu Hypermarket 37,569.36
2 Narjes Plaza 5,697.60
3 Fares International School 36,835.00
4 Panda - Khamis Mushait 5,456.27
5 Panda - Madaen Fahad Jeddah 3,838.00
6 Panda - Rawda Jeddah 3,300.40
7 Panda - Al Marwa 15,247.72
8 Lulu Logistics Warehouse 16,500.00
9 Al Salam Hospital 17,568.00
10 Rowad AlKhaleej Intl School Dammam 25,797.00
11 Rowad AlKhaleej Intl School - Riyadh 38,982.60
12 Baream Rowad AlKhaleej Kindergarten- Riyadh 2,549.00
13 Blue Tower 33,418.54
14 AlAhsa Square (Jarir Building) 9,162.00
15 Al Louloua Warehouses 92,290.40
16 Andalus Building 33,426.00
17 Anwar Plaza 4,812.42
18 Rama Plaza 9,822.42
19 Oasis Mall 17,060.00

Reliance: This report shall be relied upon by the party to whom it is addressed, the CMA

Jones Lang LaSalle Saudi Arabia Co.

for Real Estate Valuation

Commercial Registration no. 1010931286
3070 Prince Muhammad Ibn Abdulaziz Road, Al Olaya District,

Unit No. 1111

and investors in the REIT.

We consent to the Valuation Report being shared with the CMA and the whole
report being published on the Saudi exchange website and Client website.
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Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

Tenure:
Valuation Date:
Instruction Date:

Instruction and Purpose of
Valuation:

Basis of Valuation:

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved.

Save in respect of our liability for death or personal injury caused by our
negligence, or the negligence of its employees, agents or subcontractors or for
fraud or fraudulent misrepresentation (which is not excluded or limited in any
way):

a) we shall under no circumstances whatsoever be liable, whether in
contract, tort (including negligence), breach of statutory duty, or
otherwise, for any loss of profit, loss of revenue or loss of anticipated
savings, or for any indirect, special or consequential loss arising out of or
in connection with this report; and

b) ourtotal annual liability in respect of all losses arising out of or in
connection with this report, whether in contract, tort (including
negligence), breach of statutory duty, or otherwise, shall be limited in
aggregate to all parties to USD 1 million. This amount shall be an
aggregate cap on our liability to all relying parties together. The Client is
responsible for providing us with accurate and complete information. We
accept no liability for any errors resulting from this not being the case.

Freehold
30 June 2022
23 May 2022

In accordance with your email dated 08 May 2022 and the contract signed on 14
July 2021 and the novation letter dated 23 May 2022, we are instructed to
provide you with a report to assess the Fair Value of the freehold interests in the
Properties for the REIT’s accounting purposes Given the nature of this
instruction, we confirm that the reports and valuations provided will comply
with the requirements of the CMA.

We confirm that our valuation and report has been prepared in accordance with
the Tageem Regulations (Saudi Authority for Accredited Valuers) and Royal
Institution of Chartered Surveyors Valuation - Global Standards effective
January 2022 (‘the Standards”) and in conformity with the guidance notes of the
International Valuation Standards with an effective date of 31 January 2022
published by the RICS (the RICS Red Book) on the basis of Fair Value as defined in
Appendix C. We have acted as External Valuers.

Fair Value: ‘The price that would be received to sell an asset, or paid to transfer a
liability, in an orderly transaction between market participants at the
measurement date.’ (This definition derives from International Financial Reporting
Standards IFRS 13.)

The report is subject to, and should be read in conjunction with, the attached
General Terms and Conditions of Business and our General Principles Adopted in
the Preparation of Valuations and Reports which are attached in Appendices A
and B respectively.



Property: Al Rajhi REIT Fund, KSA

Software:

Inspection:

Personnel:

Status:

Disclosure:

Sources of Information:

No allowance has been made for any expenses of realisation, or for taxation
(including VAT) that might arise in the event of a disposal and the Property has
been considered free and clear of all mortgages or other charges that may be
secured thereon.

We have assumed that in the event of a sale of the properties, they would be
marketed in an orderly manner and would not all be placed on the market at the
same time.

The valuation has been undertaken using ARGUS Enterprise.

The Properties in the Portfolio were inspected in May-June 2022. Please refer to
the individual reports for details. We highlight that the inspections were
undertaken on a visual basis only.

We understand that we saw representative parts of the property and we have
assumed that any physical differences in parts we did not inspect will not have a
material impact on value.

The valuation has been prepared by Andrei Shchetinin MRICS, Associate, Fellow
Tageem Member and Andrey Kuzmin MRICS, Director, Fellow Tageem Member
assisted by Karim El Suradi, Fellow Tageem Member, Rabea Awidah, Manager,
Associate Tageem Member, and Mohammed AlKolak, Analyst Tageem Member,
Analyst under the direction of Simon Brand FRICS Fellow Tageem Member, Head
of Valuation Advisory MEA&T.

We confirm that the personnel responsible for this valuation are in a position to
provide an objective and unbiased valuation and are competent to undertake
the valuation assignment in accordance with the current RICS Valuation - Global
Standards and are RICS Registered Valuers.

In preparing these valuations we have acted as External Valuers, subject to any
disclosures made to you.

We have been involved in the valuation of the portfolio for Al Rajhi REIT
accounting purposes, as at 31 June 2021 and 31 December 2021.

We have been involved in the valuation of Oasis Mall for Al Rajhi Capital for
purchase report purposes, as at 30 November 2021.

We are not aware of any existing conflicts or potential conflicts of interest, either
on the part of JLL or the individual members of the Valuation team to be
assigned to this project, which would prevent us from providing an independent
and objective opinion of value of any of the assets.

Should we become aware of any potential conflict of interest we shall notify you
immediately in writing.

We have relied upon information provided by the Client, which we have assumed
to be up-to-date and accurate as at the valuation date.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved.
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Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

We have inspected the premises and carried out all the necessary enquiries with
regard to rental and investment value, planning issues and investment
considerations. We have not carried out a building survey or environmental risk
assessment. We have not measured the premises and have relied on the floor
areas provided.

We have been provided with the following documents, which we have relied
upon: Title deeds, municipality licenses, building permits, building completion
certificates, operation licenses, electricity NOCs,a sample of lease agreements
and tenancy schedules.

Limitation of Liability: Our annual liability will be limited in aggregate to all parties to USD 1 million.

Valuation Methodology: In general, our valuations have been undertaken using the following approach:
Income Approach (DCF) with some reliance on replacement cost method. Brief
details on each of the valuation methodologies / techniques are presented in this
Report

Fair Value: Having regard to the foregoing, we are of the opinion that the aggregate Fair
Value of the freehold interest in the Properties, under assumptions highlighted in
the report, as at 30 June 2022 is:

SAR 1,998,455,000

(ONE BILLION, NINE HUNDRED AND NINETY-EIGHT MILLION, FOUR HUNDRED
AND FIFTY FIVE THOUSAND SAUDI ARABIAN RIYALS)

The aggregate Fair Value reported above is the sum of the Fair Values of each of
the Properties and does not necessarily represent the Fair Value of the Properties
if sold as a single portfolio.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved. 6



Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

Summary of Fair Values

S.no Name of Asset BUA, sqm Net Operating Net Operating Cap Rate Discount Rate Fair Value,

Income (Year 1) Income (Year 2) SAR
1 Lulu Hypermarket 37,569.36 16,344,252 7.35% 16,344,252 7.35% 7.25% 9.25% 222,260,000
2 Narjes Plaza 5,697.60 4,619,358 8.75% 4,619,358 8.75% 7.50% 9.75% 52,790,000
3 Fares International School 36,835 10,000,000 7.82% 10,000,000 7.82% 7.75% 9.25% 127,920,000
4 Panda - Khamis Mushait 5,456.27 3,156,065 7.25% 3,266,631 7.50% 7.50% 9.50% 43,540,000
5 Panda - Madaen Fahad Jeddah 3,838 2,904,091 7.27% 2,904,091 7.27% 7.50% 9.50% 39,930,000
6 Panda - Rawda Jeddah 3,300.40 2,775,734 6.07% 2,898,208 6.34% 55,000,000* 8.75% 45,700,000
7 Panda - Al Marwa 15,247.72 11,262,883 7.23% 12,187,327 7.82% 7.50% 9.50% 155,840,000
8 Lulu Logistics Warehouse 16,500 4,250,400 7.62% 4,250,400 7.62% 7.75% 9.50% 55,790,000
9 Al Salam Hospital 17,568 12,002,750 7.43% 12,295,500 7.61% 7.25% 9.00% 161,580,000
10 Rowad AlKhaleej Intl School Dammam 25,797 18,948,750 7.84% 18,948,750 7.84% 7.75% 9.75% 241,560,000
11 Rowad AlKhaleegj Intl School - Riyadh 38,982.6.60 16,275,000 7.84% 16,275,000 7.84% 7.75% 9.75% 207,470,000
12 Baream Rowad AlKhaleegj 2,549.00 1,550,000 7.84% 1,550,000 7.84% 7.75% 9.75% 19,760,000

Kindergarten- Riyadh
Total Single Tenanted 1,374,140,000

*Property exit at underlying land value.

S.no Name of Asset Net Operating Year 1Yield Net Operating Cap Rate Discount Rate Fair Value,
Income (Year 1) Income (Year 2) SAR

1 Blue Tower 33,418.54 11,785,071 9.25% 9,470,264 7.43% 8.50% 10.50% 127,390,000
2 AlAhsa Square (Jarir Building) 9,162.00 4,195,207 8.41% 4,225,177 8.47% 8.50% 10.00% 49,900,000
3 Al Louloua Warehouses 92,290.40 9,899,627 8.24% 10,923,213 9.09% 9.50% 11.50% 120,130,000
4 Andalus Building 33,426.00 10,241,521 7.34% 11,893,722 8.52% 8.75% 11.00% 139,590,000
5 Anwar Plaza 4,812.42 1,409,151 4.49% 3,252,249 10.37% 34,950,000 9.50% 31,370,000
6 Rama Plaza 9,822.42 3,000,887 5.03% 4,570,301 7.66% 8.00% 10.25% 59,660,000
7 Oasis Mall 17,060.00 8,334,085 8.66% 8,334,085 8.66% 9% 10.75% 96,275,000
Total Multi Tenanted 624,315,000

*Property exit at underlying land value.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 7



Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

Investigations

Nature and Sources of Information Relied Upon

The Client has, unless stated otherwise in the following Property reports, provided us with the information
relating to the Properties listed below which we have fully relied upon:

m Site location.

m Tenure documents: title deeds;

m  Planning documents: building permits, building completion certificates and/or municipality / operating
licenses;

m Tenancy and area schedules for Al Andalus, Blue Tower, Al Louloua Warehouses, Jarir Bookstores (Ahsa
Square), Anwar Plaza, Rama Plaza as at 30 June 2022;

m Tenancy Contracts for developed leased Properties;
m  Amended master-lease contracts for Blue Tower and Al Louloua Warehouses (Reduced Master Rent Rate).

We note that the above is a brief summary of the documents provided for the majority of the Properties. We note
that in certain instances some information was limited. Therefore, we recommend referring to Individual Property
Reports for further details.

We have not verified the information provided. The Client has certified, that any and all information and
documentation provided to us is accurate and complete in all material respects. Should this prove not to be the
case, we reserve the right to amend our valuation accordingly as any change to the above information relied upon
may materially affect the value of the Properties.

Extent of Investigations

We have reported within the extent of our expertise, on the understanding that the Client will seek further
specialist advice where necessary. Where we have reasons for concern, we have raised these in this Valuation
Report and Individual Property Reports and caveated them accordingly. Following subsequent detailed
investigations, we reserve the right to review and amend our valuations accordingly.

Title and Tenure

From the information provided to us, we understand that the Properties are held freehold by Privileged
Warehouse Company 2, and Gulf Fund Company for Development and Real Estate Investment, two SPVs under the
Al Rajhi REIT managed by Al Rajhi Capital (as advised by the Client), and some of the assets are mortgaged to Al
Rajhi Bank.

We have valued all the Properties under an assumption of good and marketable freehold titles held free from any
mortgages, charges, encumbrances and third-party interests and transferrable to foreign owners/entities.

If at a later date any defects in title or restrictions on the transferability of the Properties are proven, this may
affect our opinion of value and we reserve the right to review and amend our valuation accordingly.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 8



Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

Inspection and Areas

We undertook external and internal inspections of the Properties during May - June 2022.

We have not undertaken a measured survey of the Properties. You have agreed that we can rely upon the site and
building areas as per the title deeds and building permits provided to us by you.

State of Repair
We have not undertaken building surveys. Unless advised by you, we have assumed that the structure of the
Properties is in good condition and their state of repair is commensurate with their age and use.

We recommend that specialists be instructed to verify this.

Utilities and Building Services
We have not undertaken any investigations in regard to services and utilities provided to the Properties.
Moreover, we have not been provided with any formal details in this regard.

Unless advised by you, we have assumed that the utilities and building services are of sufficient capacity for the
current operation and future use/expansion of the Properties and are in good condition.

We recommend that the information regarding services and utilities to the Properties is verified by appropriately
qualified consultants and furthermore, we would stress that our assumptions regarding services should not be
relied upon until they have been confirmed as being accurate by these consultants.

Planning and Building Regulations
The Client has provided us with building permits and building completion certificates and NOCs for the Properties
and we have relied on the zoning / planning information available in these documents.

Where there are slight discrepancies between the building permits and the outcome of our inspections, we have
highlighted those discrepancies and we have assumed the zoning of the Properties to be in line with the
municipality zoning.

We recommend that the information and assumptions regarding zoning / planning of the Properties is verified by
appropriately qualified consultants and, furthermore, we would stress that our assumptions regarding planning /
zoning should not be relied upon until they have been confirmed as being accurate by these consultants.

In the event that planning / zoning of the Properties is different from the assumed or is not received, we reserve
the right to amend our valuation.

Contamination and Hazardous Substances

Unless advised by you we have assumed that the Properties are not adversely affected by contamination and
hazardous substances. We recommend that specialists be instructed to verify this.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 9
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Environmental Matters

Unless advised by you we have assumed that the Properties are not adversely affected by environmental matters
and that ground conditions are sufficient for any current or proposed developments/extensions. We recommend
that specialists be instructed to verify this.

We advise that specialist investigations be undertaken by appropriately qualified consultants to confirm the
same. Should the outcome of these investigations prove that the above assumptions are incorrect, we reserve the
right to revise our valuation.

Operational Licences/Permits/Certificates/Agreements

Municipality / Operational licenses have been provided for: Al Khaleej Schools / Kindergarten (3 properties) in
Riyadh and Dammam, Lulu Logistics Warehouse in Riyadh and all the Panda Properties.

Where the municipality / operational licenses have not been provided and unless advised by you, we have
assumed that valid licences/permits/certificates/agreements are in-place for the on-going operation of the
Properties in accordance with all relevant regulations and that these licences/permits/certificates/agreements
will be renewed without issue or significant cost upon expiry.

Tenancy Schedule

We have been provided with tenancy schedules supported by lease contracts for the multi-tenanted Properties as
mentioned above and in the individual Property sections. We have been informed that such tenancy schedules
were accurate as at 30 June 2022.

We have also been provided with the lease agreements for the master-let Properties and have verified the lease
terms and detailed their salient terms in the individual Property sections.

We recommend that tenancy information is verified by appropriately qualified advisors; furthermore, we would
stress that our assumptions should not be relied upon until they have been confirmed as being accurate by these
advisors. If, at a later date, any inaccuracies in the tenancy information are proved, this may affect our opinion of
value and we reserve the right to review and amend our valuation accordingly.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 10
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Market Commentary

Office Real Estate Market Overview

The vast majority of new office supply delivered last year in KSA was in Riyadh. Of the 480,000 sq m. of office
floorspace that came online across the four major tracked markets (Riyadh, Jeddah, DMA and Makkah), around
90% of new additions were in the capital. Challenging economic conditions stemming from the pandemic have
led some developers to adopt a wait-and see approach by temporarily halting work on projects. Nevertheless,
approximately 445,000 sq. m. of office space is planned to be completed across all four markets in aggregate in
2022. Of this, about 360,000 sq. m. - or over 80% - is estimated to be added to Riyadh’s existing stock.

Average Grade A office net rents in the capital trended up over most of 2021. At SAR 1,380 per sq. m. per annum,
they stood 4% higher year-on-year in Q4 2021 and were broadly at par with pre-pandemic levels.

Although Riyadh is seeing strong levels of new supply, it is simultaneously experiencing the conversion of latent
demand for Grade A offices into robust take-up as higher quality floorspace comes online. International firms
have largely been responsible for driving overall demand, partly stemming from a government mandate last year
requiring foreign firms to establish their regional headquarters within the kingdom by 2024 in order to enable
them to compete for government contracts. By October 2021, authorities had reportedly issued licenses to 44
international firms to begin activities within the kingdom. Government and related entities also accounted for a
portion of overall demand as they work towards delivering the goals outlined in Vision 2030. In this context, it’s
perhaps unsurprising that Riyadh’s office vacancy rate stood at just 3% in Q4 2021.

In Q4 2021, average Grade A net rents in Jeddah rose by 8% year-on-year to SAR 1,036 per sq. m. per annum. The
jump can broadly be attributed to limited availability of Grade A office space, and growing demand, especially
from government and related entities. In Q4 2021, the city’s market-wide vacancy rate stood at 13% - down 5%-
points from a year earlier.

Annually, average rents in DMA and Makkah declined by 3% and 13%, respectively, in the final quarter of 2021.
Although restrictions on pilgrims travelling to Makkah have been easing, they continue to weigh on local business
activity. Year-on-year, office vacancy rates remained stable at 32% in DMA and increased by 7%-points to 38% in
Makkah in Q4 2021.

Across KSA, we have observed that firms searching for new premises continue to show a preference for higher
quality office buildings - with smaller, fitted-out units especially in-demand as companies seek to remain nimble
and aim to reduce operational costs. In the short-term, we expect Makkah’s office sector to remain under pressure
as conditions unique to that city continue to pose challenges.

In Riyadh, the rising number of international firms relocating or increasing their footprints suggests that demand
will continue to strengthen. However, the city’s large supply pipeline in 2022 will mean that landlords will have to
demonstrate a degree of flexibility during negotiations.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 11
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Source: JLL Q4 2021 KSA Real Estate Market Report

Residential Real Estate Market Overview

Last year, Riyadh accounted for a large proportion of new residential supply that was delivered across the
Kingdom. The capital’s residential stock reached 1.3 million units in Q4 2021 with the completion of 31,000
residential units over the 12-month period; this was more than the number of units built across Jeddah, DMA and
Makkah combined (22,000 units). Most of the upcoming supply in Riyadh comprises masterplanned projects to
develop integrated communities.

In 2022, approximately 49,000 units are expected to be completed in the capital - equivalent to approximately
3.2% of existing stock. By comparison, upcoming residential supply this year in Jeddah (12,000), Makkah (10,000)
and DMA (17,000) is relatively modest in absolute terms. As a proportion of existing supply, the upcoming supply
in Jeddah (1.4%) and Makkah (2.3%) is also lower than in Riyadh but is higher in DMA (4.5%).

The government’s vision to transform Riyadh into a global business hub has helped attract a growing workforce to
the capital; this, coupled with the already-strong underlying demand from Saudi citizens, signals healthy
prospects for the housing sector. In the final quarter of last year, Riyadh’s residential prices and rents registered
year-on-year increases of 6% and 1%, respectively. Jeddah’s residential market performance was mixed in Q4
2021; in annual terms, prices grew by 6% and rents fell by 3%. Unfortunately, Makkah and DMA’s residential
markets remained in the doldrums in Q4 2021 as both asking prices and rents continued to trend down.

The government has launched several initiatives to remove barriers to home-ownership for the kingdom’s
burgeoning young population. For example, the Real Estate Development Fund (REFD) and the Ministry of
Housing launched the Sakani program in 2018 to enable Saudi citizens to buy their first home.

With apartments priced on average at around the SAR 700,000 mark, the initiative allocates affordable, ready
housing. In 2021, 169,000 families who were previously allocated housing through this initiative moved into their
new homes whilst another 210,000 families were assigned housing which will be delivered for occupation in the
coming years.

With the younger generation of Saudis more cost-conscious when searching for a home, it’s unsurprising that
demand has increasingly been shifting towards smaller, more affordable residential units. Developers across the
kingdom are cognisant of this trend crystallising and are responding by, for example, incorporating more
apartments in upcoming projects to capture this segment of the population.

The government has launched various initiatives in recent years in order to increase homeownership within the
kingdom. In the near-term, strong underlying demand for housing among Saudis is anticipated to underpin prices
continuing on an upward trajectory - albeit the upcoming supply pipeline is likely to soften price growth over the
next 12 months.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 12
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Source: JLL Q4 2021 KSA Real Estate Market Report

Retail Real Estate Market Overview

The quantum of new retail floorspace delivered in 2021 was higher across each of the four major markets that we
track than the preceding year. Around 180,000 sq. m. was delivered in Riyadh, 195,000 sq. m. in Jeddah, 24,000 sq.
m. in DMA and 58,000 sg. m. in Makkah.

As Saudi Arabia progressed with its vaccination drive in 2021, the government gradually eased restrictions -
which, according to retailers, translated into higher levels of footfall. However, the emergence of the Omicron
variant towards the end of 2021 led Saudi authorities to reinstate some restrictions, which acted as a drag on the
kingdom’s retail sector.

The uncertain economic climate, combined with recently completed floorspace and upcoming supply, is
prompting landlords of older properties to re-assess and re-position their assets in order to retain tenants. In Q4
2021, average rents for super-regional malls increased by 1% year-on-year in the capital and registered declines
across the remaining cities. In the case of regional malls, average rental values declined across each of the four
markets that we tracked in Q4 2021 by 2% and 8%.

The fall-off in religious tourism to the city of Makkah during the pandemic placed significant strain on retail
developments in the city. As a result, landlords with assets in close proximity to the Holy Mosque - which largely
rely on visiting pilgrims - have been attempting to maintain their occupancy rates by, for example, heavily
discounting lease rates. Despite landlords’ best efforts however, Makkah’s market- wide retail vacancy rate
jumped annually to 17% in Q4 2021. On the same basis, Riyadh and Jeddah’s vacancy rates saw small increases to
reach 21% and 13%, respectively. At 11%, DMA was the only market that saw no change in its vacancy rate in Q4
2021.

In line with trends evolving globally, some retail centres in the kingdom have been developing their F&B offerings
to create a more social experience for visitors. Such centers tend to benefit from higher footfall and dwell times,
as well as higher consumer spending, when compared with traditionally positioned retail assets. Furthermore, in
November, Saudi Arabia’s Ministry of Investment reported that it granted 174 new licenses to foreign firms in Q2
2021 to undertake investment projects in the retail & e-commerce sector. This represented nearly 30% of the total
licenses issued across all sectors (575) and more than double the number compared to the preceding three
months (78).

Last year, the kingdom partially reversed the declines in consumer spending and retail sales seen in 2020. Going
forward, forecasts from Oxford Economics show that, in 2022, consumer spending will see annual growth of 3.4%
and retail sales will rise by 2.2%. If these projections are borne out, both will broadly recover to levels previously
seen in 2019 which in turn should lend support to Saudi Arabia’s retail sector, helped by upcoming entertainment
events.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 13
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Source: JLL Q4 2021 KSA Real Estate Market Report

Industrial Real Estate Market Overview

Tier 1 cities, such as, Riyadh, Jeddah, Dammam, Makkah and Madinah account for nearly 80% of total warehouse
stock in the country. Important to mention, Riyadh, Jeddah and Dammam combined contribute to over 75% of
total warehousing stock across KSA.

Supply in KSA is dominated mainly by older Grade B and Grade C developments, with limited Grade A
developments. Warehousing space in KSA is mostly unorganized and dominated by local developers. There has
been select instances of 3PL focused international players, such as, Agility, Kanoo, etc. which are operating
through their own organized stock.

E-commerce occupiers are the focus of recently developed Grade A spaces in the country. Being the capital city as
well as the most populous city, Riyadh has witnessed consumer driven growth in the warehouse and logistics
market. Additionally, it is anticipated that regional infrastructure projects will trigger further demand for space in
the city.

As the economic climate post-COVID continues to stabilise, the city of Riyadh’s industrial sector continues to show
signs of growth in business activity, with issuance of new industrial licenses for businesses on the rise since Q3
2021 according to official data from Saudi Arabia’s Ministry of Industry and Mineral Resources. Consequently, the
Saudi ministry of industry and mineral resources has issued 72 industrial licenses during February 2022, with
investments amounting to over SR1.1 billion ($293 million) creating 2339 jobs in the industry.

According to the National Center for Industrial and Mining Information, the total number of factories in Saudi
Arabia lies at approximately 10,397, while the volume of licensed labour has reached 1,038 million workers by the
end of February 2022.

We understand that the biggest share of the new industrial licenses was for the food production industry followed
by rubber and plastic products and non-metallic minerals.

The capital accounted for most of the new licenses according to the geographical distribution information with
twenty-five licenses issued, followed by the Eastern Region and Makkah Region with seventeen and ten licenses
respectively.

Key government initiatives include:

m Saudi Vision 2030: Part of KSA’s diversification strategy includes the development of the logistics sector to
increase KSA’s ranking in the Logistics Performance Index from 49 to 25. Additionally, Vision 2030 seeks to
increase the contribution to GDP of SMEs from 20% to 35%, as well as transforming into a logistics hub
through government-backed projects including Project Chimney.
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= National Industrial Development and Logistic Program (NIDLP): Position KSA as a logistics hub in the
region by developing a competitive regulatory environment that makes industrial and export operations more
cost effective. Support KSA’s development as a logistics hub by enhancing industrial infrastructure.

National Industrial Clusters Development Program (NICDP): Aimed at developing export driven industrial
sectors in KSA. The planned development of the industrial and logistics sector in KSA as outlined above is

envisioned to drive long term demand growth for warehousing space
Growth in industrial activity is envisioned to enhance the growth of the warehousing sector.

In Riyadh, household retail expenditure is projected to grow steadily over the forecast period in line with organic
population growth. As the retail market evolves, it is envisioned that the increase in retail expenditure will result
in an increased requirement for warehouse space. Furthermore, as households move towards e-commerce
platforms to make retail purchases, the requirement for storage space is expected to rise as, typically, additional
storage space is required to complete back-end operations for online order fulfilment.

We have analysed known leases of warehouses in the Aziziyah and Masanai Districts, where the most relevant
comparables for Lulu Logistics Warehouse and Al Louloua Warehouses are located,to establish ranges and
measures of central tendency. The table below provides a summary of our analysis.

Warehouse Lease Analysis

Area (sq m) Rate (SAR/sqm)
Masanai
Minimum 300 82
Maximum 2,400 169
Average 486 137
Minimum 301 138
Maximum 602 150
Average 324 146

Source: JLL Analysis

The analysis in the table above is derived from almost 100 lease agreements totalling more than 30,000 square
metres in GLA with the majority comprising an average tenure of one year. Over the past month, we understand
renewals are taking place at an average of SAR 150/sqm indicating a potential short to mid-term increase in
warehouse rental space in these locations until new stock in Riyadh is delivered.
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KSA Investment Evidence

Most transactions in regional capital markets are typically by GCC investors as overseas investors have limited
access to tenable opportunities. Interest from overseas investors has also been restricted by the following:

m Lackof suitable, institutional grade product;

m  Pricing (bid-ask spread);

m Liquidity restrictions;

m Limited transparency.

As a result, we consider there to be a three-tier investment market:
m Tier 1 comprising local/GCC private investors;

m Tier 2 comprising GCC funds;

m Tier 3 comprising international financial institutions/funds.

Based on our experience, the investors which fall into tiers one and two view GCC based real estate investments
significantly more favourably than tier three investors. This is due to a number of factors including:

m  Familiarity with local market;

m  Sentiment;

m Comparative ease to undertake a real estate transaction (legally, culturally etc.);
m  Risk profile;

m Lack of ownership restrictions.

