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Part 1

Executive Summary
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report 
is addressed)

SICO Saudi REIT Fund Other users -

Contact person - Contact 
information -

Assets being 
valued

Assets name Hotel (Eskan 5)
Interest to 
be valued 

Assumed to be 
a freehold interest

Location https://maps.app.goo.gl/copzywk8RM7g7V7N7

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, and 
directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

REIT periodic
bi-annual valuation 
for the Capital 
Market Authority

valuation 
date

30/06/2025

Inspection date 15/06/2025

Approved 
valuation 
approach 
and method

Income approach / 
Discounted cash flow 

Basis of value

Market Value

Premise of 
value

Current use

Market value : 
According to the 
International 
Valuation Standards 
2025 (IVS 2025), 
Market Value is 
defined as the 
estimated amount for 
which an asset or 
liability should 
exchange on the 
valuation date 
between a willing 
buyer and a willing 
seller in an arm’s 
length transaction, 
after proper 
marketing, and 
where both parties 
act knowledgeably, 
prudently, and 
without compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary1

https://maps.app.goo.gl/copzywk8RM7g7V7N7
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

24116083510 Report type Detailed report

Report date 30/06/2025 Report version Final 

Use, 
publication 

and 
distribution 
restrictions

The valuation processes and reports are confidential to the intended 
party and to those referred to for a specific purpose, with no liability of 
any kind towards any third party. This report, or any part of it, may not be 
published or referenced in any document, statement, circular, or any 
communication with a third party without prior written consent in the 
form and context in which it appears. However, as an exception and in 
accordance with the purpose of the valuation, this report may be 
circulated on the website of the Capital Market Authority (Tadawul) and 
the website of the fund manager, or through other methods deemed 
appropriate by the fund manager.

Status of 
Valuers

The appraiser acknowledges that there is no current or potential conflict 
of interest with the involved parties and properties.

Executive Summary1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

-

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

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

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

o Title deed
o Building permit
o Haj permit
o Subject property lease contract

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

• SICO Saudi REIT Fund Manager Disclosures on the Saudi Stock Exchange (Tadawul) 

website.

Assumptions 
and special 
assumptions

Assumptions

IVS’s 

instructions

• These are the facts that are consistent with, or 
may be consistent with, those existing at the 
valuation date due to one of the restrictions 
imposed on the scope of the research or inquiry 
work conducted by the valuer.

• All significant assumptions must be reasonable 
under these circumstances, supported by 
evidence, and appropriate for the intended use 
of the valuation in order to provide a valuation 
that complies with the standards.

Applications in 
this report

• None (except as indicated in the Terms and 
Conditions)

Assumptions 
and special 
assumptions

Special 

assumptions

IVS’s 

instructions

• Assumed facts that differ from the facts existing 
at the valuation date are referred to as 'special 
assumptions.' Special assumptions are often used 
to illustrate the impact of potential changes on 
the value of an asset. These assumptions are 
described as 'special' because they indicate to 
the user of the valuation that the valuation is 
based on a change in current circumstances, or 
that they reflect a viewpoint not generally 
accepted by participants at the valuation date.

• All significant special assumptions must be 
reasonable under these circumstances, 
supported by evidence, and appropriate for the 
intended use of the valuation in order to provide 
a valuation that complies with the standards.

Applications in 
this report

• It was assumed that the property is free from any 
obstacles or regulatory restrictions related to 
ownership that limit the ability to dispose of or 
benefit from the property, such as mortgages, 
leases, easements, or expropriation. The opinion 
of value was based on this assumption.

Executive Summary1
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Executive Summary1

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 

Value

Numerical 79,277,000

Written 
Only seventy-nine million two hundred seventy-seven 

thousand SAR

Currency Saudi Riyal 

Valuation 
team

Role Name Signature TAQEEM membership

Site inspection 
and field 
research

Property 
inspection, 

its condition, 
offers, and 
field survey 

work

Azzam Sannan 1210002780 Associate

Real 
Estate 
Sector

Valuation, 
reporting, 

desk 
research, and 

analysis

Desk 
research, 

calculations, 
auditing 

work, and 
income 
analysis

Eng. 