We have summarised various transactions which we consider reflect the price/yield investors have been willing to
pay over the past few years for real estate assets.

The lack of volume and transparency in the market means that it is very difficult to differentiate yields by sub-
sector. In fact, there is no clearly defined segmentatin, with investors focusing on location, covenant strength and
length of unexpired lease term as their primary investment driver.

Furthermore, we note that the properties that have transacted are generally of smaller lot sizes, ie. under SAR 200
million. Liquidity considerably reduces above this level. In these cases, an individual investor may look to acquire
a minority stake, or a consortium of investors could club together to purchase the whole asset. However, this
approach can result in potentially complicated ownership and management structures which are more suited to
institutional investors. Therefore, large lot sizes represent significant liquidity issues which, in our opinion, could
soften the yield by 100-200 basis points.

We detail below investment evidence throughout KSA:

Transaction Property / Asset Location BUA (sq m) Price IY Comments
Type
Offer Retail Plaza Riyadh TBC SAR 78m 7.50% 5,600 GLA sgm store let to. WALT is 14.5 years
March 2022 Office/Retail Riyadh 36,495 SAR 448m 7.0% Acquired by SICO REIT
March 2022 Office/Retail Riyadh 25,591 SAR 235m 7.4% Considered by Musharaka REIT
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Transaction Property / Asset Location BUA (sq m) Price IY Comments
Type

Feb-22 4 Education Assets  Riyadh/ 30,300 SAR 148.5m 8.4%* 3 Kindergartens and One School with 17.6

Dammam years triple net lease - Equivalent Yield: 8.4%

Feb-22 Burjeel Hospital Sharjah TBC AED 105m 7.9% 20 year lease - triple net with equivalent

yield 8.75%

Jan-22 Al Khaleej Riyadh 13,261 SAR 75m 8.6%* 13,5Years WALT - triple net lease
Training Office

2021 Qbic Building, Riyadh 42,145 SAR 250m 8.60% 2-floor retail / office complex. Occupied on a
King Abdulaziz 3-yr lease to Ministry of Housing. BUA 42,145
Road, Al Ghadeer sgm

2021 Al-Nakhlah Riyadh TBC SAR 1.8bn 8.90% Premium due to size —and fully occupied
Residential
Complex

2021 Seven Office Riyadh TBC SAR 650m 8.32% Acquired by Jadwa Investment Fund
Towers

Mar-21 Signed  Riyadh Boulevard  Riyadh 36,340 SAR 320m 9.16% Retail & office complex on Prince Turki bin

SPA Abdulaziz Al Awwal Road. 97% occupancy.

Apr-21Signed  Office Tower, Al- Riyadh 16,643 SAR 99m 9.09% Sahafa District. Leased to gov. entity on a 3yr

SPA Olaya Street term.

Sep-21 Gardino Hotel Riyadh 14,075 SAR 85.5m 9.15% Acquired by Musharaka Capital, the fund

manager of Musharaka REIT Fund.

Mar-21 i-offices, Riyadh 23,215 SAR 135m 7.74% Rabeea District. 3 towers, 100% occupancy.
Thumama Road Tenants include Al Rajhi Takaful and Amlak

International.

Sep-20 Al Sharq Logistics ~ Riyadh 113,812 SAR 140m 8.00% Logistics complex with 193 units located in

Complex Sulay District. 164 units - storage
warehouses, 29 units are retail warehouses
and offices.

Jun-20 Al-Ghad National Riyadh 17,910 SAR 92m 6.50% King Abdullah District. Leased to Al-Ghad
School National Schools for 10 yrs with 10% fixed

increase after 5yrs. Three 5yr renewal
options.

Mar-20 Elite Mall Riyadh 20,000 SAR201.5m 7.94% 15 retail showrooms plus mezzanine and 30

offices.

Nov-19 Aziziyah Riyadh 15,000 SAR 25.6m N/K  Two logistics warehouses in Aziziyah district.
Warehouses (1&2)

Nov-19 2 property Riyadh Office - SAR93m  Office- Labour Court Olaya Office - leased to gov.
portfolio - office & 14,912 sq 10.2%, entity on 3yr lease from Jun-18. Aber Al
hotel m. Hotel - Hotel- Yasmin Hotel -leased to Boud| Trading Co.

8,597 sq m. 9.1%  with 15yrs term remaining.

* Equivalent Yield / Source: JLL Research, Argaam.com

When interpreting the transactions, the following is to be taken into consideration:
m Nature: The majority of the transactions mainly comprise freehold arm’s length transactions.

m Location: These transactions comprise assets located in core cities. We expect properties located in less
established cities and remote locations to be of a higher risk profile.

m Tenure: Investors are looking for real estate investments that offer income security of at least 7-8 years, good
covenant strength, good location with minimal reversionary risk.
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m  Exit: investors will always seek to assess the exit from an investment in terms of liquidity and timing. Liquidity
could be anissue where there is a short unexpired term and no or uncertain renewal options which is factored
by investors into the exit cap rates.
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Valuation Methodology

Valuation Methodology

In arriving at our opinion of Fair Value of the freehold interest in the Property/Properties, we have adopted the
following valuation methodology:

Income Approach

Discounted Cash Flow (DCF)

DCF is a financial modelling technique based on explicit assumptions regarding the current contracted and
prospective market cash flow generated from a property. DCF analysis involves the projection of a series of
periodic cash flows either to an operating property, a development property or a business. To this projected cash
flow series, an appropriate, market-derived discount rate is applied to establish an indication of the present value
of the future income stream associated with the property. In the case of operating real properties, periodic cash
flow is typically estimated as gross income less vacancy and collection losses and less operating
expenses/outgoings. The series of periodic net operating incomes, along with an estimate of the reversion rent
and terminal value, anticipated at the end of the projection period, is then discounted.

In arriving at our opinion of Fair Value, we have adopted the Discounted Cashflow Method of valuation using Argus
Enterprise. We have undertaken a Discounted Cash Flow (DCF) analysis over a 5-year investment horizon.

We stress that estimating future rentals and exit values is challenging and should be regarded as an indicative
assessment of possibilities rather than absolute certainties. The process of making forward projections of key
elements includes assumptions regarding a considerable number of variables that are acutely sensitive to
changing conditions, variation in any of which may significantly affect value. However, we consider that the
assumptions adopted here are robust market-facing assumptions that buyers will likely adopt.

JLL's approach to discount rates/IRRs is a market-led rather than a formulaic econometric approach.

Discount rates used in valuations are the minimum hurdle rate of return required by an investment purchaser to
compensate for the risks inherent in the cash flow for the holding period. They are hence an internal rate of return
for the holding period assuming an acquisition at the valuation date and at the reported valuation opinion. There
are many econometric models and arguments around discount rate choice and adoption. However, JLL's view is
that many of these arguments may be misleading and overly theoretical, based solely on classic economic
theories about how market participants ought to behave rather than how they actually behave in complex,
nuanced markets.

In our experience, potential purchasers in volatile and developing markets do not use discount rate build-up
models to determine what to bid or pay for an asset. They generally use initial yields, yield return calculations and
their own IRR requirements to determine what to bid and pay for assets. For more sophisticated investors in
emerging markets, IRRs are determined by internal Weighted Average Cost of Capital (WACC) thresholds, which
dictate the minimum returns needed to meet an entity's equity and cover debt payments. However, each
individual company's WACC cannot be accepted as a proxy for market IRRs as these tend to be subjective and may
be based on factors that cannot be universalized to other market participants. However, JLL is aware of the broad
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range of return expectations of several more sophisticated investors in the GCC and wider EMEA and Global
Markets.

In more developed, regulated and mature markets with greater transparency, availability of comparable property
data, and less economic volatility discount rates for prime, institutional quality investment assets tend to range
between 7.0% and 9.00%, depending on the risk factors peculiar to each asset. In developing markets such as
those in the GCC, investors tend to require IRRs (discount rates) of at least 8.75% - 9.75% for prime assets, with IRR
requirements moving in or out depending on investor sentiment, macro and microeconomic risks and asset-
specific risk and reward factors.

It should be noted that JLL’s approach to valuation is evidence-based. As such, the most important and readily
available evidence of the likely price (Market Value/Fair Value), which a property will achieve if sold at the date of
valuation, is transactional evidence from the recent market showing the 1st Year’s Forward Yield on the 1st Year’s
Projected Income.

DCF inputs such as the discount rate, exit yield, rental and cost growth rates do not have strong evidential bases
to prove the reasonability of the valuation and are often highly theoretical/based on unproven assumptions about
future performance and market conditions and are hence less reliable than ‘hard’ transactional evidence in the
form of 1st Year’s Forward Yields.

Market Approach

The market approach derives the value of the Property by comparing it to other properties for which the price is
known. Ideally, the property is compared and contrasted to identical properties which have recently been sold, or
where no recent transactions have taken place, the asking price at which the comparable properties are currently
listed for sale. Adjustments may be required to reflect the period of time that has passed between the transaction
date and the date of valuation or the price that is expected to be achieved following a negotiated sale. Following
an analysis on the terms of the sale, an appropriate unit of comparison is chosen, for example, a rate per square
foot/metre of land/buildings. Further subsequent adjustments may be required to factor in differences in location,
size (quantum), quality and specification, permitted use etcetera and any instructions received which are specific
to the assignment.
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1 Lulu Hypermarket, Riyadh, KSA

Report Date: 31 July 2022

1.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sq m)

Fair Value (SAR)

1.2 Property Location

Macro Location

Source: JLL / Google Earth
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Retail

Freehold - Mortgaged to Al Rajhi Bank
37,569.36 (Including electrical room 30 sqm)
N/A

19,500

222,260,000
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Property Positioning

Property Lulu Hypermarket, Riyadh, KSA
City Riyadh

District AlNahda District

No. of Street Frontage/s 2

North Unnamed Road - At Tagwa Street extension
South  Khurais Road
East Plot 554 and 555 - as per title deed
West Passageway (8 m wide) - as per title deed
Key Landmarks Al Othaim Mall (Opposite)

Surrounding Land Uses The Property is bound by vacant land to the East and West, old residential villas to the
north and Khurais Road to the south. Being a commercial road, several commercial
street retail / showrooms are located further along Khurais Road with Al Othaim Mall
being situated directly opposite to the Property.

Source: JLL

1.3 Property Description

Property Description

Property Type Retail

Age (years) 7.5 (as advised by the Client)

Building Condition Good

Internal Condition Good

No. of Floors B+G+2

BUA (sq m) 37,569.36 (including electrical room: 30 sqm)

GLA (sq m) N/A

Plot (sqm) 19,500

Description The Property comprises a ground plus two-storey structure with the basement used

as visitor parking, the ground and first floors used as retail and the second floor as
office space. The Property anchor occupier is Lulu with significant outlets sublet to
other tenants.

Source: JLL / The Client

1.4 Legal

1.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 618001000851 & 318001000841
Plot No. / Sub Division No. Plots 542 to 553, Block 2 Sub-Division 1353 / i
Owner Privileged warehouse company 2
Tenure Freehold - Mortgaged
Title Deed Date 27/01/1441 (G: 26/09/2019) & 30/01/1441 (G:29/09/2019)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised
below:
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Planning / Building Permit Details

Permit Number 1432/22798

Permit Date 26/12/1432(G:23/11/2011)
Planning Permission Commercial - Retail (amendment)
Civil Defence Permit N/A

Building Specifications Basement: 12,517.61 sqm (Parking)

Ground Floor: 10,879.85 sqm (Retail)
First Floor: 11,061.90 sgm (Retail)
Upper Annex: 2,887.00 sqm (Office)
Electrical Room: 30.00 sqgm
Boundary Wall / Services: 193.00 m

Source: The Client

We have been provided with a building completion certificate dated 08/02/1435 for plot no. 542 to 553 confirming
the development completion as a retail centre as depicted in the building permit. For the purpose of our valuation
we have assumed that the Property complies with all relevant authority planning and zoning requirements and
have assumed all information provided to us by the Client to be accurate and have relied on them for the purpose
of this assignment.

1.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Al Mutlaq Real Estate
Investment Company under a master lease / triple net contract. We have presented the salient terms of the lease
below:

Lulu Hypermarket

Date The Lease is dated 1 December 2014 (corresponding to 8/2/1436 H).

Lessor Al Rajhi Capital Company (Commercial Registration no. 1010231217)

Lessee Al Mutlaq Real Estate Investment Company (Commercial Registration no. 1010222472)
Term From 1 December 2014 (corresponding to 8/2/1436 H) expiring 25 April 2029

Property description Land consisting of 19,500 sq m and all buildings currently erected on the plot (37,569.36

sqm) as outlined in the Lease. The Lease also covers any buildings to be erected on the
plot so long as the Lessee has the authority to invest in such buildings.

Rent SAR 15,275,000 for the initial term of the Lease. (7% escalations as per the appendix)
Current Passing Rent: SAR 16,344,252 after deducting supplementary rent.

We note that the contract states a supplementary rent of SAR 250,000 quarterly in
advance subject to change based on negotiations.

Rent Payment Date Paid quarterly in advance
Security Deposit Not stated.

Lease renewal provision Not Stated.

Permitted Use As a commercial retail centre.
Type of Lease Triple Net (Full Repairing Insuring).

Source: The Client

1.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OPEX, maintenance and insurance cost of the
Property. We have not been provided with operating costs for the Property by the Client.
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1.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

We have had regard to prevailing rental comparables for similar assets throughout the Kingdom such as Lulu,
Panda and Danube, in addition to other big box retail units such as Extra, Dar Al Bandra and Jazeera which we
understand are under 5-15 year lease terms. We have also had regard to other Lulu assets in Riyadh and based on
our experience, we understand that rental rates agreed for such assets range between SAR 400 and SAR 700 per sq
m depending on macro and micro location, with Lulu having committed to rates between SAR 400 and 600 per sq
m for assets in the near past. Rental rates for such properties are affected significantly by direct competition and
catchment areas. Based on the above, we are of the opinion that the current passing rent at SAR 435 per sqmisin
line with Market Rent for similar space in this location.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in our KSA Investment Evidence section above(Page 16), in
forming our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.25%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 5-year
analysis horizon.

We have applied an Exit Yield of 7.25% to the net income at the start of Year 6 (this would be calculated off a Year
6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price. Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 222,260,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Lulu Hypermarket

Current Passing Rent SAR 16,344,252 per annum
Passing Rent (Year 6) SAR 17,488,348 per annum
IRR/Discount Rate 9.25%
Exit Yield 7.25%
Fair Value June 2022 Valuation SAR 222,260,000
Projected First Year’s Forward Yield 7.35%

Source: JLL
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1.6 Principal Risks

We have outlined the following principal risks in relation to the Property below:
m Continued reliance on surrounding residential developments to provide future footfall and growth.

m Increased competition from comparable projects within KSA could adversely impact future demand.

1.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the Freehold interest in the Property,
as at30 June 2022 is:
SAR 222,260,000

(TWO HUNDRED AND TWENTY-TWO MILLION, TWO HUNDRED SIXTY THOUSAND SAUDI ARABIAN RIYALS)
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2 Narjes Plaza, Riyadh, KSA

Report Date: 31 July 2022

2.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sq m)

Fair Value (SAR)

2.2 Property Location

Macro Location

Source: JLL / Google Earth
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Retail

Freehold (Mortgaged to Al Rajhi Bank)
5,697.60

N/A

9,000

52,790,000

Micro Location
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Property Positioning

Property Narjes Plaza, Riyadh, KSA
City Riyadh

District An Narjis District

No. of Street Frontage/s 4

North Unnamed Road

South 62 Street
East Uthman Ibn Affan Road
West 107 Street

Key Landmarks Immam Muhammad Ibn Saud Islamic University to the South East of the property
across Ath Thumamah Road
Surrounding Land Uses Mainly vacant land plots in the immediate proximity, residential to the South of the

Property across Ath Thumamah Road. Al Sadarah school is located to the East.
Source: JLL

2.3 Property Description

Narjes Plaza

Property Type Retail

Age (years) 10.5

Building Condition Fair

Internal Condition Fair

No. of Floors 2

BUA (sq m) 5,697.60

GLA (sq m) N/A

Plot (sqm) 9,000

Description The property is a single-storey building with a G+1 adjacent block known as Narjes

Plaza. The property comprises a retail plaza supported by offices with a surface
parking area located in front of the building along Uthman Ibn Affan Road. The plaza
is anchored by Tamimi markets.

Source: JLL / The Client

2.4 Legal

2.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 918001000842
Plot No. / Sub Division No. Plot 69-80 / 2737
Owner Privileged warehouse company 2
Tenure Freehold - (Mortgaged to Al Rajhi Bank)
Title Deed Date 27/01/1441 (G: 27/09/2019)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised

below:
Permit Number 1431/671
Permit Date 18/01/1431(G:04/01/2010)
Planning Permission Commercial - Retail
Civil Defence Permit N/A
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Planning / Building Permit Details

Building Specifications Ground Floor: 4,499 sq m (Retail)
First Floor: 886 sq m (Office)
Upper Annex: 88.6 sq m (Services)

Boundary Wall / Services: 224 m
Source: The Client

We have been provided with a building completion certificate dated 26/08/1432 for plot no. 69 to 80 confirming
the development completion as a commercial and retail building as depicted in the building permit. For the
purpose of our valuation, we have assumed that the Property complies with all relevant authority planning and
zoning requirements and have assumed all information provided to us by the Client to be accurate and have
relied on them for the purpose of this assignment.

2.4.2 Occupational Leases

We have been provided with the lease agreement, the salient terms of which have been presented below:

Narjes Plaza

Commencement Date The Lease is dated 21 June 2015 G (corresponding to 4/9/1436 H).

Lessor Al Rajhi Capital Company

Lessee Al Fouzan Trading and General Contracting Company

Term Ten (10) Hijri years after the Commencement Date (corresponding to 3 March 2025 G)
Property description The Property comprises the improvement known as “Al Narjes Commercial Centre” and

the plot of land on which it is built, located the Al Narjes area of Riyadh; plot numbers 69
to 80 of block 2731 with title deed number 710106019054 dated 20/1/1431 H, the total
area of which is, according to the title deed, 9,000 sq m,including the buildings, car parks
and all other structures and systems (electrical, mechanical, plumbing, air conditioning,
etc.) erected on the same.

Rent SAR 4,492,800 per Hijri year (corresponding to 4,619,358 per Gregorian year).
Rent Payment Date The rent is paid every six months in advance

Security Deposit Not stated.

Lease renewal provision N/A

Permitted Use As a commercial retail centre.

Type of Lease Triple Net (Full Repairing Insuring)

Source: The Client

2.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OpEx, maintenance and insurance cost of the
Property. Hence, we have not been provided with operating costs for the Property by the Client.

2.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

From the information provided to us we understand that as at the valuation date there is a master lease in place.
We were only provided with the BUA of the asset. The passing rent under the effective master lease is SAR 810 per
sq m of BUA which reflects a higher rate on GLA basis.
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We have not been provided with the details of the GLA of the Property. Based on our experience, the typical GLA-
to-BUA ratio for similar assets is approximately 80%. Thus, our estimate of the passing rent based on GLA is

SAR 1,012 per sq m.

We have had regard to different retail offering in the market covering good quality retail space and street retail
units throughout Riyadh city. The below table provide an overview of the retail space considered and the rental

rates attributed in each. The rents reflect rates attributed to line shops and F&B units.

No Development

Location

Development

GLA (sq

Average Rental

Occupancy

Thaghr Plaza
The Boulevard
Rubeen Plaza

Riyadh Park
Riyadh Gallery

Riyadh Business
Gate

The Landmark
Olaya Towers

9 Granada Centre
10 ITCC

11 Oud square

12 Irgah plaza

13 Panorama Mall

14 Al Oruba Square

15 Fiorenza La
Piazza

16 Al Bujairi square
17 Al Kindi

18 Al Fazari

19 Yasmin Plaza
20 Nawaf Square
21 Al Malga Square

22 Al Muhanna
Commercial
Building

23 Tal Plaza

24 Back Yard

Source: JLL Research

King Khaled Road, Hittin
Prince Turki Al Awwal Road

Northern ring road, Hittin

Northern ring road, Hittin

Northern ring road, Al Muruj

On the intersection of the

Airport Road with Prince Saud

Ibn Muhammad Ibn Mugrin
Road

Irgah District

On the intersection of Olaya
Street with Prince Muhammad

Ibn Abdulaziz Road

Along Eastern Ring Road
An Nakheel

Diplomatic Quarter

Irgah District

Takhasussi Street

Al Ouroba Street

Al Mohammadiyah District

Diriyah

Diplomatic Quarter
Diplomatic Quarter

Anas Ibn Malik (Al Yasmin)
Anas Ibn Malik (Al Malga)
Al Malga

Anas lbn Malik (Al Malga)

Anas Ibn Malik (Al Malga)

King Abdul Aziz Road (Al
Yasmin)

Type

Community
Community
Community

Super-Regional
Super-Regional
Neighbourhood

Community
Neighbourhood

Regional
Community
Neighbourhood
Community
Regional
Community
Community

Neighbourhood
Neighbourhood
Neighbourhood
Neighbourhood
Neighbourhood
Neighbourhood
Neighbourhood

Neighbourhood
Neighbourhood

m)
12,200
22,500
21,000

92,000
108,941
4,300

18,000
9,130

81,000
28,000

3,230
20,000
83,000
10,800
10,000

5,000
4,600
6,300
7,500
7,100
8,000
7,200

7,000
8,479

Rate (SAR/sq m)
1,200 - 1,400
1,500-1,700
2,200 - 2,500

3,000
1,950 - 3,250
1,300 - 1,800

1,500
1,500 - 3,900

1,900 - 3,900
2,000 - 3,000
2,000

1,500 - 1,800
1,500 - 1,800
1,500 -2,000
2,500

2,000
800 - 900
800 - 900

1,500 -2,000

1,100-1,300
1,700-2,000

1,100 - 1,300

1,500 -2,000
1,300-1,600

90%
93%
95%

80%
98%
99%

90%
64%

99%
25%
75%
100%
100%
95%
80%

100%
95%
95%

100%

100%

100%
60%

95-100%
90-95%

The above rental rates are registered for units of small size in the assets listed above, while the Property is under
master-lease agreement. Thus, the rental rate for the Property is likely to be significantly discounted from the
level of rents in the table above.

Also, it is vital to note that the majority of the comparable assets above are of better quality compared to the

condition of the Property.
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We have also had regard to the fact that the retail market has remained stable since the decline of between 7%
and 10% during 2021. Thus, we have applied a discount to the current passing rent and applied a Market Rent of
SAR 729 per sq m of BUA (or SAR 911 per sq m of GLA) assuming the master lease will be renewed upon expiry for
the same term. This Market Rent is subject to an annual market rental growth of 1.5% from year 2 of the cashflow
until the end of the current lease in place.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
Property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence section above, in forming
our opinion of yield.

In valuing the asset given the remaining term in the triple net lease in place at the Property, we have applied a
Discount Rate of 9.75%j; this is the minimum hurdle rate of return/internal rate of return, which we consider a
motivated third-party buyer would require given the risk and reward factors inherent in the asset’s income
streams over the 5-year analysis horizon.

We have applied an Exit Yield of 7.50% to the net market income at the start of Year 6 (this would be calculated off
a Year 6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we
are of the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 52,790,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Narjes Plaza

Current Passing Rent SAR 4,619,358 per annum
Market Rent SAR 4,157,422per annum
Assumed Market Rental Growth Year 1: 0%, Year 2+: 1.50%
IRR/Discount Rate 9.25%
Exit Yield 7.50%
Fair Value June 2022 Valuation SAR 52,790,000
Projected First Year’s Forward Yield 8.75%

Source: JLL

2.6 Principal Risks

We have outlined the following principal risks in relation to the Property below:
m Theretail plaza is becoming dated and is reliant on a single tenancy.

m Increased competition from comparable projects within KSA could adversely impact future demand.
2.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 52,790,000
(FIFTY-TWO MILLION, SEVEN HUNDRED AND NINETY THOUSAND SAUDI ARABIAN RIYALS)
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Report Date: 31 July 2022

3 Faris International School, Riyadh, KSA

3.1 Executive Summary

Source: JLL Inspection 2021/2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sg m)

Fair Value (SAR)

3.2 Property Location

Macro Location

Source: JLL / Google Earth

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved

1 June 2022

Riyadh

School

Freehold - Mortgaged to Rajhi Development Company ltd
36,835 (36,885 inc. electrical room)

N/A

16,500

127,920,000

Micro Location
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Property Positioning

Property Al Faris International School, Riyadh, KSA
City Riyadh

District Taawun

No. of Street Frontage/s 4

North Unnamed Road

South Abi Saad Ibn Muhammad Street
East Ibrahim Ibn Hadi Street

West Ghariyan Street

Key Landmarks Al Nakheel Mall is c. 1km to the east, Ministry of Labour is c. 2km to the east and
Northern Ring Road is c. 2km to the north.
Surrounding Land Uses The surrounding area is a populous, developed area. Surrounding uses mainly include

retail, residential and educational facilities.
Source: JLL

3.3 Property Description

Property Description

Property Type School

Age (years) 11.5

Building Condition Fair

Internal Condition Fair

No. of Floors 3 plus basement

BUA (sq m) 36,835

GLA (sq m) N/A

Plot (sqm) 16,500

Description The Property is a 3-storey educational building offering an educational curriculum for

all year groups. The building has all the expected educational facilities for a school of
this size, including science labs, IT rooms, sports facilities, a swimming pool and
shaded playgrounds.

Source: JLL / The Client

3.4 Legal

3.4.1 Tenure, Planning and Zoning

We have presented the salient terms of the provided title deed below:

Summary
Title Deed No. 398514001975
Plot No. / Sub Division No. 18 -1822/+ (Taawun District)
Owner Privileged warehouse company 2
Tenure Freehold - Mortgaged to Al Rajhi Development Company ltd
Title Deed Date 03/08/1442 (G: 17/03/2021)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised
below:
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Planning / Building Permit Details

Permit Number 1427/10552

Permit Date 06/02/1428

Planning Permission Education Facility - Boys School; elementary & secondary classes
Civil Defence Permit N/A

Building Specifications Basement: 10,330 sqm

Ground Floor: 8,731 sqm
First/Second Floors: 8,887 sqm/floor
Electrical Room: 50 sqm / Boundary Walls: 508 m

Source: The Client

We have been provided with a building completion certificate dated 23/08/1431 for plot no. “education” block
1822 confirming the development completion as a school complex as depicted in the building permit. For the
purpose of our valuation, we have assumed that the Property complies with all relevant authority planning and
zoning requirements and have assumed all information provided to us by the Client to be accurate and have
relied on them for the purpose of this assignment.

3.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Al Faris International
Schools under a triple net contract. We have presented the salient terms of the lease below:

Al Faris International School, Riyadh

Date We understand the lease commenced on 1 July 2011 G (corresponding to 29/7/1432 H).
Lessor Al Rajhi Capital Company

Lessee Al Faris International Schools

Term Fifteen (15) Gregorian years from 1 July 2011 G (corresponding to 29/7/1432 H).
Property description Basement + Ground + 2 floors elementary and secondary boys’ school

Rent SAR 10,000,000 per annum

Rent Escalations No escalations

Rent Payment Date Bi-annually in advance (1 January and 1 July of each year)

Security Deposit Bank Guarantees and Land mortgages (as per lease agreement)

Lease renewal provision Upon mutual agreement

Permitted Use School

Type of Lease Triple Net (Full Repairing Insuring)

Source: The Client

3.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OpEx, maintenance and insurance cost of the
Property. Hence, we have not been provided with operating costs for the Property by the Client.

3.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

Typically, when analysing affordable rental levels for schools it can be useful to analyse the recent annual income
and expenditure budgets. However, this information has not been provided and as such we have arrived at our
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opinion of Market Rent based on rental evidence available to us. We have had reference to KSA school rental

comparables as outlined in the table below.

# Comparable Rent Escalation Student Base Rent  Base Rent

Escalation Frequency Capacity (SARpa) (SAR psm)
1 International School  Riyadh 5-7% 5yrs 4,500 33,300 7,554,098 227
2 International School  Riyadh 6% 4yrs 2,100 18,000 3,750,000 208
3 International School  Riyadh 5% 5yrs 3,000 38,600 19,100,000 494
4 Training Centre Al Khobar 5% 5yrs 6,660 7,775 4,200,000 540
5 International School  Riyadh N/A N/A N/A 9,700 2,450,000 253
6 International School Riyadh N/A N/A N/A 48,000 14,000,000 292
7 International School  Riyadh N/A N/A N/A 10,600 2,500,000 236
8 International School  Riyadh N/A N/A N/A 24,000 8,000,000 333

Source: JLL Research

As shown in the table above, the rental evidence collected ranges from SAR 208 per sq m to SAR 540 per sq m
based on various criteria such as location, size and quality. Given the Property’s age and size at 36,835 sq m, we
are of the opinion that the Market Rent of the Property should fall within the lower end of the comparable range.
In this regard, we have assumed that the Property is racked rented at the current passing rent of SAR 10,000,000
per annum and have applied this as our opinion of Market Rent (SAR 271 per sq m). This Market Rent is subject to
an annual market rental growth of 1.5% from year 2 of the cashflow until the end of the current lease in place

In the absence of the operating P&L to prove the affordability of the rent to provide an indication of covenant
strength, we have sought and had confirmation that there have been no rental defaults.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence (Page 16)section above,
in forming our opinion of yield.

In valuing the asset given a remaining period of 5 years in the triple net lease in place at the Property, we have
applied a Discount Rate of 9.25%; this is the minimum hurdle rate of return/internal rate of return, which we
consider a motivated third-party buyer would require given the risk and reward factors inherent in the asset’s
income streams over the 5-year analysis horizon.

We have applied an Exit Yield of 7.75% to the net income at the start of Year 6 (this would be calculated off a Year 6
NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 127,920,000.
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We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Al Faris International School

Current Passing Rent SAR 10,000,000 per annum
Passing Rent Y6 SAR 10,000,000 per annum
Assumed Market Rental Growth Year 1: 0%, Year 2+: 1.50%
IRR/Discount Rate 9.25%

Exit Yield 7.75%

Fair Value June 2022 Valuation SAR 127,920,000
Projected First Year’s Forward Yield 7.82%

Source: JLL

3.6 Principal Risks

We have outlined the following principal risks in relation to the Property below:

m  We have not seen annual income and expenditure budgets for the school operation and the long-term income
stream is reliant on the school operator’s ability to afford the rent. In the event of business failure, the rental
level may become unaffordable.

m Increased competition from comparable projects within KSA could adversely impact future demand.

3.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 127,920,000

(ONE HUNDRED AND TWENTY-SEVEN MILLION, NINE HUNDRED TWENTY THOUSAND SAUDI ARABIAN RIYALS)
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4 Panda, Khamis Mushait, KSA

Report Date: 31 July 2022

4.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

Plot Area (sq m)
Fair Value (SAR)

4.2 Property Location

Macro Location

Source: JLL / Google Earth
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31 May 2022
Khamis Mushait
Retail

Freehold
5,456.27

19,000
43,540,000

Micro Location
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Property Positioning

Property Panda, Khamis Mushait, KSA
City Khamis Mushait

District Al Mushait

No. of Street Frontage/s 4

North  Prince Sultan Road
South Alyah Road
East Unnamed Internal Road
West Unnamed Internal Road

Surrounding Land Uses Surrounding area mainly comprises G+3 residential units. Along the commercial
streets, the area comprises vacant land plots as well as retail, office and hospitality
components.

Source: JLL

4.3 Property Description

Property Description

Property Type Retail

Age (years) 13.5

Building Condition Good

Internal Condition Good

No. of Floors 1

BUA (sq m) 5,456.27

Plot Area (sq m) 19,000

Description The Property is a single storey building, occupied by Panda supermarket. The
Property provides ample space. The Property also has a loading and unloading area
to the south.

Source: JLL / The Client

4.4 Legal

4.4.1 Tenure,Planning and Zoning

Summary
Title Deed No. 471708002889
Masterplan No. 1424/710/A/2
Owner Privileged warehouse company 2
Tenure Freehold
Title Deed Date 12/03/1437 (G: 24/12/2015)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised

below:
Permit Number 8/108/J3/1429
Permit Date 27/01/1429 (G: 05/02/2008)
Planning Permission Commercial/ Residential
Building Specifications Ground Floor: 5,456.27 sq m

Source: The Client
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We have not had sight of the building completion certificate for the Property, we have however been provided
with an operational license (672/29 =) dated 07/11/1429 as a Panda Hypermarket retail asset. We note that the
operational license states the area as 5,300 sqm as opposed to the building permit BUA of 5,456.27 sqm which we
were instructed by the Client to adopt in our analysis.

For the purpose of our valuation, we have assumed that the Property complies with all relevant authority
planning and zoning requirements and have assumed all information provided to us by the Client to be accurate
and have relied on them for the purpose of this assignment.

4.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Al Aziziyah Panda United
Company under a master lease / triple net contract. We have presented the salient terms of the lease below:

Panda, Khamis Mushait

Lease Commencement Date March 24 2014

Lessor United Real Estate 1 (Commercial Registration no. 1010352850).

Lessee Al Aziziyah Panda United Company (Commercial registration no. 4030223594).

Term Fifteen (15) Gregorian years.

Property description Land consisting of 19,000 sq m and all buildings currently erected on the plot as outlined
in the Lease.

Rent Years 1-5: SAR 2,748,831 per annum

Years 6-10: SAR 3,156,065 per annum
Years 11-15: SAR 3,563,299 per annum

Rent Payment Date Rent must be paid every quarter, in advance (1 March, 1 June, 1 September, 1 December)

Security Deposit Not stated.

Lease renewal provision The Lessee must notify the Lessor in writing, six (6) months prior to the end of the term if
it wishes to renew the Lease.

Permitted Use The retail sale of food and household goods as a supermarket

Type of Lease Triple Net (Full Repairing Insuring)

Source: The Client

4.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OPEX, maintenance and insurance cost of the
Property. We have not been provided with operating costs for the Property by the Client.

4.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Rental Rate

We have had regard to prevailing rental comparables for similar assets throughout the Kingdom such as Lulu,
Panda and Danube, in addition to other big box retail units such as Extra, Dar Al Bandra and Jazeera which we
understand are under 5-15-year lease terms. We have also had regard to similar spaces rented in malls located in
Khamis Mushait and Abha such as Al Rashid Mall, Asir Mall, Oasis Centre and The Boulevard. Rental rates for such
assets range between SAR 400 and SAR 700/sqm depending on macro and micro location. Rental rates for such
properties are affected significantly by direct competition and catchment areas. Based on the above benchmarks,
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we are of the opinion that the current passing rent at SAR 578/sgm is in line with Market Rent for similar space in
this location.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence (Page 16) section above,
in forming our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.50%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 5-year
analysis horizon.

We have applied an Exit Yield of 7.50% to the nett income at the start of Year 6 (this would be calculated off a Year
6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 43,540,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Panda - Khamis Mushait

Current Passing Rent SAR 3,156,065 per annum
Passing Rent Y6 SAR 3,156,065 per annum
IRR/Discount Rate 9.50%
Exit Yield 7.50%
Fair Value June 2022 Valuation SAR 43,540,000
Projected First Year’s Forward Yield 7.25%

Source: JLL

4.6 Principal Risks

We have outlined the following principal risks in relation to the Property below:

m Inthe context of investor preference, Khamis Mushait is seen as a less high-profile city in comparison with
other cities in the KSA market.

m Increased competition from comparable projects within KSA could adversely impact future demand.

4.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:
SAR 43,540,000

(FORTY-THREE MILLION, FIVE HUNDRED FORTY THOUSAND SAUDI ARABIAN RIYALS)
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5 Panda, Madain Al-Fahd, Jeddah, KSA

5.1 Executive Summary

Source: JLL Inspection 2021/2022

Executive Summary

Inspection Date 2 June 2022

Location Jeddah

Property Type Retail

Tenure Freehold (2 plots; one is mortgaged, and one is fully owned)
BUA (sq m) 3,838

Plot Area (sq m) 11,873.92

Fair Value (SAR) 39,930,000

5.2 Property Location

Macro Location Micro Location

Source: JLL / Google Earth
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Property Positioning

Property Panda, Madain Al-Fahd, Jeddah, KSA
City Jeddah

District Madain Al-Fahd

No. of Street Frontage/s 3

North Al Ain Al Aziziyah Land - as per title deed
South Internal Road

East Muhammad Mandur Street

West Madain Al Fahd Street

Key Landmarks Notable landmarks in the vicinity as follows: Park Reem, General Medical Committee
of Jeddah, Ibn Hajr Secondary School and King Abdul-Aziz Hospital is 3 km to the west
of the Property.

Surrounding Land Uses The area surrounding the Property mainly comprises residential apartments and
villas of G+1/G+2 height. The area is densely developed with residential
accommodation and appears to have a shortage of good quality land plots available.

Source: JLL

5.3 Property Description

Property Description

Property Type Retail

Age (years) 15.5

Building Condition Good

Internal Condition Fair

No. of Floors 1

BUA (sq m) 3,838

Plot (sq m) 11,873.92

Description The Property is a single storey commercial building known as Panda Hypermarket -

Madain Al Fahd, Jeddah. It was constructed of steel frame structures with painted
concrete and glass panel exterior walls, granite tile flooring, bare ceiling, plastered
and painted interior walls and automatic glass main entrance and exit doors. Outdoor
parking: more than 90 car parking lots.

Source: JLL / The Client

5.4 Legal

5.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 220211031329 & 320224003715
Plot No. / Sub Division No. N/A
Owner Privileged warehouse company 2
Tenure Freehold - Mortgaged (Al Rajhi Bank)/ Freehold
Title Deed Date 18/04/1441 (G: 16/12/2019) / 24/03/1437 (G: 05/01/2016)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised
below:

Planning / Building Permit DISET

Permit Number 1426 000226
Permit Date 11/02/1426 (22/03/2005)
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Planning / Building Permit Details

Planning Permission Commercial - Retail Mall
Civil Defence Permit N/A
Building Specifications Ground Floor: Retail (3,838 sqm) Parking (5,165 sqm)

Source: The Client

We have not had sight of the building completion certificate for the Property, we have however been provided
with an operational license (103/1413) dated 22/09/1427 as a Panda Hypermarket retail asset with a BUA of 3,838
sqmin line with the building permit.

For the purpose of our valuation, we have assumed that the Property complies with all relevant authority
planning and zoning requirements and have assumed all information provided to us by the Client to be accurate
and have relied on them for the purpose of this assignment.

5.4.2 Occupational Leases

We have been provided with the lease agreement, the salient terms of which are presented below:

Panda, Madain Al-Fahd, Jeddah, KSA

Date The Lease is dated 4 September 2014 G

Lessor United Real Estate 1 (Commercial Registration no. 1010352850) as stated in the Lease
agreement.

Lessee Al Aziziyah Panda United Company (Commercial registration no. 4030223594).

Term Fifteen (15) Gregorian years starting from 4 September 2014 G.

Property description Land consisting of 13,685.85 sq m and all buildings currently erected on the plot as

outlined in the Lease. The Lease also covers any buildings to be erected on the plot so
long as the Lessee has the authority to invest in such buildings.

Rent SAR 2,529,370 for the initial term of the lease (years 1 - 5).
SAR 2,904,091 for the second term of the lease (years 6 - 10).
SAR 3,278,813 for the third term of the lease (years 11 - 15).

Rent Payment Date The Rent shall be payable in instalments quarterly in advance on or before each Rent
Payment Date; however, the first installment shall be payable on the commencement
Date and the last instalment shall be payable on the Rent Payment Date immediately
preceding the Expiry Date.

Security Deposit Not stated.

Lease renewal provision The Lessee must notify the Lessor sixty (60) days prior to the end of the original term if it
wishes to renew the Lease.

Permitted Use Commercial - Retail Mall

Type of Lease Triple Net (Full Repairing Insuring)

Source: The Client

5.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OPEX, maintenance and insurance cost of the
Property. We have not been provided with operating costs for the Property by the Client.

5.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).
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Market Rent

We have had regard to prevailing rental comparables for similar assets throughout the Kingdom such as Lulu,
Panda and Danube, in addition to other big box retail units such as Extra, Dar Al Bandra and Jazeera which we
understand are under 5-15-year lease terms. We have also had regard to similar spaces rented in mall located in
Jeddah as shown in the below table:

1 Al Moj Plaza 19,326 600 - 700
2 Roshan Mall 35,844 600 - 800
3 Al Jamea Plaza 28,000 500 - 600
4 Oasis Mall 17,000 500 - 700
5 Gold Moor 29,200 600 - 800
6 Al Marwa Plaza 15,000 600 - 700

Source: JLL Research

Rental rates for anchor tenants in plazas range between SAR 500 and SAR 800 per sq m depending on macro and
micro location. Big box retail rents would generally be within a similar range and are affected significantly by
direct competition and catchment areas. Based on the above benchmarks, we are of the opinion that the current
passing rent at SAR 757 per sq m is in line with Market Rent for similar space in this location.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence (Page 16)section above,
in forming our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.50%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 5-year
analysis horizon.

We have applied an Exit Yield of 7.50% to the net income at the start of Year 6 (this would be calculated off a Year 6
NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 39,930,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Panda - Madain Al-Fahd

Current Passing Rent SAR 2,904,091 per annum
Market Rent SAR 2,904,091 per annum
IRR/Discount Rate 9.50%
Exit Yield 7.50%
Fair Value June 2022 Valuation SAR 39,930,000
Projected First Year’s Forward Yield 7.27%

Source: JLL
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5.6 Principal Risks

We have outlined the following principal risks in relation to the Property below:

m  Building age is becoming dated and there is the future risk of declining value once the unexpired lease term is
less than 5 years.

m Increased competition from comparable projects within KSA could adversely impact future demand.

5.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:
SAR 39,930,000

(THIRTY-NINE MILLION, NINE HUNDRED THIRTY THOUSAND SAUDI ARABIAN RIYALS)
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6 Panda, Al Rawda, Jeddah, KSA

Report Date: 31 July 2022

6.1 Executive Summary

Source: JLL Inspection 2021/2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

Plot Area (sq m)
Fair Value (SAR)

6.2 Property Location

Macro Location

Source: JLL / Google Earth
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Property Positioning

Property Panda, Al Rawda, Jeddah, KSA
City Jeddah

District Al Rawda

No. of Street Frontage/s 4

North Muhammad Ali Maghrabi Street
South  Qasim Zinah Street
East Ahmad As Sulayman Al Turki Street
West Ibrahim Amin Fudah Street

Key Landmarks Notable landmarks in the vicinity as follows: Spanish School, Saudi Xerox, University
of Jeddah Faculty of Education.
Surrounding Land Uses The immediate surrounding area mainly comprises G+4 residential buildings housing

mid income residents. The commercial roads mainly comprise retail units.
Source: JLL

6.3 Property Description

Property Description

Property Type Retail

Age (years) 15.5

Building Condition Good

Internal Condition Good

No. of Floors 1

BUA (sq m) 3,300.40

Plot (sq m) 9,929.79

Description The Property is a single storey structure used as a Panda supermarket. We note that

from our inspection that Panda are the only occupiers of the Property and that there
have been no sub-lettings. The Property provides ample parking space.
Source: JLL / The Client

6.4 Legal

6.4.1 Tenure,Planning and Zoning

Summary
Title Deed No. 720206030558
Plot No. / Sub Division No. 23/24
Owner Privileged warehouse company 2
Tenure Freehold (mortgaged)
Title Deed Date 18/04/1441 (G: 16/12/2019)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised
below:

Planning / Building Permit DISET

Permit Number 004221

Permit Date 10/11/1425 (G: 22/12/2004)

Planning Permission Commercial/ Residential

Building Specifications Ground Floor: Commercial (3,110.90 sqm), Parking (2,355 sqm)

Mezzanine Floor: Commercial (139.50 sqm)
Source: The Client
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We have not had sight of the building completion certificate for the Property, we have however been provided
with an operational license (2073) dated 11/10/1427 as a Panda Hypermarket retail asset - Class A. We note that
the operational license states the area as 1,600 sqm as opposed to the building permit BUA (3,350.4 sqm). We are
instructed by the Client, to adopt the latter in our analysis as the built-up area of the retail centre.

For the purpose of our valuation, we have assumed that the Property complies with all relevant authority
planning and zoning requirements and have assumed all information provided to us by the Client to be accurate
and have relied on them for the purpose of this assignment.

6.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Al Aziziyah Panda United
Company under a master lease / triple net contract. We have presented the salient terms of the lease below:

Panda, Al Rawda, Jeddah

Lease Commencement Date 27 February 2014

Lessor United Real Estate 1 (Commercial Registration no. 1010352850).

Lessee Al Aziziyah Panda United Company (Commercial registration no. 4030223594).

Term Fifteen (15) Gregorian years.

Property description Land consisting of 10,000 sq m and all buildings currently erected on the plot as outlined
in the Lease.

Rent Years 1-5: 2,417,575 per annum

Years 6-10: 2,775,734 per annum
Years 11-15: 3,133,893 per annum

Rent Payment Date Rent must be paid every quarter, in advance (1 March, 1 June, 1 September, 1 December)

Security Deposit Not stated.

Lease renewal provision The Lessee must notify the Lessor in writing, six (6) months prior to the end of the term if
it wishes to renew the Lease.

Permitted Use The retail sale of food and household goods as a supermarket

Type of Lease Triple Net (Full Repairing Insuring)

Source: The Client

6.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OPEX, maintenance and insurance cost of the
Property. We have not been provided with operating costs for the Property by the Client.

6.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

We have had regard to prevailing rental comparables for similar assets throughout the Kingdom such as Lulu,
Panda and Danube, in addition to other big box retail units such as Extra, Dar Al Bandra and Jazeera which we
understand are under 5-15-year lease terms. We have also had regard to similar spaces rented in mall located in
Jeddah as shown in the below table:
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1 Al Moj Plaza 19,326 600 - 700
2 Roshan Mall 35,844 600 - 800
3 Al Jamea Plaza 28,000 500 - 600
4 Oasis Mall 17,000 500 - 700
5 Gold Moor 29,200 600 - 800
6 Al Marwa Plaza 15,000 600 - 700

Source: JLL Research

Rental rates for anchor tenants in plazas range between SAR 500 and SAR 800/sqm depending on macro and
micro location. Big box retail rents would generally be within a similar range and are affected significantly by
direct competition and catchment areas. Based on the above benchmarks, we are of the opinion that the current
passing rent at SAR 841/sqm is in line with Market Rent for similar space in this location.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence section above, in forming
our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.75%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 7-year
analysis horizon till the expiry of the lease.

We note that the value of the underlying land supersedes the value of the income producing asset. Our analysis is
shown below.

Land Comparables

Source: Google Maps / JLL Research
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Table of Comparables

Location Area,sqm  Asking Rate (SAR /sqm) Comments

Vacant Land

Transaction Price on 15/03/2022

Three road frontages

Along Al-Imam Malek Street, near Hamd Al Jasser
Street

Vacant Land

Asking price in 2022

Two road frontages

Located on the intersection of Madinah Road and
Prince Saud Al Faisal

Vacant Land

Asking price in 2022

Three road frontages

Along Prince Saud Al Faisal and Hail Street
Vacant Land

Asking price in 2022

Two road frontages

Located on the intersection of Madinah Road and
Prince Saud Al Faisal

1 AlRawdah 4,291 5,200

2 Al Rawdah 3,200 8,000

3 AlRawdah 10,700 6,075

4 Al Faisaliyyah 11,000 7,000

Vacant Land

Asking price in 2022

Three road frontages

Along Prince Saud Al Faisal and Hail Street

5 AlRawdah 2,356 7,500

Source: JLL Research

In assessing our opinion of the value of the underlying land plot we have had regard to the above comparables.
We have applied discounts to the comparables to reflect the effect of negotiation between the sellers and
potential buyers. Furthermore, we have made other necessary adjustments to reflect differences in micro location
between the comparables and the Property. Based on this we are of the opinion that the Fair Value of the
underlying land of the Property is SAR 5,538 per sq m equating to SAR 55,000,000.

We note that the landlord of the Property cannot realize the underlying land value until the lease of the Property
expires. Thus, to derive our opinion of Fair Value of the Property, we have valued the income of the Property with
a reversion to land value upon lease expiration, our analysis is shown in the table below.
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Valuation Summary Table

Panda - Al Rawda

Current Passing Rent SAR 2,775,734 per annum
Market Rent SAR 2,775,734 per annum
IRR/Discount Rate 8.75%
Reversionary Land Value SAR 55,000,000
Fair Value June 2022 Valuation SAR 45,700,000
Projected First Year’s Forward Yield 6.07%

Source: JLL

6.6 Principal Risks

We have outlined the following principal risks in relation to the Property below:

m  Building age is becoming dated and there is the future risk of declining value once the unexpired lease term is
less than 5 years.

m Increased competition from comparable projects within KSA could adversely impact future demand.

6.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 45,700,000

(FORTY-FIVE MILLION, SEVEN HUNDRED THOUSAND SAUDI ARABIAN RIYALS)
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7 Hyper Panda, Al Marwa, Jeddah, KSA

Report Date: 31 July 2022

7.1 Executive Summary

Source: JLL Inspection 2021/2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

Plot Area (sq m)
Fair Value (SAR)

7.2 Property Location

Macro Location

Source: JLL / Google Earth
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Jeddah
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Property Positioning

Property Hyper Panda, Al Marwa, Jeddah, KSA
City Jeddah

District Al Marwa

No. of Street Frontage/s 4

North Abi Habib Ansari Street

South Unnamed Road
East Prince Mutaib bin Abdulaziz Road
West Unnamed Road

Surrounding Land Uses The surrounding area mainly comprises G+4 residential units, housing mid to low-

income residents. Opposite the Property, to the east are a police station and a prison.
Source: JLL

7.3 Property Description

Property Description

Property Type Retail

Age (years) 13.5

Building Condition Good

Internal Condition Good

No. of Floors 1

BUA (sq m) 15,247.72

Plot Area (sq m) 38,641

Description The Property is a standalone building. The Property is mainly occupied by Hyper

Panda, we understand from our inspection that the tenant has sub-let space to a
pharmacy, a Body Shop store, a Barn’s café and a small arcade area. The Property
provides ample parking.

Source: JLL / The Client

7.4 Legal

7.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 420205025490
Plot No. / Sub Division No. 1/432/J/S
Owner Privileged warehouse company 2
Tenure Freehold
Title Deed Date 13/03/1437 (G: 25/12/2015)

Source: The Client

We have been provided with a building permit, which includes the building specifications and krouki, by the
Client, however the document, possibly due to its age/quality is unreadable and we were only able to confirm the
below:

Planning / Building Permit DISET

Permit Number 23527

Permit Date 23/05/1429 (G: 29/05/2008)
Planning Permission Commercial - Retail Mall
Civil Defence Permit N/A
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Planning / Building Permit Details

Building Specifications Ground Floor only with total BUA of 15,247.72 sqm which includes the retail space
(12,373.07 sqm), the parking area, additional structures and the boundary wall

Source: The Client

We have not had sight of the building completion certificate for the Property, we have however been provided
with an operational license (106/15459) dated 24/08/1429 as a Panda Hypermarket retail asset. We note that the
operational license states the area as 35,802 sqm as opposed to the building permit BUA (15,247.72 sqm). We are
instructed, by the Client, to rely on the building permit and to adopt the latter area in our analysis as the built-up
area of the retail centre only.

For the purpose of our valuation we have assumed that the Property complies with all relevant authority planning
and zoning requirements and have assumed all information provided to us by the Client to be accurate and have
relied on them for the purpose of this assignment.

7.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Al Aziziyah Panda United
Company under a master lease / triple net contract. We have presented the salient terms of the lease below:

Hyper Panda, Al Marwa, Jeddah

Lease Commencement Date 12 November 2013

Lessor United Real Estate 1 (Commercial Registration no. 1010352850).

Lessee Al Aziziyah Panda United Company (Commercial registration no. 4030223594).

Term Fifteen (15) Gregorian years starting from 12 November 2013 G.

Property description Land consisting of 38,641 sq m and all buildings currently erected on the plot as
outlined in the Lease.

Rent Years 1-5: SAR 9,809,608 per annum

Years 6-10: SAR 11,262,883 per annum
Years 11-15: SAR 12,716,158 per annum

Rent Payment Date Rent must be paid every quarter, in advance (1 March, 1 June, 1 September, 1
December)

Security Deposit Not stated.

Lease renewal provision The Lessee must notify the Lessor in writing, six (6) months prior to the end of the term if
it wishes to renew the Lease.

Permitted Use The retail sale of food and household goods as a supermarket

Type of Lease Triple Net (Full Repairing Insuring)

Source: The Client

7.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OPEX, maintenance and insurance cost of the
Property. We have not been provided with operating costs for the Property by the Client.

7.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).
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Rental Rate

We have had regard to prevailing rental comparables for similar assets throughout the Kingdom such as Lulu,
Panda and Danube, in addition to other big box retail units such as Extra, Dar Al Bandra and Jazeera which we
understand are under 5-15-year lease terms. We have also had regard to similar spaces rented in mall located in
Jeddah as shown in the below table:

1 Al Moj Plaza 19,326 600 - 700
2 Roshan Mall 35,844 600 - 800
3 Al Jamea Plaza 28,000 500 - 600
4 Oasis Mall 17,000 500 - 700
5 Gold Moor 29,200 600 - 800
6 Al Marwa Plaza 15,000 600 - 700

Source: JLL Research

Rental rates for anchor tenants in plazas range between SAR 500 and SAR 800/sqm depending on macro and
micro location. Big box retail rents would generally be within a similar range and are affected significantly by
direct competition and catchment areas. Based on the above benchmarks, we are of the opinion that the current
passing rent at SAR 739/sgm is in line with Market Rent for similar space in this location.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence (Page 16) section above,
in forming our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.50%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 5-year
analysis horizon.

We have applied an Exit Yield of 7.50% to the net income at the start of Year 6 (this would be calculated off a Year
6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 155,840,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Panda - Al Marwa

Current Passing Rent SAR 11,262,883 per annum
Market Rent SAR 11,262,883 per annum
IRR/Discount Rate 9.50%
Exit Yield 7.50%
Fair Value June 2022 Valuation SAR 155,840,000
Projected First Year’s Forward Yield 7.22%

Source: JLL
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7.6 Principal Risks

We have outlined the following principal risks in relation to the Property below:

m Building age is becoming dated and there is the future risk of declining value once the unexpired lease term is
less than 5 years.

m Increased competition from comparable projects within KSA could adversely impact future demand.