Mohammed 

Mahros Al-

hamdi

1220002130 Associate

Value review 
and initial 
approval

Reviewing 
valuation 

results and 
income 

data

Omar 

Mohammed 

Babhar

1220001954 Fellow

Signed for and on behalf of 
Esnad Real Estate Valuation 

Company

Eng. 
Almuhannad 

Alhussami

1210000934 Fellow

MRICS Registered Valuer
Membership No. : 6601494

Company’s profile

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

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Part 2

Reporting Methodology 
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3. Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below 

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

Information was collected from the client, 

including receiving the title deed, building permit, 

lease contract, Land surveying and Project 

specifications brochure

Data Collection

Responsible: Coordination Department

1

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

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

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

Data Analysis

Responsible: Project Valuation Department

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

Report Review

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

Properties Valuation
-1st Draft-

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

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Market approach 

and Residual Method.

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 2
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Part 3

Asset to be valued 

3.1 Property Location Analysis 

3.2 Property description and ownership

3.3 Property boundaries 

3.4 Property photos 

3.5 Analysis summary 
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Arafat
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Property Location Analysis 3.1

Description of the property at the city level

Makkah is located in the western part of Saudi Arabia, 

approximately 400 kilometers southwest of Medina, 75 

kilometers east of Taif, and 72 kilometers from Jeddah and 

the Red Sea coast. It is a holy city for Muslims, home to the 

Grand Mosque and the Kaaba, which is the qibla for Muslims 

in their prayers. Makkah covers an area of about 850 km².

About Makkah Al-

Mukarramah

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

20.1 km Um Al-Qura University5 km Holy Mosque

4.6 km Mina18.2 km Arafat

Ring Rd.

Property Location

Madianh Rd.
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Property Location Analysis 3.2

Description of the property at the neighborhood level

The property area is distinguished by its geographical location 

within the city of Makkah Al-Mukarramah, as it is situated near the 

extension of Hajj Road and King Faisal Road.

To the north, it is bordered by parts of Al-Mursalat District followed 

by King Abdulaziz Road. To the south, it is bordered by Al-Masjid Al-

Haram Road followed by another section of Al-Masjid Al-Haram 

Road. To the east, it is bordered by King Abdullah Road followed by 

Al-Mursalat District. To the west, it is bordered by Al-Masjid Al-Haram 

Road followed by Al-Jami'ah District.

Description of the 
surrounding area

The Prince Abdullah Al-Faisal subdivision is located in the eastern 

part of Makkah Al-Mukarramah and is distinguished by its 

geographical location, being bordered by major roads, most 

notably the extension of King Fahd Road and Hajj Road.

Description of the 

district

The area is easily accessible via several roads, the most important 

of which is Hajj Road, which directly overlooks the subject property.
Accessibility

Satellite photo shows property location 

Commercial roads

Main Roads

Subject property
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Ownership information (based on title deed)

Client’s name SICO Saudi REIT Fund Owner’s name AL Masha’ar REIT Fund

Title deed 520121013431
Title deed’s 

date
18/02/1441 H

Permit 68942 Permit’s date 16/02/1425 H

Property description and ownership 3.3

Property specifications

Land area as 

the title deed
1,382.73 m² Land level Flat

land area as 

the satellite 

imagery   
- Land shape Regular

Notes -

Property Information (Based on title deed)

Province Makkah Al-Mukarramah City Makkah Al-Mukarramah

District Prince Abdullah Al-Faisal Street Ibn Shaheed Al-Andalusi

Plot No. 166 No. of Plan ب / 23 / 15 / 1

Property Type Hotel Notes
The property is mortgaged 

to Riyad Bank.