7.7 Fair Value
Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:
SAR 155,840,000
(ONE HUNDRED AND FIFTY-FIVE MILLION, EIGHT HUNDRED FORTY THOUSAND SAUDI ARABIAN RIYALS)

o
a
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8 Lulu Logistics Warehouse, Riyadh, KSA

Report Date: 31 July 2022

8.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

Plot (sg m)

Fair Value (SAR)

8.2 Property Location

Macro Location

Source: JLL / Google Earth
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Industrial - Warehouses
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16,500

23,716.6
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Property Positioning

Property Lulu Central Warehouses, Riyadh, KSA
City Riyadh

District New Industrial Area

No. of Street Frontage/s 3

North Internal Street
South Land plot
East Land plot
West Internal Street
Key Landmarks Panda Warehousing - New Industrial Area

Surrounding Land Uses Industrial Gate City is a mixed industrial, commercial and residential development.
The surrounding neighbourhood of the subject property is mainly for industrial use.
Some of the notable establishments in the vicinity consist of the Panda Central
Warehouse, Saudi Aramco Refinery, New Industrial Area, etc. It is accessible from the
city centre thru the fronting Al Kharj Road and Eastern Ring Road.
Source: JLL

8.3 Property Description

Property Description

Property Type Industrial - Warehouse

Age (years) 3.5

Building Condition Good

Internal Condition Good

No. of Floors Ground Floor

BUA (sq m) 16,500

Description The Property is a storage and distribution warehouse known as “Lulu Central

Logistics”. It is located about 5 kilometres and 32 kilometres southwest of Saudi
Aramco Refinery and Olaya District, respectively. It consists of the Main Warehouse,
Cold Storage Area, Repacking Rooms, Administration Offices & Services, and
Receiving & Delivery Area which includes 22 loading docks with fully automatic doors,
dock levellers and dock shelters.

Source: JLL / The Client

8.4 Legal

8.4.1 Tenure,Planning and Zoning

We note that the Property is held freehold - mortgaged under multiple (6) title deeds, the details of which are
summarised below:

Summary

Title Deed No. 217822000183 317803000175 617803000176 317817000113 917820000530 317820000529
Plot No. 686 687 689 691 690 688
Subdivision No. 1/3880 1/3880 1/3880 1/3880 1/3880 1/3880
Plot Size (sq m) 3,849.035 3,876.685 3,999.86 3,999.86 3,995.5 3,995.35
Owner Privileged warehouse company 2

Tenure Freehold - Mortgaged to Al Rajhi Bank

Title Deed Date 21/03/1441 23/02/1441 23/02/1441 24/02/1441 24/02/1441 24/02/1441

G:21/11/2019  G:19/11/2019  G:19/11/2019  G:24/10/2019  G:24/10/2019  G:24/10/2019

Source: The Client
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We have been provided with a building permit, the details of which are summarised below:

Planning / Building Permit Details

Permit Number 2/1/84

Permit Date 08/01/1437 (22-Oct-2015)
Planning Permission Industrial
Building Specifications Ground Floor: Warehouse (16,500 sqm)

Source: The Client

We have not been provided with a building completion certificate; however, we were provided with the operating
license. We understand that MODON - Saudi Industrial Property Authority relies on the operating license which
states the Property to be completed on 21/03/1439 and is in line with the building permit.

We have been provided with the technical due diligence report copy undertaken upon the purchase of the
Property which states the property area as 16,500 sqm. We have relied on this area for the purpose of our
valuation.

8.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to LuLu Saudi Hypermarkets
under a triple net contract. We have presented the salient terms of the lease below:

Lulu Central Warehouses

Date The Lease is dated 3 Nov 2013 G (corresponding to 29/12/1434 H).

Lessor Technical & Commercial Services & Contracting Co (Commercial Registration no.
1010021035).

Lessee LuLu Saudi Hypermarkets (Commercial registration no. 1010227701).

Term Fifteen (15) Gregorian years starting from 16 Dec 2016 G (corresponding to 17/03/1438 H)
- with a six (6) months rent free period.

Property description The Property is a storage and distribution warehouse situated within Industrial Gate

City, south Riyadh. It consists of the Main Warehouse of 13,500 sq m, Cold Storage Area
sq m (1,500), Repacking Rooms, Administration Offices & Services, and Receiving &
Delivery Area sq m (1,500) which includes 22 loading docks with fully automatic doors,
dock levellers and dock shelters. The Lease also covers any buildings to be erected on
the plot so long as the Lessee has the authority to invest in such buildings.

Rent Commencement Date 15 April 2017 (last payment 15 October 2031)

Rent 15.4.2017 to 14.4.2022: SAR 3,795,000
15.4.2022 to 14.4.2027: SAR 4,250,400
15.4.2027 to 14.4.2032: SAR 4,760,415

Rent Payment Date The Second Party shall pay SAR 1,897,500 in advance on a semi-annual basis.
Escalation terms:

1) SAR 230 per sqg m of the Leasable Area for years 1 to 5.

N

) SAR 257.6 per sq m of the Leasable Area for years 6 to 10.
3) SAR288.51 per sq m of the Leasable Area for years 11 to 15.
4) Ifthe lease term is extended for a further term of 5 years (First Renewal),
SAR 323.13 per sq m of the Leasable Area.
5) Ifthe lease term is extended for a further term of 5 years (Second Renewal),
SAR 361.91 per sq m of the Leasable Area.

Lease renewal provision The Lessee must notify the Lessor minimum twelve (12) months prior to the end of the
original term if it wishes to renew the Lease.

Permitted Use Industrial warehouse

Type of Lease Triple Net (Fully Repairing and Insuring)

Source: The Client
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8.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OPEX, maintenance and insurance cost of the
Property.

8.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Rental Rate

We have had regard to prevailing rental rates for logistic warehouses in and around the New Industrial Area. We
note that the below rents reflect achieved rates for non-medicinal storage and non-F&B tenants, hence they do
not include cold storage or freezer facilities and include a minimal amount of office space. The rents, inclusive of
service charges, range between SAR 157 and 210 / sqm as shown in the table below:

Comparable Benchmarks Table

Tenant Area (sqm) Rent/ sqm (SAR)
Confidential 10,420 157
Confidential 44,548 170
Confidential 39,252 180
Confidential 68,726 195
Confidential 22,334 180
Confidential 5,201 185
Confidential 5,201 210
Confidential 22,334 190
Confidential 11,756 190
Confidential 44,668 180
Confidential 5,289 200
Confidential 5,289 185
Source: JLL

The Property includes cold storage area and administrative office space hence would demand a premium to the
above comparable benchmarks. Additionally, we understand that the likes of Panda and Safi Danone lease rates
for their logistics hub in Riyadh are somewhat similar (or slightly higher) to the rent paid by Lulu.

Having regard to this, we have applied a Market Rent of SAR 258 per sq m in line with the passing rent.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence(Page 16) section above,
in forming our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.50%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 5-year
analysis horizon.
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We have applied an Exit Yield of 7.75% to the net income at the start of Year 6 (this would be calculated off a Year 6
NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 55,790,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Lulu Central Warehouses

Current Passing Rent SAR 4,250,400 per annum
Market Rent SAR 4,250,400 per annum
IRR/Discount Rate 9.50%
Exit Yield 7.75%
Fair Value June 2022 Valuation SAR 55,790,000
Projected First Year’s Forward Yield 7.62%

Source: JLL

8.6 Principal Risks

We have outlined the following principal risks in relation to the Property below:
m High specification warehousing may not suit the majority of current tenants in the KSA market.

m Increased competition from comparable projects within KSA could adversely impact future demand.

8.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 55,790,000

(FIFTY-FIVE MILLION, SEVEN HUNDRED NINETY THOUSAND SAUDI ARABIAN RIYALS)
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9 Al Salam Specialty Hospital, Riyadh, KSA

Report Date: 31 July 2022

9.1 Executive Summary

Source: JLL Inspection 2021/2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sq m)

Plot (sq m)

Fair Value (SAR)

9.2 Property Location

Macro Location

Source: JLL / Google Earth
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Report Date: 31 July 2022

Property Positioning

Property
City
District
No. of Street Frontage/s
North
South
East
West

Key Landmarks

Surrounding Land Uses

Source: JLL

Al Salam Specialty Hospital, Riyadh, KSA

Riyadh

As Salam

3

Unnamed Road and Plot 165 - as per title deed

Unnamed Road

Plot 164 - as per title deed

Al lmam Ash Shafii Street and Plot 168 - as per title deed

Prince Mohammed Bin Abdulaziz Hospital is located c. 1km to the north-west, Sky Mall
is located c. 1.3km to the south and the Eastern Ring Road is c. 3km to the west.

The surrounding area is a populous, developed area. Surrounding uses mainly include
commercial and residential uses.

9.3 Property Description

Property Description
Property Type

Age (years)

Building Condition
Internal Condition
No. of Floors

BUA (sq m)

GLA (sq m)

Plot (sqm)

Description

Source: JLL / The Client

9.4 Legal

Healthcare

6 years (as per BCC provided dated 10/03/1437)
Good

Good

6 floors plus 2 basement floors
17,568

N/A

Plot 165: 625 sgm

Plot 166: 750 sgm

Plot 167: 1,038.1 sqm

Plot 168: 1,190.5 sqm

Total: 3,603.6 sqm

We understand the Property a 100-bed multispecialty hospital. The key specialties are
Obstetrics & Gynaecology, Paediatrics, Internal diseases, ENT Dept. & General
Surgery. It is a standalone 6-storey building plus 2 basement floors.

9.4.1 Tenure,Planning and Zoning

Summary

Title Deed No.

Plot No. / Sub Division No.
Owner
Tenure

Title Deed Date
Source: The Client

310124039036

810124039037

310124039038

410124039039

165,166,167,168 Block 15/2696 (Salam District)
Privileged warehouse company 2

Freehold

10/03/1441 (G: 8/11/2019)
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We have been provided with a building permit and building specification (Plots 167 and 168), the details of which
are summarised below:

Planning / Building Permit DTS

Permit Number 1429/4972

Permit Date 08/06/1432 (G 12/05/2011)

Planning Permission Commercial - Healthcare

Civil Defence Permit N/A

Building Specifications Basement Floors (2 floors): 3,603.6 sqm / level

Ground Floor: Healthcare Clinics (1,440 sqm)

Mezzanine Floor: Commercial (1,072.39 sqm)

First Floor: Healthcare Clinics (1,422.18 sqm)

Second/Third Floors: Healthcare Clinics (1,430.65 sqm/floor)
Forth/Fifth Floors: Healthcare Clinics (1,398.03 sqm/floor)
Annex: Healthcare Clinics (713.6 sqm)

Boundary Wall: 55 m

Source: The Client

Note: The building permit states the plot size as 3,599.1 sqm; this is different from what is stated on title deeds.

We have been provided with a building completion certificate dated 10/03/1437 for plot no. 167 and 168 only
confirming the development completion as a hospital as depicted in the building permit. For the purpose of our
valuation, we have assumed that the Property complies with all relevant authority planning and zoning
requirements and have assumed all information provided to us by the Client to be accurate and have relied on
them for the purpose of this assignment.

9.4.2 Occupational Leases

We have been provided with the Initial Lease Agreement and the Assignment Agreement which stipulate the
Property is let to Al Salam Medical Group Company under a triple net contract. We have presented the salient
terms of the lease below:

Al Salam Speciality Hospital, Riyadh

Date We understand the lease commences on 1 April 2018 G (corresponding to 15/7/1439 H).

Lessor Privileged Warehouse Company 2

Lessee Al Salam Medical Group Company

Term 15.75 Gregorian years from 1 April 2018 (G) to 31 Dec 2033 (G)

Property description Hospital

Passing Rent - Hospital SAR 11,640,000 per annum

Passing Rent - Additional In addition, there are two separate leases to a coffee shop, at SAR 30,000 per annum,

Shops and an optical shop, at SAR 40,000 per annum. The lease dates and rent escalations for
these two additional leases match the main hospital lease.

Total Passing Rent SAR 11,710,000 per annum

Rent Escalations 5% every 5 years

1.1.2019 t0 31.12.2022: SAR 11,710,000
1.1.2023 t0 31.12.2027: SAR 12,295,500
1.1.2028 t0 31.12.2032: SAR 12,910,275
1.1.2033 t0 31.12.2033: SAR 13,555,789
Rent Payment Date Bi-annually
Security Deposit N/A
Lease renewal [ termination Lessee has the option to terminate the lease at any time subject to a 270-day notice
Permitted Use Healthcare
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Al Salam Speciality Hospital, Riyadh

Type of Lease: Triple Net (Full Repairing Insuring)

Source: The Client

9.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OpEx, maintenance and insurance cost of the
Property. Hence, we have not been provided with operating costs for the Property by the Client

9.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

Typically, when analysing affordable rental levels for healthcare facilities it can be useful to analyse the recent
annual income and expenditure budgets. However, updated information has not been provided and as such we
have arrived at our opinion of Market Rent based on historic rental evidence available to us as tabulated below:

Riyadh Hospitals / Clinics Rental (Historic)

Ref No Location Type Unit Size (Sq m BUA)  Price (SAR/sqm) Comments

1 Dabab Street General Hospital 5,800 595

2 Makkah Road Polyclinic 5,000 714 BUA estimated

3 King Fahad Dental Clinic 1,000 953 BUA estimated

4 King Fahad Radiology Clinic 1,000 952 BUA estimated

5 Thalya Street Ear, Nose, throat 1,000 833 Novartis Hospital

Source: JLL Research

As shown in the above table, market rents for healthcare assets in Riyadh during the past 2-3 years ranged
between SAR 595 and 953 persq m depending on the size and location of the facilities.

We note that there has been major expansion of private sector involvement in health services in the Kingdom in
line with Vision 2030. The pandemic has also increased demand for good quality healthcare services and hence
the increased demand for good quality space. Although real estate rents have been negatively affected during the
past 24 months, healthcare locales, in general, have seen minimal reductions.

Additionally, we are aware that for hospitals which are operated on a stabilised basis, rents are typically in the
order of 5-7% of the revenue. The Client had previously provided us with the business plan for the Property in
2019, but the same has not been confirmed to us for the purpose of this valuation. However, given our
understanding that the hospital sector performance in general during 2020 and 2021 due to the Pandemic was
well sustained, we have had some regard to the previously provided business plan figures to analyse the rent as a
percentage of the revenue for the Property, which can be summarised as follows:

2019 2020 2021 2022
Projected Revenue SAR 136,875,024 SAR 151,395,678 SAR 166,297,744 SAR 181,589,986
Net Profit SAR 36,818,119 SAR 41,902,362 SAR 47,106,414 SAR 52,432,248
Rent SAR 8,780,000 SAR 11,710,000 SAR 11,710,000 SAR 11,710,000
% of Revenue 8.75% 7.73% 7.04% 6.44%
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Having regard to the above analysis we are of the opinion that the contracted rent is in line with what the wider
market would pay for the property if offered for lease on the open market.

In the absence of the operating P&L to prove the affordability of the rent to provide an indication of covenant
strength, we have sought and had confirmation from the Client that there have been no rental defaults from the
lessee till date.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence (Page 16) section above,
in forming our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.00%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 5-year
analysis horizon.

We have applied an Exit Yield of 7.25% to the net income at the start of Year 6 (this would be calculated off a Year 6
NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 161,580,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Al-Salam Specialty Hospital

Current Passing Rent SAR 11,710,000 per annum
Market Rent SAR 11,710,000 per annum
IRR/Discount Rate 9.00%
Exit Yield 7.25%
Fair Value June 2022 Valuation SAR 161,580,000
Projected First Year’s Forward Yield 7.43%

Source: JLL

9.6 Principal Risks

We have outlined the following principal risks in relation to the Property below:
m The Lessee has the option to break the lease at any time subject to a 270-day notice period.

m Increased competition from comparable projects within KSA could adversely impact future demand.

9.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 161,580,000

(ONE HUNDRED AND SIXTY-ONE MILLION, FIVE HUNDRED AND EIGHTY THOUSAND SAUDI ARABIAN RIYALS)
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10 Rowad AlKhaleej International School, Dammam, KSA

Report Date: 31 July 2022

10.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sg m)

Fair Value (SAR)

10.2 Property Location

Macro Location

Source: JLL / Google Earth
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Property Positioning

Property Rowad Al Khaleej International Schools, Dammam, KSA
City Dammam

District Az Zuhur

No. of Street Frontage/s 3

North Internal Road

South Plot 28 and 29 - as per title deed
East Anas lbn Malik Street
West Internal Road

Key Landmarks Tamimi Markets is located c. 800m to the south-west, General Directorate for
education building is c. 1km south-east and Marina Mallis c. 1.7km to the east.
Surrounding Land Uses Surrounding uses mainly include retail, residential and educational facilities. The

Property is located relatively close to the corniche, c. 1.4km to the north-east.
Source: JLL

10.3  Property Description

Property Description

Property Type School and Staff Accommodation
Age (years) 8.5
Building Condition Good
Internal Condition Good
No. of Floors 4 plus basement
BUA (sq m) 25,797
GLA (sq m) N/A
Plot (sq m) Plots 25,26,27: 10,099
Plot 28: 3,750
Plot 29: 3,364
Plot 30: 3,000
Total: 20,213
Description The Property is a 4-storey educational building offering educational curriculum for all

year groups. The building has all expected educational facilities for a school of this
size, including science labs, IT rooms, sports facilities and shaded playgrounds. The
Property also incorporates good quality staff accommodation which includes pool
facilities and a gym.

Source: JLL / The Client

104 Legal

10.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 630106028707
330113016485
730112017899
230108023590
Plot No. / Sub Division No. Plots 25,26,27,28,29,30 Block 41/1
Owner Privileged warehouse company 2
Tenure Freehold
Title Deed Date 27/4/1441 (G: 25/12/2019)

Source: The Client
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We have been provided with 3 building permits, the details of which are summarised below:

Planning / Building Permit Details

Plots 25,26,27,28,29

Permit Number 427/010348

Permit Date 06/11/1417 (15-March-1997)
Planning Permission Education Facility - New Building
Municipality License No. 3909265986

Building Specifications Ground Floor: 134 sgqm (Services)

Ground Floor - Education: 3,348 sqm
First Floor - Education: 3,248 sqm
Second Floor - Education: 3,248 sq m

Other: 334 m
Plots 25,26,27,28,29
Permit Number 1/1427/010348
Permit Date 27/11/1434 (02-October-2013)
Planning Permission Education Facility - Extension
Municipality License No. 3909265986
Building Specifications Basement: 3,465 sqm (Services)

Ground Floor - Parking: 718 sqm
Ground Floor - Education: 2,271 sgm
Ground Floor - Services: 53 sqm

First Floor - Education: 1,768 sqm
Second Floor - Education: 2,476 sq m
Boundary Wall: 125 m / Other: 319 m

Planning / Building Permit Details

Plot 30

Permit Number 432/10423

Permit Date 09/09/1432 (09-August-2011)

Planning Permission Education Facility - New Building

Municipality License No. 3909265986

Building Specifications Ground Floor - Residential: 1,000 sqm / Services: 426 sqm

First Floor - Residential: 1,000 sqm / Services: 426 sqm
Second Floor - Residential: 1,000 sqm / Services: 426 sqm
Third Floor - Residential: 1,000 sqgm / Services: 218 sqm

Other: 105 m / Boundary Wall: 190 m
Source: The Client

We have not had sight of the building completion certificates for the Property. We have been provided with a
municipality license which states the use of the Property as education (full building). We have also been provided
with the Electricity supply NOCs for plots 25,26,27,28,29 (date unclear on provided document) and for plot 30
(dated 19/07/2011) stating compliance with the building permit.

For the purpose of our valuation, we have assumed that the Property complies with all relevant authority
planning and zoning requirements and have assumed all information provided to us by the Client to be accurate
and have relied on them for the purpose of this assignment.
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10.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Al-Khaleej for Training and
Education Company under triple net contract. We have presented the salient terms of the lease below:

Rowad Al Khaleej International Schools, Dammam

Date We understand the lease commences on 25 December 2019 G (corresponding to
28/4/1441 H), as provided by the Client

Lessor Privileged Warehouse Company 2

Lessee Al-Khaleej for Training and Education Company

Term Fifteen (15) Gregorian years from 25 December 2019 G (corresponding to 28/4/1441 H).

Property description Land and buildings on which the school known as Rowad Al-Khaleej International Scool,
located in Dammam, Saudi Arabia.

Rent SAR 18,948,750 per annum

Rent Escalations 7.5% every 5 years

24.12.2019 to 23.12.2024: SAR 18,948,750
24.12.2024 to 23.12.2029: SAR 20,369,906
24.12.2029 to 23.12.2034: SAR 21,897,649

Rent Payment Date Bi-annually in advance.

Security Deposit Not stated.

Lease renewal provision N/A

Permitted Use School

Type of Lease: Triple Net (Full Repairing Insuring)

Source: The Client

10.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OpEx, maintenance and insurance cost of the
Property. Hence, we have not been provided with operating costs for the Property by the Client.

10.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

Typically, when analysing affordable rental levels for schools it can be useful to analyse the recent annual income
and expenditure budgets. However, this information has not been provided and as such we have arrived at our
opinion of Market Rent based on rental evidence available to us. We have had reference to KSA school rental
comparables as outlined in the table below.

Comparable Rent Escalation Student Base Rent  Base Rent
Escalation Frequency Capacity (SAR pa) (SAR psm)

1 International School Riyadh 5-7% 5yrs 4,500 33,300 7,554,098 227
2 International School Riyadh 6% 4yrs 2,100 18,000 3,750,000 208
3 International School Riyadh 5% 5yrs 3,000 38,600 19,100,000 494
4 Training Centre Al Khobar 5% 5yrs 6,660 7,775 4,200,000 540
5 International School  Riyadh N/A N/A N/A 9,700 2,450,000 253
6 International School  Riyadh N/A N/A N/A 48,000 14,000,000 292
7 International School Riyadh N/A N/A N/A 10,600 2,500,000 236
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# Comparable Rent Escalation Student BUA Base Rent  Base Rent

Escalation Frequency Capacity  (sq m) (SARpa) (SAR psm)
8 International School  Riyadh N/A N/A N/A 24,000 8,000,000 333

Source: JLL Research

We are also aware of two schools (confidential) which were transacted in Riyadh with historic long-term leases
having been agreed in 2015 and 2016 as follows:

# Comparable Age Escalation Term BUA PassingRent Base Rent

(sgm) (SARpa) (SAR psm)
1  Local School Riyadh 21.5 years 9% /3 yrs 18years 12,314 4,752,400 325
2  Local School Riyadh 5.5years 7.5% /3yrs 25years 33,429 11,287,000 337

Source: JLL Research

As shown in the tables above, the rental evidence collected ranges from SAR 208 per sq m to SAR 540 per sq m
based on various criteria such as location, size and quality. The Property is likely to attain higher rates than the
school comparables in the table above as it also incorporates high quality staff accommodation.

In this regard, and although above the school rents which were historically adopted in the Kingdom, the Property
was recently let in December 2019 (at SAR 735 per sq m rising to SAR 848 per sq m), and we are of the opinion that
this forms the best evidence in order to arrive at our opinion of Market Rent. Having regard to this, the available
rental comparables and our knowledge of the Dammam market, we have applied a Market Rent of SAR 735 per sq
m.

In the absence of the operating P&L to prove the affordability of the rent to provide an indication of covenant
strength, we have sought and had confirmation that there have been no rental defaults.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence(Page 16) section above,
in forming our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.75%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 5-year
analysis horizon.

We have applied an Exit Yield of 7.75% to the net income at the start of Year 6 (this would be calculated off a Year
6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 241,560,000.

We have summarised our inputs and valuation of the Property in the table below:
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Valuation Summary Table

Rowad Al Khaleej International School - Dammam

Current Passing Rent SAR 18,948,750 per annum
Market Rent SAR 18,948,750 per annum
IRR/Discount Rate 9.75%
Exit Yield 7.75%
Fair Value June 2022 Valuation SAR 241,560,000
Projected First Year’s Forward Yield 7.84%

Source: JLL

10.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:

m  We have not seen annual income and expenditure budgets for the school operation and the long-term income
stream is reliant on the school operator’s ability to afford the rent. In the event of business failure, the rental
level may become unaffordable.

m Increased competition from comparable projects within KSA could adversely impact future demand.

10.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 241,560,000
(TWO HUNDRED AND FOURTY-ONE MILLION, FIVE HUNDRED AND SIXTY THOUSAND SAUDI ARABIAN RIYALS)
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11 Rowad AlKhalegj International School, Riyadh, KSA

11.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date:
Location:
Property Type:
Tenure:

BUA (sq m)

GLA (sqm)

Plot (sq m)

Fair Value (SAR)

11.2  Property Location

Macro Location

Source: JLL / Google Earth
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Property Positioning

Property Rowad Al Khaleej International Schools, Riyadh, KSA
City Riyadh

District Al Mughrizat

No. of Street Frontage/s 2

North  Abi Sufyan Ibn Harb Street
South  Prince Mugrin Ibn Abdulaziz
East Sidewalk
West Plot5and 6 - as per title deed

Key Landmarks Al Nakheel Mall is c. 1km to the north, Ministry of Labour is c. 1.3km north-east and
Eastern Ring Road is c. 1.7km to the east.
Surrounding Land Uses The surrounding area is a populous, developed area. Surrounding uses mainly include

retail, residential and educational facilities.
Source: JLL

11.3  Property Description

Property Description

Property Type School

Age (years) 3.5

Building Condition Good

Internal Condition Good

No. of Floors 3 floors plus basement parking
BUA (sq m) 38,982.6 (Building Permit)

GLA (sq m) N/A

Plot (sqm) 8,039.9 (Plots 1,2,3,4)

7,920 (Plots 5,6,7,8)
Total: 15,959.9
Description The Property is a 3-storey educational building offering educational curriculum for all
year groups. The building has all expected educational facilities for a school of this
size, including science labs, IT rooms, sports facilities and shaded playgrounds.
Source: JLL / The Client

11.4 Legal

11.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 417807001085
417807001086
Plot No. / Sub Division No. Plots 1,2,3,4; Block 1 / 3309
Plots 5,6,7,8; Block 1 / 3309
Owner Privileged warehouse company 2
Tenure Freehold
Title Deed Date 28/4/1441 (G: 26/12/2019)

Source: The Client

We have been provided with a building permit, the details of which are summarised below:

Planning / Building Permit Details

Permit Number 1432/4252
Permit Date 22/02/1436 (15-December-2014)
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Planning / Building Permit Details

Planning Permission Education Facility
Municipality License No. 4002002
Building Specifications Basement: 15,134 sqm (Parking)

Ground Floor - Education: 7,537 sqm

First & Second Floor - Education: 7,957 sq m
Electrical Room: 33.6 sqm

Boundary Wall: 364 m

Source: The Client

We have been provided with a building completion certificate dated 02/08/1439 for plot no. 5 to 8/3309 confirming
the development completion as a school complex as depicted in the building permit. We have been provided with
a municipality license which states the use of the Property as education (full building). For the purpose of our
valuation, we have assumed that the Property complies with all relevant authority planning and zoning
requirements and have assumed all information provided to us by the Client to be accurate and have relied on
them for the purpose of this assignment.

11.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Al-Khaleej for Training and
Education Company under triple net contract. We have presented the salient terms of the lease below:

Rowad Al Khaleej International Schools, Riyadh

Date We understand the lease commences on 25 December 2019 G (corresponding to
28/4/1441 H) as advised by the Client

Lessor Privileged Warehouse Company 2

Lessee Al-Khaleej for Training and Education Company

Term Fifteen (15) Gregorian years from 25 December 2019 G (corresponding to 28/4/1441 H).

Property description Land and buildings on which the school known as Rowad Al-Khaleej International
School, located in Riyadh, Saudi Arabia.

Rent SAR 16,275,000 per annum

Rent Escalations 7.5% every 5 years

25.12.2019 to 24.12.2024: SAR 16,275,000
25.12.2024 to 24.12.2029: SAR 17,495,625
25.12.2029 to 24.12.2034: SAR 18,807,797

Rent Payment Date Bi-annually in advance.

Security Deposit Not stated.

Lease renewal provision N/A

Permitted Use School

Type of Lease: Triple Net (Full Repairing Insuring)

Source: The Client

11.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OpEx, maintenance and insurance cost of the
Property. Hence, we have not been provided with operating costs for the Property by the Client.

11.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).
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Market Rent

Typically, when analysing affordable rental levels for schools it can be useful to analyse the recent annual income

and expenditure budgets. However, this information has not been provided and as such we have arrived at our
opinion of Market Rent based on rental evidence available to us. We have had reference to KSA school rental
comparables as outlined in the table below.

Comparable Rent  Escalation  Student BUA Base Rent  Base Rent
Escalation  Frequency Capacity (SAR pa) (SAR psm)

1 International School Riyadh 5-7% 5yrs 4,500 33,300 7,554,098 227
2  International School Riyadh 6% 4yrs 2,100 18,000 3,750,000 208
3 International School Riyadh 5% 5yrs 3,000 38,600 19,100,000 494
4 Training Centre Al Khobar 5% 5yrs 6,660 7,775 4,200,000 540
5 International School Riyadh N/A N/A N/A 9,700 2,450,000 253
6 International School Riyadh N/A N/A N/A 48,000 14,000,000 292
7 International School Riyadh N/A N/A N/A 10,600 2,500,000 236
8 International School Riyadh N/A N/A N/A 24,000 8,000,000 333

Source: JLL Research

We are also aware of two schools (confidential) which were transacted in Riyadh with historic long-term leases

having been agreed in 2015 and 2016 as follows:

# Comparable Age Escalation Term BUA Passing Rent Base Rent

(sgm) (SARpa) (SAR psm)
1  Local School Riyadh 21.5 years 9% /3 yrs 18years 12,314 4,752,400 325
2 Local School Riyadh 5.5years 7.5% /3yrs 25years 33,429 11,287,000 337

Source: JLL Research

As shown in the table above, the rental evidence collected ranges from SAR 208 per sq m to SAR 540 per sq m
based on various criteria such as location, size and quality. Given that the Property was recently let in December
2019, at SAR 417 per sq m rising to SAR 482 per sq m, we are of the opinion that this forms the best evidence in
order to arrive at our opinion of Market Rent and is in line with the market. Having regard to this, the available
rental comparables and our knowledge of the Riyadh market, we have applied a Market Rent of SAR 417 per sqm
on reversion in 2034,

In the absence of the operating P&L to prove the affordability of the rent to provide an indication of covenant
strength, we have sought and had confirmation that there have been no rental defaults.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence(Page 16) section above,
in forming our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.75%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 5-year
analysis horizon.
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We have applied an Exit Yield of 7.75% to the net income at the start of Year 6 (this would be calculated off a Year
6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 207,470,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Rowad Al Khaleej International School - Riyadh

Current Passing Rent SAR 16,275,000 per annum
Market Rent SAR 16,275,000 per annum
IRR/Discount Rate 9.75%
Exit Yield 7.75%
Fair Value June 2022 Valuation SAR 207,470,000
IRR/Discount Rate 7.84%

Source: JLL

11.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:

m  We have not seen annual income and expenditure budgets for the school operation and the long-term income
stream is reliant on the school operator’s ability to afford the rent. In the event of business failure, the rental
level may become unaffordable.

m Increased competition from comparable projects within KSA could adversely impact future demand.

11.7 FairValue

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 207,470,000

(TWO HUNDRED AND SEVEN MILLION, FOUR HUNDRED AND SEVENTY THOUSAND SAUDI ARABIAN
RIYALS)
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12 Baream Rowad AlKhalee] Kindergarten, Riyadh, KSA

12.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sq m)

Fair Value (SAR)

12.2  Property Location

Macro Location

Source: JLL / Google Earth
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Property Positioning

Property Baraem Rowad Al Khaleej International Schools, Riyadh, KSA
City Riyadh

District Sahafa

No. of Street Frontage/s 3

North Internal Road
South Vacant Plots (4536, 4528) - as per title deed
East An Nadwah Street
West  Prince Abdullah Bin Saud Abdullah Snatan Al Saud Street

Key Landmarks Petrol station located opposite. King Fahd Road located c. 1.3km to the west.
Surrounding Land Uses Predominantly residential use, with retail use on main roads.
Source: JLL

12.3  Property Description

Property Description

Property Type School

Age (years) 7.5

Building Condition Good

Internal Condition Good

No. of Floors 3 (B+G+2)

BUA (sq m) 2,549 (2,655 including boundary wall)

GLA (sq m) N/A

Plot (sq m) 1,830

Description The property is a 3-storey educational building offering kindergarten education and

facilities. The building is set back from the main road which connects with a car park
to the front of the building. The property appears to be of re-enforced concrete and
steel panel cladding.

Source: JLL / The Client

124 Legal

12.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 317807001087
Plot No. / Sub Division No. 4529 & 4537, Block 820 / 1637
Owner Privileged warehouse company 2
Tenure Freehold
Title Deed Date 28/4/1441 (G:26/12/2019)

Source: The Client

We have been provided with a building permit, the details of which are summarised below:

Planning / Building Permit DISET

Permit Number 1433/7276

Permit Date 11/04/1433 (05-March-2012)
Planning Permission Education Facility
Municipality License No. 3901456

Building Specifications Basement: 681 sqm (Services)

Ground Floor - Education: 924 sqm
First Floor - Education: 924 sqm
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Planning / Building Permit Details

Electrical Room: 20 sq m
Boundary Wall: 106 m

Source: The Client

We have been provided with a building completion certificate dated 06/02/1435 for plot no. 4529 & 4537, Block
820 /1637, confirming the development completion as a kindergarten as depicted in the building permit. We have
been provided with a municipality license which states the use of the Property as education (full building). For the
purpose of our valuation, we have assumed that the Property complies with all relevant authority planning and
zoning requirements and have assumed all information provided to us by the Client to be accurate and have
relied on them for the purpose of this assignment.

12.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Al-Khaleej for Training and
Education Company under triple net contract. We have presented the salient terms of the lease below:

Baraem Rowad Al Khaleej International Schools, Riyadh

Date We understand the lease commences on 25 December 2019 G (corresponding to 28/4/1441
H), as provided by the Client.

Lessor Privileged Warehouse Company 2

Lessee Al-Khaleej for Training and Education Company

Term Fifteen (15) Gregorian years from 25 December 2019 G (corresponding to 28/4/1441 H).

Property description Land and buildings on which the school known as Baraem Road Al-Khaleej International
Kindergarten located in Riyadh, Saudi Arabia.

Rent SAR 1,550,000 per annum

Rent Escalations 7.5% every 5 years

25.12.2019 to 24.12.2024: SAR 1,550,000
25.12.2024 to 24.12.2029: SAR 1,666,250
25.12.2029 to 24.12.2034: SAR 1,791,219

Rent Payment Date Bi-annually in advance.

Security Deposit Not stated.

Lease renewal provision N/A

Permitted Use School

Type of Lease: Triple Net (Full Repairing Insuring)

Source: The Client

12.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OpEx, maintenance and insurance cost of the
Property. Hence, we have not been provided with operating costs for the Property by the Client.

12.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

Typically, when analysing affordable rental levels for schools it can be useful to analyse the recent annual income
and expenditure budgets. However, this information has not been provided and as such we have arrived at our
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opinion of Market Rent based on rental evidence available to us. We have had reference to KSA school rental
comparables as outlined in the table below.

Comparable Rent Escalation Student Base Rent  Base Rent
Escalation Frequency Capacity (SARpa) (SAR psm)

1 International School  Riyadh 5-7% 5yrs 4,500 33,300 7,554,098 227
2 International School  Riyadh 6% 4yrs 2,100 18,000 3,750,000 208
3 International School  Riyadh 5% 5yrs 3,000 38,600 19,100,000 494
4 Training Centre Al Khobar 5% 5yrs 6,660 7,775 4,200,000 540
5 International School Riyadh N/A N/A N/A 9,700 2,450,000 253
6 International School  Riyadh N/A N/A N/A 48,000 14,000,000 292
7 International School  Riyadh N/A N/A N/A 10,600 2,500,000 236
8 International School  Riyadh N/A N/A N/A 24,000 8,000,000 333

Source: JLL Research

As shown in the table above, the rental evidence collected ranges from SAR 208 per sq m to SAR 540 per sq m.
However, we note that these comparables are all much larger than the Property, hence we would expect an
upwards adjustment on a rate per sq m basis in relation to quantum.

We are also aware of two schools (confidential) which were transacted in Riyadh with historic long-term leases
having been agreed in 2015 and 2016 as follows:

# Comparable Age Escalation Term BUA PassingRent Base Rent

(sq m) (SAR pa) (SAR psm)
1  Local School Riyadh 21.5 years 9% /3 yrs 18years 12,314 4,752,400 325
2 Local School Riyadh 5.5years 7.5% /3 yrs 25years 33,429 11,287,000 337

Source: JLL Research

Given that the Property was recently let in December 2019, at SAR 608 per sq m rising to SAR 703 per sq m, we are
of the opinion that this forms the best evidence in order to arrive at our opinion of Market Rent taking into
consideration itis a Kindergarten, hence higher tuition fees than schools and a smaller asset. Having regard to this
and as the Property is smaller than typical educational facilities, we have applied a Market Rent of SAR 608 per sq
m on reversion in 2034.

In the absence of the operating P&L to prove the affordability of the rent to provide an indication of covenant
strength, we have sought and had confirmation that there have been no rental defaults.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence(Page 16) section above,
in forming our opinion of yield.

In valuing the asset given the long-term triple net lease in place at the Property, we have applied a Discount Rate
of 9.75%; this is the minimum hurdle rate of return/internal rate of return, which we consider a motivated third-
party buyer would require given the risk and reward factors inherent in the asset’s income streams over the 5-year
analysis horizon.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 80



Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

We have applied an Exit Yield of 7.75% to the net income at the start of Year 6 (this would be calculated off a Year 6
NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we are of
the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 19,760,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Baraem Rowad Al Khaleej International School

Current Passing Rent SAR 1,550,000 per annum
Market Rent SAR 1,550,000 per annum
IRR/Discount Rate 9.75%
Exit Yield 7.75%
Fair Value June 2022 Valuation SAR 19,760,000
Projected First Year’s Forward Yield 7.84%

Source: JLL

12.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:

m  We have not seen annual income and expenditure budgets for the school operation and the long-term income
stream is reliant on the school operator’s ability to afford the rent. In the event of business failure, the rental
level may become unaffordable.

m Increased competition from comparable projects within KSA could adversely impact future demand.

12.7 FairValue

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 19,760,000
(NINETEEN MILLION, SEVEN HUNDRED AND SIXTY THOUSAND SAUDI ARABIAN RIYALS)
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13 Blue Tower, Al Khobar, KSA

13.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date 29 May 2022

Location Al Khobar

Property Type Commercial - Retail & Office Spaces
Tenure Freehold (Mortgaged to Al Rajhi Bank)
BUA (sq m) 33,418.54

GLA (sq m) 20,486*

Plot (sg m) 5,464

Fair Value (SAR ) 127,390,000

* We have been provided with different area schedules by the Client some mentioning the above GLA others mentioning GLA of 20,662 sgm in addition to
some external leased spaces (Coffee Shop and Zain Telecom) - We have been instructed to rely on the areas stated in the most recent tenancy schedule
provided (20,662 sq m), however we recommend the areas are verified by the Client.

13.2  Property Location

Macro Location Micro Location

Source: JLL / Google Earth
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Property Positioning

Property Blue Tower, Al Khobar, KSA
City Khobar

District Al Yarmuk

No. of Street Frontage/s 4

North Internal Road
South Internal Road
East Internal Road + Parking
West Al Khobar - AlDammam Corniche Road
Key Landmarks Al-Khereiji Mosque to the West

Surrounding Land Uses The Property is situated in mainly commercial area and it is accessible from King
Faisal Road which directly links the district to Dammam to the north and the King
Fahd Causeway to the south.
Source: JLL

13.3  Property Description

Property Description

Property Type Commercial - Office and Retail Spaces

Age (years) 8.5

Building Condition Good

Internal Condition Good

No. of Floors 2B+G+M+9

BUA (sq m) 33,418.54

NLA (sq m) 20,486

Plot (sq m) 5,464

Description The subject property is situated at the northeast corner of King Faisal Road and 13th

Street, within, Al Yarmuk District, Al Khobar, Kingdom of Saudi Arabia. It is located
about 500 meters south of Holiday Inn Al Khobar - Corniche, some 750 meters
southeast of Khobar Mall and approximately 1.50 kilometres northwest of Al
KhobarCorniche Tower & Arabian Gulf.

Source: JLL / The Client

13.4 Legal

13.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 430203012523
Plot No. / Subdivision No. 40-41-42 Block 5/2
Owner Privileged Warehouse Company 2
Tenure Freehold - Mortgaged
Title Deed Date 14/04/1441 (12/12/2019)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised
below:
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Planning / Building Permit Details

Permit Number 428/10461

Permit Date 08/08/1432 (10-July-2011)

Planning Permission Commercial - Retail & Office Spaces

Civil Defence Permit N/A

Building Specifications Basement: 2 typical parking floors: 11,000 sqm

Ground Floor: Services: 157.22 sqm Retail - GF& Mezz 4,111 sqm
First & Second Floor: 2,937.58 sq m

Typical Floors (3-8): 2,468,79/ 6 floors: 14,812.74 sq m

Floor 9: Retail 400 sqgm

Source: The Client

We note that during our inspection, there was construction works done on the 9% floor but was put on hold and
not operational. As per the building permit, this space is dedicated for residential annex for the building service
provider workers. We note that this space was not part of the tenancy schedule provided to us, hence it was not
considered in our analysis as a revenue generating space.

We have not had sight of the building completion certificates for the Property. We have been provided with the
electricity supply NOC (1433/00943) dated24/09/1433 for plots 40,41,42 stating compliance with the building
permit and we understand this certificate will only be issued upon building completion and finalisation of
necessary compliance inspections.

For the purpose of our valuation, we have assumed that the Property complies with all relevant authority
planning and zoning requirements and have assumed all information provided to us by the Client to be accurate
and have relied on them for the purpose of this assignment.

13.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Rawaj Real Estate
Company under a master lease / triple net contract. We have presented the salient terms of the lease below:

Blue Tower, Al Khobar, KSA

Date The Lease is dated 22 February 2018 G (corresponding to 6/6/1439 H).

Lessor Privileged Warehouse Company 2 (Commercial Registration no. 1010418411).

Lessee Rawaj Real Estate Company (Commercial registration no. 1010296735).

Term Five (5) Gregorian years starting from 22 Feb 2018 G (corresponding to 6/6/1439 H).
Property description The Property comprises the tower known as “Blue Tower” and the plot of land on which

it is built. The Lease also covers any buildings to be erected on the plot so long as the
Lessee has the authority to invest in such buildings.

Rent SAR 18,310,956
We have been informed by the CLient that the Master Lessee has activated the lease
review option and is currently operating on the new lease agreed of SAR 12,331,513 per

annum.

Rent Payment Date The Lessee will pay the Base Rent quarterly in advance on each of the Rental Payment
Dates.

Security Deposit Not stated.

Lease renewal provision Not stated.

Lease Review Lessee has the right to demand a revision of the Lease Amount to equate to Market Rent
only once during the 5-year term.

Permitted Use As a commercial office centre.

Type of Lease Triple Net (Full Repairing Insuring)

Source: The Client
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As stated above, the lessee has the right to demand a rent revision once during the lease term, which allows the
lessee to revert the master lease to market rent levels. We understand that the Master Lessee has activated the
lease review option and is currently operating on the new lease agreed of SAR 12,331,513 per annum.

13.4.3 Operating Costs

As per the current lease agreement, the tenant is responsible for all OpEx, maintenance and insurance cost of the
Property. However, we have assumed that the owner would manage the property upon expiry of the current lease
contract. And therefore, we understand that the OpEx that will be incurred by the Client for the year end 2023
would reach the amount of SAR 2,048,600 or SAR 100 per GLA/sq m, which is at the lower end of the OPEX market
norm for commercial office buildings, however we have accounted for the fact that the asset will be fully
maintained, and any defects rectified upon expiry of the master lease as depicted in the lease agreement.

13.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

13.5.1 Rental Rate

We have had regard to prevailing rental comparables for similar Grade B office buildings within the vicinity of the
Property. The office market in Khobar has been negatively affected over the past 12 months as companies started
migrating to Riyadh and adopting new, hybrid working models, most companies have reconsidered their current
office spaces and downsized. This placed downward pressure on landlords, as they were forced to compromise
and lower their rates or offer incentives to maintain occupancy levels.

Asking rental rates for similar Grade B assets range between SAR 500 and SAR 750/sqm (Gross rents including
service charges) depending on the location of the building and accessibility, its parking provisions, and the quality
offered as tabulated below.

Benchmark Office Rents

# Comparable Location NLA Asking Rate Comment
(sqm)  (SAR/sgqm)
Al Shablan Tower King Fahad Road 720 500 Grade B/ Ready Unit/ Fitted
Office Building King Salman Road 156 500 2B+G+7/Grade B/ New Building Shell &
Core
Office Building Prince Humud Street 105 550 2B+G+7 /Grade B+ / New Building
Office Building Dharan Road 220 650 2B+G+7/Grade B -/ Building Age 21 years
5 Office Building Prince Humud Street 153 400 2B+G+7 /Grade B-/Ready Units Shell &
Core
6 Khobar Gate Tower DMA- Khobar Highway 22,000 750 3B+G+M+25/ Grade B quality
7 AlFardan Tower Prince Turki Street 6650 750 High-rise / Grade B quality
8 Khobar Business Gate  King Faisal Road 3000 700 Mid-rise / Grade B/ 50% Vacant

Source: JLL Research

Based on the above benchmarks, we are of the opinion that the Market Rent for office spaces in the Property
should be in the region of SAR 650/sqm (excluding service charge). We have allowed for an additional 10% to
factor service charges for new tenants (Gross Rent: SAR 715/sqm) and 5% for the existing occupied units upon the
expiry of the master lease. We have assumed that upon expiry of the master lease, all existing tenants (blended
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gross rent currently at circa SAR 700/sqm) will renew at the same rental terms + 5% service charge while new
tenants will occupy space at Market Rent). This Market Rent is subject to an annual market rental growth of 1.5%
from year 2 of the cashflow.

13.5.2 Occupancy

In terms of occupancy, the Property is currently circa 65% tenanted. Post expiry of the master lease, we have
assumed that the take up will increase to 75% during the first year and stabilise at 85% at the end of the second
year from master lease expiry.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence(Page 16) section above,
in forming our opinion of yield.

We have had regard to prevailing rental comparables as detailed above in forming our opinion of the Fair Value.
Based on the above analysis, we have applied a Discount Rate of 10.50%; this is the minimum hurdle rate of
return/internal rate of return, which we consider a motivated third-party buyer would require given the risk and
reward factors inherent in the asset’s income streams over the 5-year analysis horizon.

We have applied an Exit Yield of 8.50% to the net market income at the start of Year 6 (this would be calculated off
a Year 6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we
are of the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 127,390,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Blue Tower

Current Passing Rent SAR 12,331,513 per annum
Market Rent SAR 14,853,330 per annum
Assumed Market Rental Growth Year 1: 0%, Year 2+: 1.50%
IRR/Discount Rate 10.50%
Exit Yield 8.50%
Fair Value June 2022 Valuation SAR 127,390,000
Projected First Year’s Forward Yield 9.25%

Source: JLL

13.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:
m  Short unexpired lease term of 0.9 years.

m Increased competition from comparable projects within KSA could adversely impact future demand.
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13.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 127,390,000
(ONE HUNDRED AND TWENTY-SEVEN MILLION, THREE HUNDRED-NINETY THOUSAND SAUDI ARABIAN RIYALS)
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14 AlAhsa Square (Jarir Building), Rivadh, KSA

Report Date: 31 July 2022

14.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sq m)

Fair Value (SAR)

14.2  Property Location

Macro Location

Source: JLL / Google Earth
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Freehold (Mortgaged to Al Rajhi Bank)
9,162

8,203

4,953

49,900,000
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Property Positioning

Property Jarir Bookstores, Riyadh, KSA
City Riyadh

District Al Malaz

No. of Street Frontage/s 4

North  Allmam Abdullah Ibn Thaniyan Al Saud Street
South Al Buhturi Street

East AlHamidat Street

West Al Ahsa Street

Key Landmarks N/A
Surrounding Land Uses Villas, apartments and commercial properties
Source: JLL

14.3  Property Description

Property Description

Property Type Mixed-use (Office and Retail)

Age (years) c.20

Building Condition Fair

Internal Condition Fair

No. of Floors G+3

BUA (sq m) 9,162

GLA (sq m) 8,203

Plot (sq m) 4,953

Description The Property comprises a mixed-use commercial building. The Property is arranged

over G+3 levels. The Property is anchored by Jarir bookstore located at the ground
floor level. As at the valuation date the Property is 18% vacant.
Source: JLL / The Client

144 Legal

14.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 418001000843
Plot No. / Sub Division No. 1-4 Sub-Division 315/Malaz District
Owner Privileged warehouse company 2
Tenure Freehold - Mortgaged to Al Rajhi Bank
Title Deed Date 27/01/1441 (G: 17/03/2021)

Source: The Client

We have been provided with a building completion certificate dated 11/01/1415 for plot no. 1 to 4 confirming the
development completion as depicted in the building permit. For the purpose of our valuation we have assumed
that the Property complies with all relevant authority planning and zoning requirements and have assumed all
information provided to us by the Client to be accurate and have relied on them for the purpose of this
assignment.
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14.4.2 Occupational Leases
We understand that the Property is multi-tenanted. As at the valuation date the Property is arranged over 14 units
of which 3 units are vacant and 11 units are occupied.

Based on the information provided to us by the Client, we understand that as at the valuation date the total
passing rent in the Property amounts to SAR 4,517,476 including service charge.

14.4.3 Operating Costs

We have not been provided with operating costs for the Property by the Client. We have applied the cost of SAR 75
per sq m of GLA per annum, which equates to SAR 615,225 per sq m of GLA per annum.

14.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

We are of the opinion that recent transactions in the Property make the best evidence applicable to our valuation.
The majority of the lease contracts in the Property were agreed within 12 months prior to the valuation date. We
understand that the latest lettings in the Property were agreed at c. SAR 500 and 600 per sq m including service
charge for office space.

We have also had regards to the comparable evidence for rents for similar quality office space in Riyadh reflected
in the table below:

Ref Area (sq m) Rent (SAR/sqm) Lat Long Note

1 50 520 24.685150° 46.734037° 7 years old
2 270 500 24.680956° 46.734913° 10 Years

3 70 428 24.680186° 46.731988° 15 years

4 1,400 500 24.677005° 46.730238° 10 Years

5 150 300 24.674426° 46.730762° 6 years

6 250 600 24.678150° 46.734731° 20 years

1 50 520 24.685150° 46.734037° 7 years old

Source: JLL Research

Based on the above and taking into consideration latest evidence from the Property, we have adopted a market
rental rate of SAR 600 per sqm including service charge for vacant office space. However, given that other units
within the Property have been leased in 2021 at lower rates, we do not expect negotiation to allow significant
increase to market rates. Therefore, we have assumed in our analysis the rates for renewals will be at market
escalated rates of SAR 500 and SAR 550 per sq m including service charge.

The above is with the exception of the premises occupied by Rajhi Bank and Jarir Bookstore on the ground floor.
The rate for the Rajhi lease is SAR 1,966 per sq m including service charge which is substantially higher than the
rents in other leases in the Property; however, it is in line with rents for bank premises. Jarir Bookstore passing
rent is SAR 636 per sq m which isin line with the rents agreed for similar uses and unit sizes. Thus, we have applied
the Market Rent of SAR 2,000 and SAR 640 per sqm including service charge to Rajhi Bank and Jarir Bookstore
units respectively.
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Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence(Page 16) section above,
in forming our opinion of yield.

We have had regard to prevailing rental comparables as detailed within our Master Report in forming our opinion
of the Fair Value. Based on the above analysis, we have applied a Discount Rate of 10.00%; this is the minimum
hurdle rate of return/internal rate of return, which we consider a motivated third-party buyer would require given
the risk and reward factors inherent in the asset’s income streams over the 5-year analysis horizon.

We have applied an Exit Yield of 8.00% to the net market income at the start of Year 6 (this would be calculated off
a Year 6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we
are of the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 49,900,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Jarir Bookstores

Current Passing Rent SAR 4,517,476 per annum
Market Rent SAR 5,189,860 per annum
Assumed Market Rental Growth Year 1: 0%, Year 2+: 1.50%
IRR/Discount Rate 10.00%
Exit Yield 8.00%
Fair Value June 2022 Valuation 49,900,000
Projected First Year’s Forward Yield (excluding Capex) 8.41%

Source: JLL

14.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:
m 3 ofthe 14 units are currently vacant.

m Increased competition from comparable projects within KSA could adversely impact future demand.

14.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 49,900,000

(FORTY-NINE MILLION, NINE HUNDRED THOUSAND SAUDI ARABIAN RIYALS)

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 91



Property: Al Rajhi REIT Fund, KSA

Report Date: 31 July 2022

15 Al Louloua Warehouses, Riyadh, KSA

15.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date

Location

Property Type

Tenure

BUA (sq m)

GLA (sq m)

Aggregate Plot Area (sq m)
Fair Value (SAR)

15.2  Property Location

Macro Location

Source: JLL / Google Earth
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Al Masani District - Riyadh

Industrial - Warehouses

Freehold (3 plots) Freehold- Mortgaged (8 plots)
92,290.4

79,010

94,908.61

120,130,000
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Property Positioning

Property Al Louloua Warehouses, Riyadh, KSA
City Riyadh

District Al Masani

No. of Street Frontage/s 4

North  Street of 25m
South Plots 2054, 3056, 3058
East Plot3061
West  Street of 25m
Key Landmarks Al Anoud Shopping mall, New Haraj ( Scrab ) Bin Gassem, Musa Industrial cluster, Al
Bustan Clinic and Central Vegetable & Fruits Market (Al Aziziyah).
The area is home to very large warehouses dedicated to tenants such as Riyadh
automated slaughterhouse, Saudi Factory for the trappings of gypsum and Volvo
Workshop.

Surrounding Land Uses

Source: JLL

15.3 Property Description

Property Description

Property Type Industrial - Dry warehouses

Age (years) 10.6 years

Building Condition Good

Internal Condition Good

No. of Floors Ground floor (G+1 for retail and residential component)

BUA (sq m) 92,290.40

Plot (sq m) 94,908.61

Description The Property is an industrial compound consisting of 208 warehouses as per

Source: JLL / The Client

154 Legal

information provided. The warehouses are built mainly of steel

frame with painted concrete & galvanised iron sheet external walls, long span & pre-
painted galvanised iron roofing of steel roof frames, and painted steel main doors.
The warehouses have a total built-up area of 80,359.08 square meters and were
constructed circa 1427.

15.4.1 Tenure, Planning and Zoning

Summary
Description
Title Deed No.
Plot No.

Subdivision No.
Plot Size (sqm)
Owner
Tenure
Title Deed Date

Source: The Client

317805000162

G: 04/11/2019

y) 3 4 5 6
317803000174 317817000112 317815000171 417816000168 317821000166
3117, 3119, 2960, 2962 3085 to 3092 3061 3120, 3122,

3121, 3123 3124
3085 3085 3085 3085 3085
6,773.42 1,962.02 9,932.02 1,038.35 5,024.96

Privileged warehouse company 2
Freehold - Mortgaged to Al Rajhi Bank
23/02/1441 24/02/1441 24/02/1441 21/03/1441 21/03/1441
G:23/10/2019  G:24/10/2019  G:24/10/2019  G:19/11/2019  G:19/11/2019
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Description 1 p) 3

Title Deed No. 810120045121 410115053582 210107049290
Plot No. 3093 to 3116 3065 to 3084 3034 to 3051
Subdivision No. 3085 3085 3085
Plot Size (sqm) 29,993.66 20,266.68 16,650
Owner Privileged warehouse company 2
Tenure Freehold - Not Mortgaged

Title Deed Date 18/06/1439 18/06/1439 18/06/1439

G:06/03/2018  G:06/03/2018  G: 06/03/2018

Source: The Client

We have been provided with official building permits of the Property. A summary of which is shown below:

Permit Number 1426/8846

Permit Date 04/07/1430 (27-June-2009)

Planning Permission Industrial

Civil Defence Permit Not stated

Building Specifications Ground Floor: Commercial (2,244 sqm), Office (1,049 sqm)

First Floor: Office (2,874 sqm).
Appendix: Services (287.40 sqm)
Source: The Client

Permit Number 1425/5364

Permit Date 15/07/1425 (31-Aug-2004)

Planning Permission Industrial

Civil Defence Permit (1/2/11/33/2236 < (

Building Specifications Ground Floor: Warehouse (19,125 sqm), Services (74 sqm)

Source: The Client

Permit Number 1424/9595

Permit Date 28/11/1424 (21-January-2004)

Planning Permission Industrial

Civil Defence Permit (4670/33/11/2/1)

Building Specifications Ground Floor: Warehouse (14,040 sqm), Services (70 m)

Source: The Client

Permit Number 1424/5793

Permit Date 11/07/1424 (08-September-2003)

Planning Permission Industrial

Civil Defence Permit (1/2/11/33/4089 <5 (

Building Specifications Ground Floor: Warehouse (627 sqm), Services (66 sqm)

Source: The Client

Permit Number 1432/16357

Permit Date 30/08/1432 (01-Aug-2011)

Planning Permission Industrial

Civil Defence Permit Not stated

Building Specifications Ground Floor: Warehouse (726 sqm)

Source: The Client

~
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Permit Number 1425/470

Permit Date 15/01/1425 (07-March-2004)

Planning Permission Industrial

Civil Defence Permit (1/2/11/33/4636 < (

Building Specifications Ground Floor: Warehouse (17,374 sqm), Services (10 sqm)/ Electrical room

Source: The Client

Permit Number 1425/474

Permit Date 15/01/1425 (07-March-2004)
Planning Permission Industrial

Civil Defence Permit (4681/ < X(

Building Specifications Ground Floor: Warehouse (7,215 sqm)

Source: The Client

Permit Number 1425/467

Permit Date 15/01/1425 (07-March-2004)

Planning Permission Industrial

Civil Defence Permit (4669/ < X(

Building Specifications Ground Floor: Warehouse (20,872 sqm), Services (10 sqm)

Source: The Client

Permit Number 1426/2513

Permit Date 15/03/1426 (24-April-2005)

Planning Permission Industrial

Civil Defence Permit (1358/ <8 3(

Building Specifications Ground Floor: Warehouse (5,588 sqm), Services (38 sqm)

Source: The Client

We note that the Property contains a total of 73 residential units (1 bedroom) ranging between 45 and 50 sqm
each. The building permits provided by the Client do not state allowance for residential use. The permitted use is
for ground floor retail / office space and first floor office space. We are advised that the Property has been
operational for several years and the residential and retail space are leased. We have not been provided with any
municipality license to confirm if the master lessee has obtained the necessary approvals but have assumed that
the same is available for the purpose of this valuation. The GLA breakdown per use is provided below:

Use Area (sq m)
Warehouses 74,401
Retail/Offices 1,170
Residential 3,349

We note that the building permits provided to us have been stamped with the building completion approval
stamp from the municipality no. 5357 dated 22/10/1431. This stamp confirms that the buildings have been
completed in line with the building permits.

For the purpose of this assignment, we have assumed that the Property has all the necessary approvals for its
operation under the different uses provided to us by the Client and have relied on the information provided. If this
information proves to be erroneous, our valuation will be affected, and we reserve the right to amend it
accordingly. We would recommend the Client to confirm the above.

(€]
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15.4.2 Occupational Leases

We have been provided with the lease agreement which stipulates the Property is let to Rawaj Real Estate
Company under a triple net contract. We have presented the salient terms of the lease below:

Al Louloua Warehouses

Date The Lease is dated 22 February 2018 G (corresponding to 06/6/1439 H).

Lessor Privileged Warehouse Company 2 (Commercial Registration no. 1010418411).

Lessee Rawaj Real Estate Company (Commercial registration no. 1010296735).

Term Five (5) Gregorian years from 22 February 2018 G (corresponding to 06/6/1439 H).

Property description Land consisting of 94,908.60 sq m and all buildings currently erected on the plot as
outlined in the Lease.

Rent SAR 13,656,639

We have been informed by the Client that the Master Lessee has activated the lease
review option and is currently operating on the new lease agreed of SAR 9,375,262 per

annum.

Rent Payment Date The Lessee shall pay SAR 3,404,159.75 quarterly within a period of thirty days from the
due date.

Security Deposit Not stated.

Lease renewal provision The Lessee must notify the Lessor sixty (60) days prior to the end of the original term if it
wishes to renew the Lease.

Lease Review Lessee has the right to demand a revision of the Lease Amount to equate Market Rent
only once during the 5-year term after the second anniversary

Permitted Use Industrial and mixed use

Type of Lease Triple Net (Full Repairing Insuring)

Source: The Client

As stated above, the lessee has the right to demand a rent revision once during the lease term, which allows the
lessee to revert the master lease to market rent levels.

We understand that the Master Lessee has activated the lease review option and is currently operating on the new
lease agreed of SAR 9,375,262 per annum.

15.4.3 Operating Costs

As per the lease agreement, the tenant is responsible for all OPEX, maintenance and insurance cost of the
Property until the expiry of the master lease. Upon expiry of the master lease, we have assumed operating costs is
to be offset by the service charge paid by the tenants.

15.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Rental Rate
We have had regard to prevailing rental comparables the three components comprising the Property:

Residential:

We have considered the residential offering in Al Aziziyah District, adjacent to the north of the Property.
Residential units in this location are mainly utilised by bachelors as sharing accommodation.
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Residential Rental Benchmarks

District Zoning Area (sqm) Type/Bedrooms Rent/SAR
1 Al Aziziyya Residential 70 1 14,400
2 Al Aziziyya Residential 200 2 17,000
3 Al Aziziyya Residential 150 2 14,500
4 Al Aziziyya Residential 129 2 14,000
5 Al Aziziyya Residential 170 2 14,000
6 Al Aziziyya Residential 90 2 12,000

Source: JLL Research

As shown in the above table, 2-bedroom residential units are on the market at rents ranging between SAR 12,000
and SAR 17,000 depending on size, location and quality. 1-bedroom units would typically rent at half the 2-
bedroom rate; however, we would note that the achieved rents for 1-bedroom units at the Property range
between SAR 5,500 and SAR 7,000 per annum.

We believe that the achieved rates comprise the best comparable evidence and are in line with the market rental
rates for similar units.

Shops:

We have had consideration to street retail offered for rent in Al Aziziyah District, adjacent to the north of the
Property as shown in the below table:

Street Retail Rental Benchmarks

Ref District Zoning Area (sq m) Rent/ SAR SAR/sqm
1 Al Aziziyya Retail 50 20,000 400
2 Al Aziziyya Retail 120 41,000 342
3 Al Aziziyya Retail 80 25,000 313
4 Al Aziziyya Retail 80 25,000 313
5 Al Aziziyya Retail 50 20,000 400

Source: JLL Research
We note that the average rent per sq m of street retail shops in Aziziyah District is circa SAR 350 persq m. However,

those shops are better located in a commercially and residential denser location than the Property. We are of the
opinion that street shops would rent at a 25% discount to the Aziziyah area in the current market.

We have assumed that the rent of circa SAR 15,000 per shop would be applicable as the Market Rent. This Market
Rent is subject to an annual Market Rental growth of 1.5% from year 2 of the cashflow until the end of the current
lease in place.

Warehouses:

We have had regard to warehouse rents (dry warehouses) in Al Masani area as well as other industrial areas in
Riyadh such as Sulay, Aziziyah and Al Mishal as tabulated below:

District Zoning Area (sq m) Rate /sgqm Rent/ SAR
1 Al Masane'a Warehouse 400 158 63,000
2 Al Masane'a Warehouse 350 173 60,500
3 Al Masane'a Warehouse 700 114 80,000
4 Al Masane'a Warehouse 340 130 44,200
5 Old Al Kharj Rd Warehouse 1,000 100 100,000
6 Al Sulay Warehouse 1,060 130 137,800
7 As Sulay Warehouse 1,312 115 150,880
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District Area (sq m) Rate /sqgm Rent/ SAR
8 Al Mishal Warehouse 1,050 105 110,000
g As Sulay Warehouse 1,200 100 120,000
10 As Sulay Warehouse 1,126 107 120,000
11 Al Mishal Warehouse 2,232 120 267,840
12 Al Mishal Warehouse 5,616 130 730,080
13 Al Mishal Warehouse 4,267 125 533,325
14 Al Mishal Warehouse 4,680 140 655,200
15 Al Aziziyah Warehouse 200 118 23,600
16 Al Aziziyah Warehouse 150 150 22,500
17 Al Aziziyah Warehouse 129 162 20,898
18 Al Aziziyah Warehouse 170 150 25,500
19 Al Aziziyah Warehouse 90 142 12,780

Source: JLL Research

We note that on average, dry warehouse rents, for similar quality product, in Riyadh are in the region of SAR 150
persg m. In Al Masani, smaller warehouse rents range between SAR 115 and 173 per sqg m depending on access
and location and this is in line with the rental rates achieved in the Property.

The Property is 97.5% occupied and has had majority of its warehouse rents renewed, hence we consider this to
be an indication of achievable rent for the Property and is in line with the market.

We have assumed that the rent of SAR 150 per sq m per annum would be applicable as a Market Rent. This Market
Rent is subject to an annual market rental growth of 1.5% from year 2 of the cashflow until the end of the current
lease in place. Please note the Market Rent above is on the basis that the Property is let to multiple tenants on
retail basis.

Occupancy

Current warehouse occupancy in the Property stands at 97.5%, additionally we have been advised that there is a
significant demand for space within the Property with a waiting list for potential tenants. We have assumed this
occupancy to be stabilised and to remain as is throughout the analysis period.

Occupancy for residential and retail shops currently stands at 97% and 78% respectively.

We understand from the Client that upon expiry of the master lease, the Client will increase marketing efforts to
lease the vacant retail space, hence we have assumed the below take up starting from master lease expiry:

Description Take Up Year1 Take Up Year 2 Stabilisation Year 3
Shops 78% 89% 89%

JLL: Assumptions

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence section above, in forming
our opinion of yield.

Based on the above analysis, we have applied a Discount Rate of 11.50%; this is the minimum hurdle rate of
return/internal rate of return, which we consider a motivated third-party buyer would require given the risk and
reward factors inherent in the asset’s income streams over the 5-year analysis horizon.
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We have applied an Exit Yield of 9.50% to the net market income at the start of Year 6 (this would be calculated off
a Year 6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price

Based on the above analysis, we are of the opinion that the Fair Value of the Property, as at the Valuation Date, is
SAR 120,130,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Al Louloua Warehouses

Current Passing Rent SAR 9,375,262 per annum
Market Rent SAR 12,002,073 per annum
Assumed Market Rental Growth Year 1: 0%, Year 2+: 1.50%
IRR/Discount Rate 11.50%
Exit Yield 9.50%
Fair Value June 2022 Valuation SAR 120,130,000
Projected First Year’s Forward Yield (excluding Capex)  8.24%

Source: JLL

15.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:
m Short unexpired lease term of 0.6 years.

m Increased competition from comparable projects within KSA could adversely impact future demand.

15.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 120,130,000
(ONE HUNDRED AND TWENTY MILLION, ONE HUNDRED AND THIRTY THOUSAND SAUDI ARABIAN RIYALS)
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16 Andalus Building, Jeddah, KSA

Report Date: 31 July 2022

16.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sq m)

Fair Value (SAR)

16.2  Property Location

Macro Location

Source: JLL / Google Earth
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Jeddah
Commercial
Freehold
33,426
19,743.25
9,565.85
139,590,000
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100



Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

Property Positioning

Property Al Andalus Centre, Jeddah, KSA
City Jeddah

District Al Ruwais

No. of Street Frontage/s 4

North Al Maadi Street
South Internal Road
East Fayd Al Samaa Street
West Al Andalus Street

Key Landmarks King Abdullah Bin Abdulaziz Square roundabout is located c. 500 m to the south of the
Property
Surrounding Land Uses Residential and commercial properties
Source: JLL

16.3  Property Description

Property Type Commercial

Age (years) 10

Building Condition Fair

Internal Condition Fair

No. of Floors G+8

BUA (sq m) 33,426.34 (as per Building Permit)

GLA (sq m) 19,743

NLA (sq m) N/A

Description The Property is an office building with showrooms located on the ground floor. The

building is c. 40% vacant as at the valuation date.
Source: JLL / The Client

16.4 Legal

16.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 320204046689
Plot No. / Sub Division No. 48,49, 53, 54
Owner Gulf Fund Company for Real Estate Investment and Development
Tenure Freehold
Title Deed Date 10/02/1442 (G: 28/09/2020)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised
below:

Planning / Building Permit DISET

Permit Number 1420 - 001358

Permit Date 19/06/1430(G:13/06/2009)
Planning Permission Commercial - Retail

Civil Defence Permit N/A

Building Specifications Basement: 5,110 sqm (Parking)
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Planning / Building Permit Details

Ground Floor: Total: 3,699.04 sgm (Retail: 3,099.04 sqm / Parking: 1,606 sqm /
Other: 600 sqm)

Mezzanine: 4,367.3 sq m (Office and Other)

First Floor: 4,527.6 sqm (Office and Other)

Second & Third Floor: 2,201.2 sqgm each

Restaurant: 314 sqm (Restaurant)

Typical Floors - 5 Floors: 11,006 sqm (Office)
Source: The Client

We are advised by the Client that they are still in the process of obtaining the official building completion
certificate for the Property and are in constant discussions with the municipality and Jeddah Amana.

For the purpose of our valuation, we have assumed that the Property complies with all relevant authority
planning and zoning requirements. We would recommend the Client to confirm the same.

16.4.2 Occupational Leases

We understand that the Property is multi-tenanted. As at the valuation date, the Property is c. 41% vacant. We
have been provided with a tenancy letter confirming the occupational leases from the property manager and have
relied on the information contained in the tenancy schedule provided to us for the purposes of this valuation.

Based on the information provided to us by the Client, we understand that as at the valuation date the total
passing rent in the Property amounts to SAR 9,607,587 including service charge.

16.4.3 Operating Costs

We have not been provided with operating costs for the Property by the Client. We have applied the cost of
SAR 100 per sq m per annum, which equates to SAR 1,974,325 per sq m of GLA per annum.

16.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

We are of the opinion that recent transactions in the Property make the best evidence applicable to our valuation.
The majority of the recent lettings in the Property were agreed at the level of SAR 840 per sq m per annum
including service charge. However, it is important to note that the Property is substantially vacant.

We have also had reference to comparable evidence for similar properties in Jeddah:

Description GLA,sqm Occupancy, % Avg. Rent, SAR/ sgqm/Annum
Al Zagzoog Centre 13,091 85%-90% 800-900
Business Avenue 5,540 100% 600-700
Adex 7,200 83% 500-600
Jeddah 7575 12,542 83% 500-600
Najoud Centre 14,000 71% 650-700
Murjanah Tower 17,920 70% 700-850
Al Andalus Crown Tower 12,000 75% 550-650

Source: JLL Research
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We are of the opinion that a prudent landlord is likely to aim at the improvement of the occupancy profile of the
Property by offering better rental terms to the perspective tenants. We also understand that competition around
the Property is quite strong. Thus, we have applied a 10% discount to the recently agreed level of rental rates of
SAR 840 per sq m, which resulted in the Market Rent of SAR 750 per sq m including service charge for office space.

We have also assessed the performance of comparable assets in close proximity to the Property.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence(Page 16) section above,
in forming our opinion of yield.

Based on the above analysis, we have applied a Discount Rate of 11.00%; this is the minimum hurdle rate of
return/internal rate of return, which we consider a motivated third-party buyer would require given the risk and
reward factors inherent in the asset’s income streams over the 5-year analysis horizon.

We have applied an Exit Yield of 8.75% to the net market income at the start of Year 6 (this would be calculated off
a Year 6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we
are of the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 139,590,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Al Andalus Centre

Current Passing Rent SAR 9,607,587 per annum
Market Rent SAR 16,125,873 per annum
Assumed Market Rental Growth Year 1: 0%, Year 2+: 1.50%
IRR/Discount Rate 11.00%
Exit Yield 8.75%
Fair Value June 2022 Valuation SAR 139,590,000
Projected First Year’s Forward Yield (excluding Capex) 7.34%

Source: JLL

16.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:
m The Property is currently circa 40% vacant.

m Increased competition from comparable projects within KSA could adversely impact future demand.

16.7 FairValue

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:
SAR 139,590,000

(ONE HUNDRED AND THIRTY-NINE MILLION, FIVE HUNDRED AND NINETY THOUSAND SAUDI ARABIAN RIYALS)
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17 Anwar Plaza, Riyadh, KSA

Report Date: 31 July 2022

17.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sg m)

Fair Value (SAR)

17.2  Property Location

Macro Location

Source: JLL / Google Earth
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Retail

Freehold (mortgaged to Al Rajhi Bank)
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4,767.50

9,981.76

31,370,000
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Property Positioning

Property Anwar Plaza, Riyadh, KSA
City Riyadh

District Ar Rawdah

No. of Street Frontage/s 3

North Ismail Ibn As Sultan Street
South  Muawiya Ibn Abdullah Street
East Khalid Ibn Al Walid Road
West Plot409/2 and 409/4 - as per title deed

Key Landmarks Ministry of Labour and Court is located on the opposite side of Khalid Ibn Al Walid
Road to the East of the property. Riyadh Mall is located 500 m to the North of the
property.

Surrounding Land Uses Predominantly commercial use

Source: JLL

17.3  Property Description

Property Description

Property Type Retail

Age (years) 10

Building Condition Fair, refurbishment may be required

Internal Condition Fair, refurbishment may be required

No. of Floors 1

BUA (sq m) 4,812.42 (4,518 as per building permit excluding boundary wall)

GLA (sq m) N/A

Plot (sq m) 9,981.76

Description The property is a single-storey building known as Anwar Plaza. The property

comprises a retail plaza with a surface parking area located in front of the building
along Khalid Ibn Al Walid Road.
Source: JLL / The Client

174 Legal

17.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 618001000848
Plot No. / Sub Division No. 408/391
Owner Privileged warehouse company 2
Tenure Freehold (Mortgaged to Al Rajhi Bank)
Title Deed Date 30/01/1441 (G: 30/09/2019)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised
below:

Planning / Building Permit DISET

Permit Number 1430/9220

Permit Date 30/06/1430(G:24/06/2009)

Planning Permission Commercial - Retail (Building plans amendment)
Civil Defence Permit N/A
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Planning / Building Permit Details

Building Specifications Ground Floor: 4,498 sqm (Retail)
Electrical Room: 20 sqm

Boundary Wall / Services: 294.42 m
Source: The Client

We have been provided with a building completion certificate dated 24/12/1431 for plot no. 408 confirming the
development completion as a retail centre as depicted in the building permit. For the purpose of our valuation we
have assumed that the Property complies with all relevant authority planning and zoning requirements and have
assumed all information provided to us by the Client to be accurate and have relied on them for the purpose of
this assignment.

17.4.2 Occupational Leases

We understand that the triple net lease that was with Al Fouzan Trading and General Contracting Company was
terminated by the tenant and there is no outstanding penalty.

Currently, we understand that the Property is multi-tenanted and is considered 56% vacant as at the valuation
date. We have assumed the take-up of the vacant space will cover a period of 16 months and then occupancy will
stabilise at 90%.

Based on the information provided to us by the Client, we understand that as at the valuation date the total
passing rent in the Property amounts to SAR 1,195,299 excluding service charge.

17.4.3 Operating Costs

We have not been provided with operating costs for the Property by the Client. We have applied the cost of SAR 70
per sq m of GLA per annum, which equates to SAR 333,725 per sq m of GLA per annum.

17.4.4 Capital Expenditure

We have been informed by the Client that the Property will be undergoing some refurbishment and renovation in
2022. The Capital Expenditure quoted is SAR 3,795,000 which is expected to be covered by the penalty received
from the previous master tenant of SAR 4,633,200. This CapEx rate is based on an indicative quote that has been
received from the Client. Based on instructions from the Client, we have assumed that this indicative quote stands
as at the date of valuation. Additionally we have been advised by the Client that the renovation works are
expected to commence in a 12 month period.

17.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

In forming our opinion of the Market Rent for the Property, we have had regards to discussions with local brokers
and JLL research team. Below is a summary of the adopted Market Rents:

Area Range, sqm Market Rent Adopted, SAR/sgqm

Kiosk 5,163
0-25 1,850
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Area Range, sqm Market Rent Adopted, SAR/sgm

26 - 50 1,000
51-100 850
101 - 150 675
151 - 350 600
1,500 500
2,280 500

Source: JLL Research

Application of the rates above results in the total Market Rent of SAR 3,269,887 per annum.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence section above, in forming
our opinion of yield.

We have had regard to prevailing rental comparables as detailed within our Master Report in forming our opinion
of the Fair Value. Based on the above analysis, we have applied a Discount Rate of 9.50%; this is the minimum
hurdle rate of return/internal rate of return, which we consider a motivated third-party buyer would require given
the risk and reward factors inherent in the asset’s income streams over the 5-year analysis horizon.

We note that the value of the underlying land supersedes the value of the income producing asset. Our analysis is
shown below:

Land Comparables

Source: JLL Research
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Table of Comparables

# Area, sqm Price, SAR/sqm Type Date

1 5,085 4,130 Transaction 12-01-22
2 7,212 3,000 Transaction 27-04-22
3 9,845 3,000 Transaction 27-04-22
4 8,775 1,800 Asking Asking

S 5,400 3,500 Asking Asking

6 10,265 4,000 Asking Asking

7 6,950 4,770 Transaction 04-03-20

Source: JLL Research

In assessing our opinion of the value of the underlying land plot we have had regard to the above comparables.
We have applied discounts to the comparables to reflect the effect of negotiation between the sellers and
potential buyers. Furthermore, we have made other necessary adjustments to reflect differences in micro location
between the comparables and the Property. Based on this we are of the opinion that the Fair Value of the
underlying land of the Property is SAR 3,500 per sq m equating to SAR 34,950,000.

To derive our opinion of Fair Value of the Property, we have valued the income of the Property with a reversion to
asset value upon lease expiration, our analysis is shown in the table below:

Valuation Summary Table

Anwar Plaza

Current Passing Rent SAR 1,195,299 per annum
Market Rent SAR 3,269,887 per annum
Assumed Market Rental Growth Year 1: 0%, Year 2+: 1.50%
IRR/Discount Rate 9.50%
Reversionary Asset Value, Say SAR 34,950,000
Fair Value June 2022 Valuation, Say SAR 31,370,000
Projected First Year’s Forward Yield (excluding Capex)  4.49%*

Source: JLL

*The Y1is low due to the significant vacancy existing within the Property.

17.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:
m Theretail plazais becoming dated and witnessing a significant vacancy.

m Increased competition from comparable projects within KSA could adversely impact future demand.

17.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 31,370,000
(THIRTY-ONE MILLION, THREE HUNDRED AND SEVENTY THOUSAND SAUDI ARABIAN RIYALS)
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Report Date: 31 July 2022

18 Rama Plaza, Riyadh, KSA

18.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sg m)

Fair Value (SAR)

18.2  Property Location

Macro Location

Source: JLL / Google Earth
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Riyadh

Retail

Freehold - Mortgaged to Rajhi Development Ltd
9,822.42

8,897

15,600

59,660,000

Micro Location
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Property Positioning

Property Rama Plaza, Riyadh, KSA
City Riyadh

District King Faisal

No. of Street Frontage/s 4

North  Prince Bandar bin Abdulaziz Street
South Hasan Ayid Street

East Umm Bab Street

West Abdulrahman An Nasir Street

Key Landmarks 6G1 metro station is located in the immediate proximity to the property from the
North-West
Surrounding Land Uses Predominantly residential
Source: JLL

18.3  Property Description

Property Type Retail

Age (years) 11

Building Condition Fair, refurbishment may be required

Internal Condition Fair, refurbishment may be required

No. of Floors G+1

BUA (sq m) 9,822.42

GLA (sq m) 8,897

Plot (sq m) 15,600

Description The property is a single-storey building known as Rama Plaza. The Property

comprises a retail plaza with a surface parking area located in front of the building
along Abdulrahman An Nasir Road. The plaza is anchored by Panda hypermarket.
Source: JLL / The Client

184 Legal

18.4.1 Tenure, Planning and Zoning

Summary
Title Deed No. 398514001976
Plot No. / Sub Division No. 2057-2076 / 1661
Owner Privileged warehouse company 2
Tenure Freehold (Mortgaged to Rajhi Development Company Ltd)
Title Deed Date 03/08/1442 (G:17/03/21)

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised
below:

Planning / Building Permit DISET

Permit Number 1431/261

Permit Date 09/01/1432(G:16/12/2010)

Planning Permission Commercial - Retail (amendment of building plans)
Civil Defence Permit N/A

Building Specifications Ground Floor: 5,703.1 sq m (Retail)

o
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Planning / Building Permit Details

First Floor: 2,421.82 sq m (Office)
Electrical Room: 20 sq m

Upper Annex: 1,162.22 sq m (Office)
Restaurant: 207.28

Boundary Wall / Services: 308 m
Source: The Client

We have been provided with a building completion certificate dated 14/04/1433 for plot no. 2057 to 2076
confirming the development completion as a commercial and retail building with restaurant as depicted in the
building permit. For the purpose of our valuation, we have assumed that the Property complies with all relevant
authority planning and zoning requirements and have assumed all information provided to us by the Client to be
accurate and have relied on them for the purpose of this assignment.

18.4.2 Occupational Leases

We understand that the triple net lease that was with Al Fouzan Trading and General Contracting Company was
terminated by the Client and no penalty to be paid by the tenant. Currently, we understand that the Property is
multi-tenanted and is considered 42% vacant as at the valuation date. We have assumed the take-up of the
vacancy space will cover a period of 1 year and at the beginning of the third year the occupancy will stabilise at
85%.

As at the valuation date the Property is arranged over 61 units of which 45 units are vacant and 16 units are
occupied. We have not been provided with copies of occupational leases and were instructed by the Client to rely
on the information contained in the tenancy schedule provided to us for the purposes of this valuation.

Based on the information provided to us by the Client, we understand that as at the valuation date the total
passing rent in the Property amounts to SAR 3,268,033 including service charge.

18.4.3 Operating Costs

We have not been provided with operating costs for the Property by the Client. We have applied the cost of SAR 70
per sq m of GLA per annum, which equates to SAR 622,790 per sq m of GLA per annum.

18.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income
Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

In forming our opinion of the Market Rent for the Property, we have had regards to discussions with local brokers
and JLL research team. We have also had regards to the location of the Property being very close to the metro
station. We have had regard to actual premiums witnessed based on our experience in the GCC specifically in the
UAE which averages around 12% for properties which are in close proximity to the metro station as opposed to
similar properties that from a distance. That being said, we have assumed 15% premium to be adopted here
considering the metro is a new concept in Riyadh and rent rates might be subjected to slightly higher premium
than what we have witnessed in the UAE.

Below is a summary of the adopted Market Rents:
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Area Range, sqm Market Rent Adopted, SAR/sgm

Coffee- Shop 5,089
0-25 2,128
26 - 50 1,150
51-100 978
101 - 150 776
151 - 350 690
3,000 518

Source: JLL Research

Application of the rates above results in the total Market Rent of SAR 6,703,059 per annum.

Fair Value

In forming our opinion of the Fair Value, we have had regard to the passing and contracted future rent of the
property in addition to the lease term, location and market condition outlook. We have also had regard to recent
investment comparables we are aware of, as shown in and our KSA Investment Evidence(Page 16) section above,
in forming our opinion of yield.

. Based on the above analysis, we have applied a Discount Rate of 10.25%j; this is the minimum hurdle rate of
return/internal rate of return, which we consider a motivated third-party buyer would require given the risk and
reward factors inherent in the asset’s income streams over the 5-year analysis horizon.

We have applied an Exit Yield of 8.00% to the net market income at the start of Year 6 (this would be calculated off
a Year 6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we
are of the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 59,660,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Current Passing Rent SAR 3,268,033 per annum
Market Rent SAR 6,703,059 per annum
Assumed Market Rental Growth Year 1: 0%, Year 2+: 1.50%
IRR/Discount Rate 10.25%
Exit Yield 8.00%
Fair Value June 2022 Valuation SAR 59,660,000
Projected First Year’s Forward Yield 5.03%

Source: JLL

*The Y1is low due to the significant vacancy existing within the Property.

18.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:
m Theretail plaza is becoming dated and is reliant on a single tenancy.

m Increased competition from comparable projects within KSA could adversely impact future demand.

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 112



Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

18.7 Fair Value

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property, as
at 30 June 2022 is:

SAR 59,660,000
(FIFTY-NINE MILLION, SIX HUNDRED AND SIXTY THOUSAND SAUDI ARABIAN RIYALS)
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19  Oasis Mall, Al Kharj, KSA

19.1 Executive Summary

Source: JLL Inspection 2022

Executive Summary

Inspection Date
Location
Property Type
Tenure

BUA (sq m)

GLA (sqm)

Plot (sg m)

Fair Value (SAR)

19.2 Property Location

Macro Location

Source: JLL / Google Earth
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AlKharj

Retail

Freehold

17,060 (exc. Boundary wall)
13,314

16,719.61

96,275,000

Micro Location
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Property Positioning

Property Oasis Mall
City Al Kharj
District Al Khuzama
No. of Street Frontage/s 3

North  Unnamed Road
South  King Abdullah Road
East Retail Complex
West  Unnamed Road
Key Landmarks Prince Sattam Bin Abdulaziz University is approximately 1.5km to the northeast

Surrounding Land Uses Commercial buildings (G+1) and retail strip malls and plazas such as Rajhi Bank office
and Lulu Hypermarket to the west and Minisco Mall, SACO, Panorama Plaza and
others to the east.

The areas to the west and south, not fronting King Abdullah Road, comprise G+1
residential villas, while the areas adjacent to the north comprise vacant land.
Source: JLL

19.3 Property Description

Property Description

Property Type Retail

Age (years) 7

Building Condition Fair

Internal Condition Fair

No. of Floors G+1

BUA (sq m) 17,060

GLA (sq m) 13,314

Plot (sq m) 16,719.61

Description The Property comprises a G+1 retail mall constructed on a 16,719.61 sqm rectangular

shaped plot. We were provided with the building and fit-out completion certificates
stating the construction was completed in July 2015 (15/9/1436 H), however the
safety equipment fit-outs works, in accordance with the civil defence regulations were
completed in August 2015 (24/10/1436).

Source: JLL / The Client

194 Legal

19.4.1 Tenure, Planning and Zoning

Summary

Title Deed No. 493383000666 393383000667 993383000668

Plot No. / Sub Division No. Plot 152, Block 12, Plot 153, Block 12, Plot 154, Block 12,
Subdivision 1456 Subdivision 1456 Subdivision 1456

Owner Privileged Warehouse Privileged Warehouse Privileged Warehouse
Company 2 Company 2 Company 2

Tenure Freehold Freehold Freehold

Title Deed Date 02-08-22 02-08-22 02-08-22

Size (sqm) 4,903.13 5,116.63 6,699.85

Source: The Client

We have been provided with a building permit and building specification, the details of which are summarised
below:
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Permit No. 1436/652 (Licence No. 2701/0)

License Issue Date 07/08/1434 (H) 21/12/2012 (G)

License Expiry Date 07/08/1437 (H) 07/05/2016 (G)

License Type Building Retail Shops

Project Type G+1 Retail Mall (Plaza)

Permit Owner Name Saleh Abdullah Al Askar

Title Deed Owners Name Saleh Abdullah Al Askar / Salman Abdullah Al Othman
Permit Proof ID Number 1037908660

Title Deed Number 1140/354/4

Title Deed Date 07/02/1433 (H)

Plot Number 152 (Comment Section includes plots 153 and 154)
Subdivision Number 1456

Urban Planning Phase 1

District Granada

Land Size (Sgm) 16,719.61

Source: The Client

Building Specifications (As per Building Permit)

Building Specifications Number of Units Area (sqm) Use

Ground Floor 35 9,062.88 Retail

First Floor 3 7,998.04 Retail

Ground Floor 0 96 Boundary Wall

Total 38 17,156.92 Retail+ Boundary Wall
Notes - Permitted use is retail (plaza) building that includes ground floor + First floors

Source: The Client - Building Permit

Building Specifications / Areas (As provided by Mall Manager)

Building Specifications Number of Units Area (sqm) Use

Ground Floor 22 8,907.00 Retail + Common Area

First Floor 23 8,907.01 Retail + Common Area + FC Seating
Total 45 17,814.01 Retail

Notes - Permitted use is retail (plaza) building that includes ground floor + First floors

Source: The Client - Mall Management Schedule of Shop Areas and Common Areas

We would note that there are discrepancies between the building permit areas and shops schedules and the
schedule of areas provided to us by the Client as tabulated above. We have not been requested to undertake any
measurement checks and have relied on the areas provided to us by the Client, specifically the areas mentioned in
the Master lease contract provided to us stating the total GFA to equate to 17,000 sqm for the Mall and 370 sqm for
the Herfy Box Unit. We recommend that the same be verified by specialists. In case of any discrepancies, our
opinion of value will be affected, and we reserve the right to amend it accordingly.

19.4.2 Occupational Leases

We have been provided with two lease agreements which stipulate the Property is let as below:
m Landmark Arabia Ltd.: Master Lease for the retail plaza comprising 2 floors with a total GFA of 17,000 sqm
m Herfy Food Services Co. JSC: Master Lease for 1,000 sqm plot and 370 sqm standalone structure

We have not been provided with a tenancy schedule for the Property as it is under a master lease to Landmark
whereby Landmark manages the entirety of the retail plaza with the ability to sub-lease the full space or part
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thereof to third parties subject to the approval of the owner. We have presented the salient terms of the lease
below:

Landmark Arabia Ltd. Lease Agreement

Lease Commencement Date 28/05/2015 G
Previous Lessor Qetaf Real Estate Development and Investment Co.
Current Lessor Privileged Warehouse Company 2. We have received the Letter stating that the lease has
been transferred from Qetaf Real Estate Development and Investment Co. to Privileged
Warehouse Company 2
Lessee Landmark Arabia Ltd.
Term Eighteen (18) Gregorian years (10+8)
Binding Period: 10 years from 28/05/2015 till 27/05/2025
Optional Period: 8 years from 28/05/2025 till 27/08/2033 (Lessee Renewal Option Only)
Property description Oasis Mall Premisses comprising 17,000 sqm + Parking
Rent Years 1-5: SAR 6,800,000 per annum (SAR 400/sgm/annum)
Years 6-10: SAR 7,820,000 per annum (SAR 460/sgm/annum)
Years 11-18: SAR 9,350,000 per annum (SAR 550/sqgm/annum)

Rent Escalations As per rent schedule above

Rent Payment Date Bi-annually in advance.

Security Deposit Not stated.

Lease renewal provision Lessee Option Only to renew at expiry of binding term.

Permitted Use Retail

Type of Lease: Lessee bares all operating expenses including government taxes and fees and insurance

of the internal areas/shops/FF&E in addition to day-to-day maintenance

Lessor bares the cost of building insurance and structural maintenance
Source: The Client

Herfy Food Services Co. J S C Lease Agreement
Lease Commencement Date 01/01/1436 H (25/10/2014 G)
Previous Lessor Qetaf Real Estate Development and Investment Co.

Current Lessor Privileged Warehouse Company 2. We have received the Letter stating that the lease has
been transferred from Qetaf Real Estate Development and Investment Co. to Privileged
Warehouse Company 2

Lessee Herfy Food Services Co. JSC

Term Nineteen (19) Hijri years

Property description Part of Mall premisses: 1,000 sqm plot with 370 sqgm box F&B outlet
Rent Years 1-5: SAR 450,000 per Hijri annum (SAR 1,216/sqm/annum)

Years 6-10: SAR 500,000 per Hijri annum (SAR 1,351/sqm/annum)
Years 11-18: SAR 550,000 per Hijri annum (SAR 1,486.5/sqgm/annum)

Rent Escalations As per rent schedule above

Rent Payment Date Annually in advance.

Security Deposit Not stated.

Lease renewal provision Renewal upon agreement of both parties.

Permitted Use Retail

Type of Lease: Lessee bares all operating expenses including government taxes and fees and insurance

of the internal areas/shops/FF&E in addition to day-to-day maintenance
Lessor bares the cost of building insurance and structural maintenance

Lessee can exercise break option at any time without penalty
Source: The Client

According to the information provided to us, the total current contracted/passing rent is SAR 8,334,085 per
annum. Please note, we recalculated the rents leased on Hijri calendar basis into Gregorian calendar.
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19.4.3 Operating Costs

Report Date: 31 July 2022

As per the lease agreements, the tenants are responsible for all OpEx, maintenance and insurance cost of the
Property’s internal areas and FF&E, while the Lessor is responsible for structural maintenance and Property
insurance costs. We have allowed for a cost of 3% of gross revenue to account for annual insurance cost and
sinking fund; this equates to SAR 250,000/annum.

19.5 Valuation

In arriving at our opinion of Fair Value of the freehold interest in the Property, we have adopted the Income

Approach, utilising a Discounted Cash Flow (DCF).

Market Rent

From the information provided to us we understand that as at the valuation date, there are two master leases in
place: one for the mall component under a Landmark Master Agreement and the other for the drive-thru F&B

component under the Herfy lease agreement. We have been provided with the two master leases and the
breakdown of the units comprising the Property. The passing rent under the effective Landmark master lease is
SAR 460 per sq m of GFA while the Herfy lease reflects a passing rental rate of SAR 1,350 per sq m.

In arriving at our opinion of Fair Value in respect of the Property, we have had regard to different retail offering in

the market covering good quality retail space and street retail units throughout Riyadh city. The below table
provides an overview of the retail space considered and the rental rates attributed in each. The rents reflect rates
attributed to line shops and F&B units.

No Development

Location

Average Rental

Occupancy

1 Thaghr Plaza
The Boulevard
Rubeen Plaza

4 Riyadh Business
Gate

The Land mark

6 Olaya Towers
7 ITCC

Oud square
g Irgah plaza
10 Al Oruba Square
11 Fiorenza La Piazza
12 Al Bujairi square
13 Al Kindi
14 Al Fazari

15 Yasmin Plaza
16 Nawaf Square
17 Al Malga Square
18 Tal Plaza

King Khaled Road, Hittin
Prince Turki Al Awwal Road
Northern ring road, Hittin

Intersection of the Airport
Road with Prince Saud Ibn

Muhammad Ibn Mugrin Road

Irgah District

Intersection of Olaya Street
with Prince Muhammad Ibn
Abdulaziz Road

An Nakheel

Diplomatic Quarter

Irgah District

Al Ouroba Street

Al Mohammadiyah District
Diriyah

Diplomatic Quarter
Diplomatic Quarter

Anas Ibn Malik (Al Yasmin)
Anas Ibn Malik (Al Malga)
Al Malga

Anas Ibn Malik (Al Malga)
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Community
Community
Community

Neighbourhood

Community
Neighbourhood

Community
Neighbourhood
Community
Community
Community
Neighbourhood
Neighbourhood
Neighbourhood
Neighbourhood
Neighbourhood
Neighbourhood
Neighbourhood

12,200
22,500
21,000

4,300

18,000
9,130

28,000
3,230
20,000
10,800
10,000
5,000
4,600
6,300
7,500
7,100
8,000
7,000

Rate (SAR/sqm)

1,200 - 1,400
1,500 -1,700
2,200 - 2,500

1,300 - 1,800

1,500
1,500 - 3,900

2,000 - 3,000
2,000

1,500 - 1,800
1,500 -2,000
2,500

2,000
800 - 900
800 - 900
1,500 -2,000
1,100-1,300
1,700-2,000
1,500 -2,000

90%
90%
95%

99%

90%
64%

25%
75%
100%
95%
80%
100%
95%
95%
100%
100%
100%
95-100%
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No Development Location GLA  Average Rental Occupancy
(sgm) Rate (SAR/sqm)
19 Back Yard King Abdul Aziz Road (Al Neighbourhood 8,479 1,300-1,600 90-95%
Yasmin)

Source: JLL Research

We have not been provided with any information regarding the shop leases within the Property, as we understand
the mall management deems this information to be sensitive (since the majority is tenanted by Landmark brands)
and is not willing to divulge, hence we are not able to provide and commentary on the level of lease rates in the
Property as compared to market.

We have also had regard to large retail spaces within malls in addition to plazas which were master let for an

extended term (10 years +) throughout the Kingdom.

Development Lease Name Use Area Annual Rent

(Sqm) (SAR/sqm)
Aziz Mall Jeddah Confidential Hypermarket Hypermarket 15,711 442
Khurais Mall Riyadh Confidential Hypermarket Hypermarket 18,832 442
Mall Of Dhahran Saco DIY 12,981 476
Al Noor Mall Madina Confidential Hypermarket Hypermarket 12,152 381
Mall Of Dhahran Confidential Hypermarket Hypermarket 13,521 442
Sahara Plaza Riyadh Confidential Masterlease of Sahara Plaza 14,228 365
Salaam Mall Jeddah Octo FEC 14,971 595
Salaam Mall Jeddah Confidential Hypermarket Hypermarket 15,981 421
Salaam Mall Riyadh Confidential Hypermarket Hypermarket 16,153 381
Hayat Mall Riyadh Confidential Hypermarket Hypermarket 19,510 480
Average Rent (SAR/sq m) 435

Source: JLL Research

As per our analysis, the average rent for such large retail spaces is about SAR 435/sq m which is in line with the
passing rent which Landmark is currently paying.

We have considered the following:
m Landmark has recently shut down a location in Al Kharj and moved its brand to Oasis Mall;

m The cost of fit-out which Landmark has incurred;

m The location of the Property in a densely populated area of Al Kharj and frontage onto the arterial commercial
road (King Abdullah Road);

m The current market conditions and the negative impact on the retail sector due to COVID, however the market
is showing signs of stabilization and expect to gradually pick up in the medium term.

Having regard to the above, we are of the opinion that the passing rent in the Property fairly reflects its Market
Rent and have assumed that the current tenant shall renew the lease for the additional 8 years as per the terms
mentioned in the lease agreement.

We have also had regard to F&B outlets rental rates in Riyadh as tabulated below. We have considered F&B outlet
rents within malls as well as individual units as part of retail strips. Outlets situated in food courts within
operating malls are usually smaller in size (60-90 sqm) relative to the Property and command high rents ranging
between 2,500 up to 4,000 or more in good quality/high footfall malls, standalone restaurants are normally larger
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in size and command rents in the range of SAR 1,700 to 2,000 per sq m per annum. We have also sourced an F&B
outletin a less desirable locating east of Riyadh where rental discounts are clearly reflected to factor the location.

Location Trading As Lease Area (sqm) Rate (SAR/sqm) Total Rent (SAR)
Central Riyadh Steak n Shake 193.25 1,700 328,525
Central Riyadh Apple Bees 213 1,700 362,000
Central Riyadh The pizza company 243 1,900 461,700
Central Riyadh Confidential 177 1,700 300,900
Central Riyadh Confidential 315 2,000 630,000
East Riyadh Fast Food Restaurant 360 1,120 400,000
North Riyadh Annar Fast Food 69 2,500 50,000

Source: JLL Research

Having regard to the above and taking into account the location of the Property in Al Kharj, which is considered
relatively inferior to Riyadh City, but also being located on an arterial commercial road, we are of the opinion that
the current passing rent of SAR 1,350 / sqm is fair and in line with Market Rent for similar assets in that location.
Hence, we have assumed that the tenant will remain for the entirety of the lease term.

Fair Value

We have had regard to recent investment comparables we are aware of as shown in and our knowledge of the KSA
investment market in forming our opinion of yield and Fair Value.

We have had regard to prevailing rental comparables as detailed within our Master Report and above in forming
our opinion of the Fair Value.

Whilst the investor sentiment has seen a slight increase in demand / interest in good retail space in Q4 2021, we
also consider the location of the Property as being secondary to the above comparable evidence, hence we are of
the opinion that an exit yield of 9% would be fairly attributed to the Property after 5 years, with a WALE of circa 10
years.

Based on the above analysis, we have applied a Discount Rate of 10.75% to factor inflation and the slight risk
attributed to the non-renewal of Landmark lease and/or the break of the Herfy lease as stated in the lease
agreements.

We have applied an Exit Yield of 9.00% to the net market income at the start of Year 6 (this would be calculated off
a Year 6 NOI for a 5-year cash-flow to calculate the estimated terminal sale price Based on the above analysis, we
are of the opinion that the Fair Value of the Property, as at the Valuation Date, is SAR 96,275,000.

We have summarised our inputs and valuation of the Property in the table below:

Valuation Summary Table

Current Passing Rent SAR 8,334,085 per annum
Market Rent SAR 8,334,085 per annum
IRR/Discount Rate 10.75%

Exit Yield 9.00%

Fair Value June 2022 Valuation SAR 96,275,000
Projected First Year’s Forward Yield 8.66%

Source: JLL Analysis
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19.6  Principal Risks

We have outlined the following principal risks in relation to the Property below:
m Theretail plazais becoming dated and is reliant on the two tenants.

m Increased competition from comparable projects within KSA could adversely impact future demand.

19.7 FairValue

Having regard to the foregoing, we are of the opinion that the Fair Value of the freehold interest in the Property as
at 30 June 2022 is:

SAR 96,275,000
(NINETY-SIX MILLION, TWO HUNDRED AND SEVENTY FIVE THOUSAND SAUDI ARABIAN RIYALS)
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20  Valuation

20.1 FairValue

Having regard to the foregoing, we are of the opinion that the aggregate Fair Value of the freehold interest in the
Properties, under assumptions highlighted in the report, as at 30 June 2022 is:
SAR 1,998,455,000

(ONE BILLION, NINE HUNDRED AND NINETY-EIGHT MILLION, FOUR HUNDRED AND FIFTY FIVE THOUSAND
SAUDI ARABIAN RIYALS)

The aggregate Fair Value reported above is the sum of the Fair Values of each Properties and does not necessarily

represent the Fair Value of the Properties if sold as a single portfolio.

1 Lulu Hypermarket Riyadh Retail 222,260,000
2 Narjes Plaza Riyadh Retail 52,790,000
3 Al Faris International School Riyadh School 127,920,000
4 Panda - Khamis Mushait Khamis Mushait Retail 43,540,000
5 Panda - Madain Al-Fahd Jeddah Retail 39,930,000
6 Panda - Rawda Jeddah Retail 45,700,000
7 Panda - Al Marwa Jeddah Retail 155,840,000
8 Lulu Logistics Warehouse Riyadh Industrial - Warehouse 55,790,000
9 Al Salam Specialty Hospital Riyadh Hospital 161,580,000
10 Rowad AlKhaleej International School Dammam School + Accommodation 241,560,000
11 Rowad AlKhaleej International School Riyadh School 207,470,000
12 Baream Rowad AlKhaleej Kindergarten Riyadh Kindergarten School 19,760,000

Total Single Tenanted 1,374,140,000
S.no Name of Asset Location Type Fair Value, SAR
1 Blue Tower Al Khobar Commercial 127,390,000
2 AlAhsa Square (Jarir Building) Riyadh Retail 49,900,000
3 Al Louloua Warehouses Riyadh Industrial - Warehouse 120,130,000
4 Andalus Building Jeddah Commercial 139,590,000
5 Anwar Plaza Riyadh Retail 31,370,000
6 Rama Plaza Riyadh Retail 59,660,000
7 Oasis Mall Al Kharj Retail 96,275,000

Total Multi Tenanted 624,315,000
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20.2 Confidentiality and Publication
Finally, and in accordance with our normal practice we confirm that the Report shall be relied upon by the party
to whom it is addressed, the CMA and investors in the REIT.

We consent to the Valuation Report being shared with the CMA and the whole report being published on the Saudi
exchange website and Client website.

Yours faithfully Yours faithfully

Andrey Kuzmin MRICS Simon Brand FRICS

Director, Valuation Advisory MENA Executive Director

Fellow Tageem Membership no. 1220001227 Head of Valuation and Transaction Advisory MEAT

Fellow Tageem Membership no. 1220000635
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Appendix A: General Terms of Business

JLL

JLL means Jones Lang LaSalle Saudi Arabia Company for Real Estate Valuation (CR No. 1010931286] and/or any subsidiary or holding
company or company connected to Jones Lang LaSalle Saudi Arabia Company for Real Estate Valuation that provides any of the services
under the Agreement.

1. When the Terms Apply
These General Terms of Business (“the Terms”) apply where JLL provides a service to a client and there is no written agreement for the
provision of that service or if there is, to the extent that the Terms do not conflict with the terms of that written agreement. In the case
of conflict between the Terms and the terms of any written agreement, the terms of the written agreement shall prevail to the extent of
the conflict. Reference in these Terms to the agreement means the written or informal agreement that incorporates these Terms (“the
Agreement”).

2. Service level
JLL is to provide the service to the specification and performance level stated in writing in the Agreement or, if none is stated, to the
specification and performance levels that it ordinarily provides in accordance with JLL’s duty of care as set out below. Any variations
must be agreed in writing.

3. Whatis notincluded
JLL has no responsibility for anything that is beyond the scope of the service so defined or if not defined anything that is beyond the
scope as interpreted by JLL in its sole discretion. In particular, it has neither obligation to provide nor liability for:
« anopinion on price unless specifically instructed to carry out a valuation;
«  advice, or failure to advise, on the condition of a property unless specifically instructed to carry out a formal survey;
«  the security or management of property unless specifically instructed to arrange it;
« the safety of those visiting a property, unless that is specified in its instructions;
«  estimates of construction or building costs, unless it has specifically engaged a qualified cost consultant or quantity surveyor to
provide such estimates.

4. Duty of care and Liability
a. Dutyofcare

JLL owes to the client a duty to act with reasonable skill and care in providing the service and complying with the client’s

instructions where those instructions do not conflict with:

« theTerms,or

+  theAgreement, or

+  applicable law, regulations and professional rules. JLL is not obliged to carry out any instructions of the client which conflict
with the applicable law, regulations and professional rules.

b. Liability to the client

JLL has no liability for the consequences, including delay in or failure to provide the services, of any failure by the client or any agent

of the client:

+  to promptly provide information, documentation and/or any other material that JLL reasonably requires at any given time, or
where thatinformation, documentation or material provided is inaccurate, misleading orincomplete. The client warrants that,
where it provides information, documentation or material to JLL, JLL is entitled to rely on its accuracy.

+  tofollow JLL’s advice or recommendations.

The liability of JLL in contract, tort (including negligence or breach of statutory duty), misrepresentation or otherwise howsoever

caused arising out of or in connection with the provision of services or otherwise under the Agreement is not limited for fraud or

where its gross negligence causes death or personal injury, but otherwise its liability:

+ isexcluded to the extent that the client or someone on the client’s behalf for whom JLL is not responsible is responsible;

« isexcluded if caused by circumstances beyond JLL’s reasonable control;

« excludes indirect, special and consequential losses;
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. (where JLL is but one of the parties liable) is limited to the share of loss reasonably attributable to JLL on the assumption that
all other parties pay the share of loss attributable to them (whether or not they do); and
+ Inanyevent and in recognition of the relative risks and benefits of the project to both the client and JLL, the risks have been
allocated such that the client agrees, to the fullest extent permitted by law, to limit the liability of JLL to the client for any and
all claims, losses, costs, damages of any nature whatsoever or claims expenses from any cause or causes, including attorneys’
fees and costs and expert witness fees and costs, so that the total aggregate liability of JLL to the client shall not exceed and
is limited to the professional fees received by JLL from the client.
Apart from fraud or criminal conduct, no employee of the JLL group of companies has any personal liability to the client and neither
the client nor anyone representing the client may make a claim or bring proceedings against an employee or former employee
personally
c. Liability to third parties
JLL owes no duty of care and has no liability to anyone but its client, unless specifically agreed in writing by JLL. No third party is
intended to have any rights under the Agreement unless agreed in writing.
d. Liability for others
JLL has no liability for products or services that it reasonably needs to obtain from others in order to provide the service.
e. Delegation
JLL may delegate to a third party the provision of the service, or part of it, only where this is reasonable but remains liable for what
the third party does unless the client agrees to rely only on the third party (and the client must not unreasonably withhold that
agreement). If delegation is at the client’s specific request, JLL is not liable for what the third party does or does not do.
The client shall effect and maintain adequate property and public liability insurance and general third party liability insurance
providing coverage for bodily injury and property damage which will either include JLL as a joint insured or a waiver of the insurer’s
subrogation rights against JLL, its employees or delegates.
f. Liability to JLL
The client agrees to indemnify JLL against all third party (including any insurer of the client) claims (including without limitation all
third party actions, claims, proceedings, loss, damages, costs and expenses) (“Claims”)
+  forwhich the client has agreed to insure under the Agreement;
« that relate in any way to the provision of the service except a Claim that a court of competent jurisdiction decides or JLL
acknowledges (whether or not it admits liability) was caused by the fraud, wilful default, material breach of contract or gross
negligence of JLL or of a delegate for whom JLL is responsible under the Terms.

5. Delivering the service

a. Timetable
JLL is to use reasonable endeavours to comply with the client’s timetable but is not responsible for not doing so unless specifically
agreed in writing. Even then, JLL is not liable for delay that is beyond its control.

b. Intellectual property
Unless otherwise agreed in writing all intellectual property rights:
+ inmaterial supplied by the client belong to the client.
+ inmaterial prepared by JLL belong to JLL.
Each has a non-exclusive right to use the material provided for the purposes for which it is supplied or prepared. No third party has
any right to use it without the specific consent of the owner.

c. Confidential material
Each party must keep confidential all confidential information and material of commercial value to the other party of which it
becomes aware but it may:
+ useitto the extent reasonably required in providing the service;
« disclose it if the other party agrees;
« disclose it if required to do so by law, regulation or other competent authority.
This obligation continues for a period of two (2) years after termination of the Agreement. After this period JLL may destroy any
papers or information it retained without having to provide the client with an advance notice. Equally JLL may retain any
information it must to comply with any regulation of legislation applicable to the international JLL group of companies.

6. Remuneration and Payment
a. Feesand Taxes
Where the fees and expenses payable for the service, or for additional or extended services requested by the client are not specified
in writing, JLL is entitled to the fee specified by the RICS or other applicable professional body or, if none is specified, to a fair and
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reasonable fee by reference to time spent and reimbursement of expenses properly incurred on the client’s behalf. Where the

service is not performed in full JLL is entitled to a reasonable fee proportionate to the service provided as estimated by JLL.

Unless specified in writing to the contrary, the client must pay any additional applicable tax as will be added to such fees invoiced

to the client.

b. V.A.T

VAT and/or similar taxes - Including without limitation value added tax, goods and service tax, sales tax or any similar tax as

applicable to the Agreement and the supplementary documentation issued thereunder, including but not limited to invoices, credit

notes, debit notes and similar, in accordance with the prevailing laws of the KSA, including any transitional VAT legislative
provisions, as enacted and as amended from time to time.

Tax Authority - The designated government agency that is responsible for managing, collecting and enforcing the relevant tax or

any similar competent authority and relevant ministry under which it operates. General Authority for Zakat and Tax in KSA.

1. Totheextent that the goods and services provided under the Agreement are subject to VAT, JLL shall add VAT to the fee at the
prevailing rate as applicable. Where appropriate JLL shall apply any VAT exemption or subject the supply to zero-rated VAT,
whichever may be applicable.

2. The VAT for such supply will be calculated as follows:

AxR

Where:
Ais the fee payable for the supply; and
Ris the applicable rate of VAT.

3. Theclientshallindemnify and hold JLL harmless from and against any and all costs of whatever nature and howsoever caused
arising as a result of the client’s failure to pay to JLL the amount of VAT shown on the VAT invoice in accordance with the
payment terms set out thereon.

The client shall pay the fee plus VAT to JLL following receipt of a valid tax invoice in accordance with the prevailing VAT Law.

5. Theclient shall not be responsible for any such taxes or VAT that relate to any purchases by JLL or subcontractors or its other
suppliers.

6. Forthe avoidance of doubt, it shall at all times remain the sole responsibility of JLL to:

a. Assess the VAT rate(s) and VAT liability arising out of or in connection with the Agreement; and
b. Account for or pay any VAT (and any other tax liability) relating to payments received by JLL under the Agreement to the
relevant Tax Authority.

7. The client shall not be liable to JLL in any way whatsoever for any error or failure by JLL (or the client) in relation to VAT,
including without limit:

a.  Where JLL is subject to a VAT ruling(s), determination, announcement or generally accepted practice in connection with
the Agreement.
b. Where JLL has assumed that it can recover input VAT and (for whatever reason) and this assumption is subsequently held
to be incorrect or invalid; and/or
c.  Where JLL treatment of VAT in respect of any claim for payment received under the Agreement is subsequently held to be
incorrect or invalid
c. Paymenttimeframe

If a duly rendered invoice is not paid in full within the timeframe in the Agreement, or within 30 days if no timeframe is so agreed,

JLL will be entitled to suspend work on the assignment where any invoice is outstanding beyond the agreed timeframe for payment.

JLL is entitled to postpone the start of or suspend work on an assignment until its initial payment has been received as stated in

the Agreement.

7. Communication
The client will appoint for the purpose of this Agreement a representative who will act as liaison and contact person with JLL.
JLL may use electronic communication and systems to provide services, making available to the client any software required that is not
generally available.
Anotice is valid if in writing addressed to the last known address of the addressee and is to be treated as served:
«  when delivered, if delivered by hand or through a Notary Public of the Client’s jurisdiction (if that is during normal business hours)
otherwise when business hours next commence;
«  two business days after posting, if posted by recorded delivery;
«  when actually received, if sent by ordinary mail or fax;
Notice may not be given by electronic mail.
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8. Estimates, Valuations and Financial models

The client acknowledges that unless specified as such in the Agreement and in reports or deliverables prepared by JLL, any financial
estimates relating to real estate interests or assets are not opinions of value and may not be construed as valuations.

Where valuations are provided by JLL in accordance with the Agreement, such valuations are based on information reasonably available
to JLL at the time of the valuation and its knowledge of the market. JLL will use reasonable skill and care in providing any valuations but
the client acknowledges that the valuations are estimates only and the client further acknowledges that market conditions and
assumptions may change and reliance on valuations will be at its own risk. All such valuations are prepared in accordance with the
terms, conditions and limitations specified in the valuation report.

Financial estimates, cash flow models and valuations may be prepared using business models and software that are the sole property
of JLL. JLL has no obligation to share with the client its proprietary models.

9. Termination

a. Termination
The client or JLL may terminate the Agreement immediately by notice to the other if the other:
+ hasnot satisfactorily rectified a substantial or persistent breach of the Agreement within the reasonable period as specified in

an earlier notice to rectify it;

+ isinsolvent according to the laws of its country of incorporation.

b. Effect of termination on claims
Termination of the Agreement does not affect any claims that arise before termination or the entitlement of JLL to its proper fees
(pro-rata i.e total fee divided by the total number of days in the agreed programme/schedule payable for the duration of
programme) up to the date of termination or to be reimbursed its expenses.
In the event that the assignment is suspended or terminated by reasons outside the direct control of JLL, it shall be entitled to retain
in full all payments made or due at the date of suspension or termination, including any initial payment.

10. Compliance

The client is aware of JLL’s obligation to comply with prevailing anti-corruption rules, such as but not limited to the U.S. Foreign Corrupt
Practices Act (“FCPA”) and anti-money laundering provisions relevant to the contracting parties and the client therefore warrants that
it will not use money or any other consideration paid by JLL for unlawful purposes, including purposes violating anti-corruption laws,
such as make or cause to be made direct or indirect payments to any government official in order to assist JLL or any of its subsidiaries,
affiliates, holding-companies or anyone acting on their behalf, in obtaining or retaining business with, or directing business to, any
person, or securing any improper advantage. In addition the client warrants that it is not aware of any (potential) breach of any relevant
prevailing anti-money laundering provision.

The client declares and warrants that:

« its members, officers and employees are not a government official(s) and does not and will not employ or otherwise compensate
or offer to compensate any government officials, or make or cause another to make any direct or indirect offers or payments to any
government officials, for the purpose of influencing or inducing any decision for the benefit of JLL.

« it will not employ any sub-contractor, consultant, agent or representative in connection with the Agreement without a thorough
documented examination of his person, reputation and integrity.

« itwill not employ any subcontractor, consultant, agent or representative who does not comply with the prevailing anti-corruption
rules and in case any such violation comes to its attention it informs JLL immediately.

« it shall not make any payment (including any offer to pay, promise to pay or gift of money or anything else of value) to any JLL
employee in connection with the solicitation or award of any services.

« any payments client shall make to third parties related to any services related to the Agreement shall be supported by written,
detailed invoices.

« JLLmayimmediately terminate the Agreement if the client violates any of the prevailing anti-corruption laws and/or the provisions
defined in this compliance clause.

Civil servants, government employees and officials can provide certain services to JLL if the provision of such services does not violate

the conflict of interest provisions of the laws governing their position or does not involve the use of their official position to assist JLL in

obtaining or retaining business.

Client represents, warrants and covenants the following:

a. Itis JLL policy not to violate any anti-bribery or anti-corruption laws, and we have never had a significant violation of any anti-
bribery or anti-corruption laws, rules or regulations in the jurisdictions in which we operate.

b. Itis JLL policy not to violate any anti-money laundering (AML) laws, and JLL has never had a significant violation of any applicable
AML laws in the jurisdictions in which we operate.
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JLL has not been the subject of any government indictment, nor has JLL had any fines, penalties or settlement agreements with
any government agency in the past 5 years that resulted in material financial costs to JLL’s company or affected its ability to conduct
business operations.

It is JLL policy to conduct the business ethically, and to uphold standards of fair business dealings, competition, and customer
privacy.

It is JLL policy to uphold standards of equal opportunity and anti-discrimination. JLL has never had a discrimination claim that
involved a significant percentage of its employees or resulted in significant fines, penalties, or settlement amounts.

(i) It is JLL policy to support and respect the protection of human rights; (ii) JLL does not use, or engage in, any of the following:
forced or compulsory labour, child labour, physical abuse, withholding of identity papers, or retaliation in any form; (iii) JLL has
satisfactory labour relations, including with respect to working hours, wages, benefits and humane treatment; (iv) JLL and its
officers, employees, agents and subcontractors comply with all applicable anti-slavery and anti-human trafficking laws including,
without limitation, the Modern Slavery Act 2015 and have not engaged in any activity, practice or conduct that would constitute an
offence under sections 1, 2 or 4, of the Modern Slavery Act 2015 if such activity, practice or conduct were carried out in the UK; (v)
Neither JLL nor its officers, employees, agents or subcontractors have been investigated for, or convicted of, slavery-related or
human trafficking-related offences; (vi) JLL has in place adequate due diligence procedures for the operations as well as for the
suppliers, subcontractors and other participants in the supply chains, to ensure that there is no slavery or human trafficking in JLL
supply chains; (vii) JLL does not engage any third-party including recruiting agency that engages in modern slavery and will require
the supply chain to contractually agree to the same.

Itis JLL policy to provide a safe and healthy work environment to its employees, and JLL has a health and safety program that is
appropriate for the services. JLL has not had a violation of any health or safety laws, rules or regulations in the jurisdictions within
which JLL operate in the past 5 years that resulted in a significant financial cost to JLL’'s company or affected the ability to conduct
business operations.

Itis JLL policy to uphold principals of environmental responsibility, and in its operations, JLL seeks to minimize adverse effects on
the community, environment, and natural resources. JLL has not had a violation of any environmental laws, rules or regulations in
the past 5 years that resulted in a material financial cost to JLL’s company or affected its ability to conduct business operations.

Client shall notify JLL’s Legal Department at Andrew.Hatherly@eu.jll.com if it has any exceptions to the above representations,
warranties and covenants, cc’ing its business contact at JLL, stating “EMEA Client Ethics Compliance” as the subject heading of the
email. Client shall notify JLL as soon as it becomes aware of any actual or suspected slavery or human trafficking in its own operations
or supply chain. Client shall maintain a complete set of records to trace the supply chain of all goods and services provided under this
Agreement and make available such records for audit and inspection. JLL may terminate this Agreement with immediate effect by giving
written notice to Client if Client commits a breach of the representations, warranties and/or covenants in clause 9.

11. Miscellaneous

Waiver
Failure to enforce any of the Terms is not a waiver of any right to subsequently enforce that or any other term of the Agreement.
Severability
Theinvalidity, illegality and unenforceability in whole or in part of any of the provisions of the Agreement shall not affect the validity,
legality or enforceability of its remaining provisions which shall remain in full force and effect.
Governing law/Arbitration
The Agreement shall be governed by, construed and interpreted in accordance with the laws in force in the laws of Kingdom of
Saudi Arabia.
This Agreement shall be governed by, and construed in accordance with, the laws of the Kingdom of Saudi Arabia. Any disputes or
conflicts arising between the Parties in relation to this Agreement shall be referred to arbitration to be conducted in accordance
with the rules of the Saudi Center for Commercial Arbitration (SCCA). Arbitration shall be held in Riyadh, Kingdom of Saudi Arabia
and shall be conducted in English by one (1) arbitrator. An award rendered by the arbitrators shall be final and binding on the
parties, their successors and assigns. Such award shall not be subject to appeal to any other court or body and the parties shall
forthwith give it full effect.

Assignment and Novation

« JLL and the client each binds itself and its partners, successors, executors, administrators, assigns and legal representatives
to the other party to this Agreement and to the partners, successors, executors, administrators, assigns and legal
representatives of the other party in respect of all covenants and obligations of this Agreement.

+ JLLmay assign, novate, sublet or transfer any right or obligation under the Agreement without the written consent of the client.
The client shall not assign, novate, sublet or transfer any right or obligation under the Agreement without a prior written
consent from JLL which consent shall not be unreasonably withheld or delayed.

+  Sub-consultancy: Nothing contained in this clause shall prevent JLL from employing within its fee such persons or companies
as it may deem appropriate to assist it in the performance of the Agreement. JLL shall subcontract any part of the services to

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved 128



Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

a sub-consultant without the prior approval of the client. Where the client has required JLL to appoint selected consultants as
the JLL’s sub-consultants, fees owed to those sub-consultants shall be due to JLL in addition to the JLL’s own fees.
e. Non-competition
The client herein commits not to recruit or seek to recruit to join the client or any related company any JLL employees directly or
indirectly involved in this assignment within a period of twenty-four (24) months from the date of payment of the final invoice. If
the client breaches this provision then the client agrees to pay JLL a sum equivalent to six (6) months of the total remuneration of
such employee based on his salary prevailing at the time of the breach.
f. No partnership
Nothing contained in the Agreement shall be construed as creating a partnership or joint venture between any of the Parties to the
Agreement.
g. Corporate power
Each of the parties hereby represents and warrants to the other as follows:
+ thatitis duly established and is validly existing under the laws of its incorporation;
« that it has full corporate power and has taken on all corporate acts to enable it to effectively enter into and perform its
obligations under the Agreement.
h. Force Majeure
Itis agreed that the obligations of both parties herein will be affected by an event of Force Majeure including but not limited to, civil
disturbances, riots, strikes, act of God, war, epidemic and/ or pandemic, governmental decisions or any other acts of a similar
nature which is beyond the control of either party, to be sufficient excuse for delay and non-performance traceable to any of these
causes.
In the event either party is unable to perform its obligations under the terms of this Agreement because of a Force Majeure event
(including but not limited to coronavirus disease), damage reasonably beyond its control, or other causes reasonably beyond its
control, such party shall not be liable for damages to the other party for any damages resulting from such failure to perform, or
otherwise from such causes. JLL shall be entitled to an extension of time under this Agreement if there is a delay in provision of the
Services which form part of this Agreement. client agrees to pay JLL for all unpaid and undisputed fees, charges due, costs
associated with this Force Majeure event and reimbursable expenses accrued.
i. ChangeinLaw
JLL shall be entitled to reimbursement of any cost and the fee shall be adjusted, to take account of any increase or decrease in fee
resulting from a change in an Applicable Law (including the introduction of a new Applicable Law and the repeal or modification of
an existing Applicable Law) or in a judicial or official governmental interpretation of such Applicable Laws implemented, enacted,
notified and/or released before or after the date of signature of the Agreement, or which require a change in the manner of Service
performance. For the purposes for this Contract, Applicable Law shall mean means any decree, resolution, statute, act, order, rule,
ordinance, law (by-law), decision, code, regulation (including any implementing regulation), license, treaty or directive (to the
extent having the force of law) as enacted, introduced or promulgated in the Kingdom, including any amendments, modifications,
replacements or re-enactments thereof.
j.  Conflict of Interest
If JLL becomes aware of a conflict of interest it will advise the client promptly and recommend an appropriate course of action.
k. Binding documents
The engagement letter or agreement instructing JLL as well as the preamble and its attachments, including the Terms form an
integral and indivisible part of the Agreement. No amendment to the Agreement shall be valid unless executed in writing and signed
by both the parties hereto. Neither party hereto may assign its interest hereunder without the prior written consent of the other
party hereto. Words importing the singular number include the plural and vice versa. The obligations of each party shall be binding
upon its heirs and assigns. The parties hereto hereby agree and undertake to take all such steps as may be necessary to give effect
to the provisions contained in the Agreement.
l.  Entire Agreement
This Agreement constitutes the entire agreement between the Parties hereto with respect to the Services and supersedes all prior
negotiations, representations or agreements related to the Agreement, either written or oral. No amendments to this Agreement
shall be effective unless evidenced in writing and signed by the Parties to this Agreement.
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Appendix B: General Principles

Adopted in the preparation of Valuations and Reports

These General Principles should be read in conjunction with JLL’s General Terms and Conditions of Business except insofar as this may be in conflict

with other contractual arrangements.

1.

Saudi Authority for Accredited Valuers (Tageem)

All work is carried out in accordance with the Saudi Authority for Accredited Valuers (Tageem) and the International Valuation Standards
(“IVS”) published by the International Valuation Standards Committee (“IVSC”) and the RICS Valuation-Global Standards, by valuers who
conform to the requirements thereof. Our valuations may be subject to monitoring by these entities. The valuations are undertaken by
currently Registered RICS Valuers and appropriately qualified Tageem valuers.

Valuation Basis

Our reports state the purpose of the valuation and, unless otherwise noted, the basis of valuation is as defined in the “the Red Book”. The
full definition of the basis, which we have adopted, is either set out in our report or appended to these General Principles.

Assumptions and Special Assumptions

Where we make an ‘assumption’ or ‘special assumption’ in arriving at our valuations, we define these terms in accordance with the “IvVS”
as follows:

These types of assumptions generally fall into one of two categories:

a) assumed facts that are consistent with, or could be consistent with, those existing at the date of valuation (“Assumption”), and

b) assumed facts that differ from those existing at the date of valuation (“Special Assumption”).

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

We will not take steps to verify any assumptions.

Disposal Costs Taxation and Other Liabilities

No allowances are made for any expenses of realisation, or for taxation, which might arise in the event of a disposal. All property is
considered as if free and clear of all mortgages or other charges, which may be secured thereon. However, we take into account purchaser’s
costs in investment valuations in accordance with market conventions.

No allowance is made for the possible impact of potential legislation which is under consideration. Valuations are prepared and expressed
exclusive of VAT payments, unless otherwise stated.

Sources of Information

Where we have been provided with information by the client, or its agents, we assume that it is correct and complete and is up to date and
can be relied upon. We assume that no information that has a material effect on our valuations has been withheld.

In respect of valuations for loan security purposes, commissioned by a lending institution, we may also rely on information provided to us
by the Borrower or its advisors. In such cases, we have similarly assumed that all information is correct, complete, up-to-date and can be
relied upon and that no pertinent information has been withheld.

Title and Tenancy Information

We do not normally read leases or documents of title. We assume, unless informed to the contrary, that each property has a good and
marketable title, that all documentation is satisfactorily drawn and that there are no encumbrances, restrictions, easements or other
outgoings of an onerous nature, which would have a material effect on the value of the interest under consideration, nor material litigation
pending. Where we have been provided with documentation we recommend that reliance should not be placed on our interpretation
without verification by your lawyers. We have assumed that all information provided by the client, or its agents, is correct, up to date and
can be relied upon.

Tenants

Although we reflect our general understanding of a tenant’s status in our valuations i.e. the markets general perception of their
creditworthiness, enquiries as to the financial standing of actual or prospective tenants are not normally made unless specifically
requested. Where properties are valued with the benefit of lettings, it is therefore assumed, unless we are informed otherwise, that the
tenants are capable of meeting their financial obligations under the lease and that there are no arrears of rent or undisclosed breaches of
covenant.

Measurements/Floor Areas

All measurement is carried out in accordance with either the International Property Measurement Standards (IPMS) or the Code of
Measuring Practice (6th Edition) issued by the Royal Institution of Chartered Surveyors, except where we specifically state that we have
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10.

11.

12,

13.

14.

15.

16.

relied on another source. The areas adopted are purely for the purpose of assisting us in forming an opinion of capital value. They should
not be relied upon for other purposes nor used by other parties without our written authorisation.
Where floor areas have been provided to us, we have relied upon these and have assumed that they have been properly measured in
accordance with the International Property Measurement Standards (IPMS) or the Code of Measuring Practice referred to above.
Site Areas
Site areas are generally calculated using proprietary digital mapping software and are based on the site boundaries indicated to us either
at the time of our inspection, or on plans supplied to us. No responsibility is accepted if the wrong boundaries are indicated to us.
Estimated Rental Values
Our assessment of rental values is formed purely for the purposes of assisting in the formation of an opinion of capital value and is generally
on the basis of Market Rent, as defined in the IVS. Where circumstances dictate that it is necessary to utilise a different rental value in our
capital valuation, we will generally set out the reasons for this in our report. Such a figure does not necessarily represent the amount that
might be agreed by negotiation, or determined by an Expert, Arbitrator or Court, at rent review or lease renewal or the figure that might be
obtained if the property or unit were being let on the open market.
Town Planning, Acts of Parliament and Other Statutory Regulations
Information on town planning is, wherever possible, obtained either verbally from local planning authority officers or publicly available
electronic or other sources. It is obtained purely to assist us in forming an opinion of capital value and should not be relied upon for other
purposes. If reliance is required we recommend that verification be obtained from lawyers that:-
I.  the position is correctly stated in our report;

Il.  the property is not adversely affected by any other decisions made, or conditions prescribed, by public authorities;

Ill.  that there are no outstanding statutory notices.
Our valuations are prepared on the basis that the premises (and any works thereto) comply with all relevant statutory regulations, including
fire regulations, access and use by disabled persons, control and remedial measures for asbestos in the workplace and any applicable bye
laws.
Structural Surveys
Unless expressly instructed, we do not carry out a structural survey, nor do we test the services and we, therefore, do not give any assurance
that any property is free from defect. We seek to reflect in our valuations any readily apparent defects or items of disrepair, which we note
during our inspection, or costs of repair which are brought to our attention. Otherwise, we assume that each building is structurally sound
and that there are no structural, latent or other material defects. Unless stated otherwise in our reports we assume any tenants are fully
responsible for the repair of their demise either directly or through a service charge.
Deleterious Materials
We do not normally carry out or commission investigations on site to ascertain whether any building was constructed or altered using
deleterious materials or techniques (including, by way of example high alumina cement concrete, woodwool as permanent shuttering,
calcium chloride or asbestos). Unless we are otherwise informed, our valuations are on the basis that no such materials or techniques have
been used.
Site Conditions
We do not normally carry out or commission investigations on site in order to determine the suitability of ground conditions and services
for the purposes for which they are, or are intended to be, put; nor do we undertake archaeological, ecological or environmental surveys.
Unless we are otherwise informed, our valuations are on the basis that these aspects are satisfactory and that, where development is
contemplated, no extraordinary expenses, delays or restrictions will be incurred during the construction period due to these matters.
Environmental Contamination
Unless expressly instructed, we do not carry out or commission site surveys or environmental assessments, or investigate historical records,
to establish whether any land or premises are, or have been, contaminated. Therefore, unless advised to the contrary, our valuations are
carried out on the basis that properties are not affected by environmental contamination. However, should our site inspection and further
reasonable enquiries during the preparation of the valuation lead us to believe that the land is likely to be contaminated we will discuss
our concerns with you.
Insurance
Unless expressly advised to the contrary we assume that appropriate cover is and will continue to be available on commercially acceptable
terms. In particular, we will have regard to the following:
Composite Panels
Insurance cover, for buildings incorporating certain types of composite panel may only be available subject to limitation, for additional
premium, or unavailable. Information as to the type of panel used is not normally available. Accordingly, our opinions of value make no
allowance for the risk that insurance cover for any property may not be available, or may only be available on onerous terms.

Terrorism
Our valuations have been made on the basis that the properties are insured against risks of loss or damage including damage caused by
acts of Terrorism.
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17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

Flood and Rising Water Table

Our valuations have been made on the assumption that the properties are insured against damage by flood and rising water table. Unless
stated to the contrary our opinions of value make no allowance for the risk that insurance cover for any property may not be available, or
may only be available on onerous terms.

Outstanding Debts

In the case of property where construction works are in hand, or have recently been completed, we do not normally make allowance for
any liability already incurred, but not yet discharged, in respect of completed works, or obligations in favour of contractors, subcontractors
or any members of the professional or design team.

Confidentiality and Third Party Liability

Our Valuations and Reports are confidential to the party to whom they are addressed and for the specific purpose to which they refer, and
no responsibility whatsoever is accepted to any third parties. Neither the whole, nor any part, nor reference thereto, may be published in
any document, statement or circular, orin any communication with third parties, without our prior written approval of the form and context
in which it will appear.

Statement of Valuation Approach

We are required to make a statement of our valuation approach. In the absence of any particular statements in our report the following
provides a generic summary of our approach.

The majority of institutional portfolios comprise income producing properties. We usually value such properties adopting the investment
approach where we apply a capitalisation rate, as a multiplier, against the current and, if any, reversionary income streams. Following
market practice we construct our valuations adopting hardcore methodology where the reversions are generated from regular short term
uplifts of market rent. We would normally apply a term and reversion approach where the next event is one which fundamentally changes
the nature of the income or characteristics of the investment. Where there is an actual exposure or a risk thereto of irrecoverable costs,
including those of achieving a letting, an allowance is reflected in the valuation.

Vacant buildings, in addition to the above methodology, may also be valued and analysed on a comparison method with other capital
value transactions where applicable.

Where land is held for development we adopt the comparison method when there is good evidence, and/or the residual method,
particularly on more complex and bespoke proposals.

There are situations in valuations for accounts where we include in our valuation properties which are owner-occupied. These are valued
on the basis of existing use value, thereby assuming the premises are vacant and will be required for the continuance of the existing
business. Such valuations ignore any higher value that might exist from an alternative use.

Capital Expenditure Requirement

Where buildings are undergoing works, such as refurbishment or repairs, or where developments are in progress, we have relied upon cost
information supplied to us by the client or their appointed specialist advisors.

Goodwill, Fixtures and Fittings

Unless otherwise stated our valuation excludes any additional value attributable to goodwill, or to fixtures and fittings which are only of
value, in situ, to the present occupier.

Plant and Machinery

No allowance has been made for any plant, machinery or equipment unless it forms an integral part of the building and would normally be
included in a sale of the building.

Services

We do not normally carry out or commission investigations into the capacity or condition of services. Therefore we assume that the services,
and any associated controls or software, are in working order and free from defect. We also assume that the services are of sufficient
capacity to meet current and future needs.

Land and Building Apportionments

When instructed, we will provide apportionments between land and buildings for depreciation purposes only. Such apportionments are
not valuations and should not be used for any other purpose unless specified in the report.

Portfolio Valuations

In respect of valuations of portfolios of properties, our overall valuation is an aggregate of the individual values of each individual property.
The valuation assumes, therefore, that each property would be marketed as an individual property and not as part of a portfolio.
Consequently no portfolio premium or discount has been reflected and any consequence of marketing a range of individual properties
together has also not been reflected in our valuations. However, if adjoining or complimentary properties might achieve a higher value by
being marketed together (known as “prudent lotting”), we have reported the higher value that would emerge.

Plans and Maps

All plans and maps included in our report are strictly for identification purposes only, and, whilst believed to be correct, are not guaranteed
and must not form part of any contract. All are published under licence. All rights are reserved.
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Appendix C: Fair Value

7.1.

7.2.

7.3.

7.4.

7.5.

Definitions and Interpretive Commentary reproduced from the RICS Valuation - Global Standards January 2022, VPS 4 and IVS with
an effective date of 31 January 2022.

Fair value (the definition adopted by the International Accounting Standards Board (IASB) in IFRS 13) is:

‘The price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market participants at
the measurement date.’

The guidance in IFRS 13 includes an overview of the fair value measurement approach.

The objective of a fair value measurement is to estimate the price at which an orderly transaction to sell the asset or to transfer the
liability would take place between market participants at the measurement date under current market conditions. It is thus
sometimes described as a ‘mark to market’ approach. Indeed the references in IFRS 13 to market participants and a sale make it clear
that for most practical purposes the concept of fair value is consistent with that of market value, and so there would ordinarily be no
difference between them in terms of the valuation figure reported.

A fair value measurement requires an entity to determine all of the following:
«  the particular asset or liability that is the subject of the measurement (consistently with its unit of account)

«  foranon-financial asset, the valuation premise that is appropriate for the measurement (consistently with its highest and best
use)

«  the principal (or most advantageous) market for the asset or liability

«  the valuation technique(s) appropriate for the measurement, considering the availability of data with which to develop inputs
that represent the assumptions that market participants would use when pricing the asset or liability and the level of the fair
value hierarchy within which the inputs are categorised.

Valuers undertaking valuations for inclusion in financial statements should familiarise themselves with the relevant requirements -
see also VPGA 1.
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Appendix D: Tageem IDs
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Appendix E: Property Legal and Planning Documents

Baraem Rowad Al Khaleej International Schools

Title Deed
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Building Completion Certificates
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Municipality License
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Rowad Al Khaleej International Schools - Riyadh

Title Deed
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Building Permits
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Building Completion Certificates
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Municipality License
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Rowad Al Khaleej International Schools - Dammam

Title Deed
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Building Permit
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Building Completion Certificates
Utility NOCS
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Municipality License
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Al-Salam Specialty Hospital

Title Deed
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Municipality License
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Panda - Al Rawda, Jeddah

Title Deed
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Building Permit
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Municipality License

©2022 Jones Lang LaSalle IP, Inc. All rights reserved 205



Property: Al Rajhi REIT Fund, KSA

Panda -Madain Al-Fahd, Jeddah

Title Deed
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Building Permit
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Al Andalus Center - Jeddah

Title Deed

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved

Report Date: 31 July 2022

209



Property: Al Rajhi REIT Fund, KSA Report Date: 31 July 2022

Building Permit
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Blue Tower, Al Khobar

Title Deed
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Building Permit
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Al Louloua Warehouses, Riyadh

Title Deed
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Lulu Central Warehouses

Title Deed
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Building Permit
Building Permit - MODON
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Municipality License
Operational License - MODON
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Oasis Mall

Title Deed
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