21.434401° N    39.860060° E

https://maps.app.goo.gl/9uxVT1s9DPrm4fZJ6

13

Satellite photo to show the property boundary

Location

https://maps.app.goo.gl/9uxVT1s9DPrm4fZJ6
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Property boundaries & lengths3.4

Property specifications

1,382.73 m2 (as the building permit)Basement area 

Structure 

17,346.91 m2 (as the building permit)BUA

Basement + ground floor + mezzanine + 2 service 

floors + 14 typical floors + upper annex
Height (floors)

12 yearsAge

1Num. of buildings

CentralConditioning type

GoodFinishing

Fire extinguishing system + retails Facilities 

Available Elevators

Commercial hotelUse 

Zoning 
75 %Maximum footprint

10.25FAR

15 floorsMaximum floors

The property is a hotel consists of 428 roomsNotes

Property Dimensions (Based on the title deed)

Road width/mRoad CategoryBoundaries typelength /mViews

--Neighbor46North

--Neighbor46South

--Neighbor35East

12Internal
Ibn Shaheed
 Al-Andalusi

26West

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girl's school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Nature and Source of Information3.5

• The data was prepared based on the documents received by the client on 26/05/2025 

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

inspected on 15/06/2025

• The influencers are analyzed based on the current market situation.

• SICO Saudi REIT Fund Manager Disclosures on the Saudi Stock Exchange (Tadawul) website.
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Property photos 3.6
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Property photos 3.6
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Analysis summary 3.7

Analysis summary 

• The subject property is located on the Hajj Road.Advantages 

• No disadvantages are observedDisadvantages 

There are several development projects in the city of Makkah, 

including the Rou’a Al-Haram Project, the Makkah Masar Project, and 

the completion works of the Jabal Omar Project.
Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and 
commercial real estate properties in the Kingdom of Saudi Arabia.

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

• Risks related to competition.

• Risks related to real estate development.

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

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

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

Overall Risks

 

• The availability of many alternatives in the market affects the 

income generated by the subject property.

• The lease term for the subject property is short, which may lead to 
vacancy risks.

Property Risks
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Part 4

Valuation

4.1 Valuation Approaches 

4.2 Valuation Analysis

4.3 Valuation Results

4.4 Validity of review and clarification
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Valuation Approaches 4.1

Principal valuation approaches and Residual Method 

The market approach provides an indication of value by 

comparing the asset or liability, or both, with similar or matching 

assets or liabilities for which price information is available.

The market approach should always consider the volume of 

transactions, their frequency, the range of observed prices, and 

the proximity to the valuation date. The market approach should 

be applied and given significant weight in the following cases: A) If 

the subject asset has recently been sold in a transaction suitable 

for the basis of value. B) If the subject asset or similar assets are 

frequently traded publicly. C) If there are notable, recent, or 

repeated transactions in comparable assets.

Market Approach

The income approach provides an indication of value by 

converting expected cash flows into a single present value. 

According to this approach, the value of the asset is based on the 

income or cash flows generated by the asset or the costs it saves. 

The income approach should be applied and given priority and 

significant weight in the following cases: A) When the asset's ability 

to generate income is the key factor affecting its value from the 

perspective of a market participant. B) When reasonable forecasts 

are available for the amount and timing of future revenues from 

the subject asset, but reliable and relevant market comparisons 

are not available.

Income Approach

The cost approach provides an indication of value based on the 

economic principle that a buyer will not pay more for an asset 

than the cost of acquiring an asset of similar utility, either through 

purchase or construction, unless there are unjustifiable factors 

related to time, inconvenience, risk, or other related factors. This 

approach provides an indication of value by calculating the 

current cost to replace or reproduce the asset and applying 

discounts for all forms of depreciation. The cost approach should 

be applied and given significant weight in the following cases: A) 

When market participants are able to recreate the asset with the 

same characteristics as the subject asset, without regulatory or 

legal constraints, and the asset can be recreated in a timely 

manner so that participants do not need to pay a significant 

additional amount to use the subject asset immediately. B) When 

the asset does not directly generate income, and the unique 

nature of the asset prevents the effective use of the income and 

market approaches. C) When the basis of value used is based on 

the cost of replacement.

Cost Approach

The residual method is named as such because it refers to the 

amount remaining after subtracting all known or expected costs 

required to complete the development from the expected value 

of the project upon completion, taking into account the risks 

associated with completing the project. The resulting value is 

referred to as the residual value.

Residual Method
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Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

✓ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method

The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 4.1
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Comparables List 

Property ID Transaction Type Transaction Date Value (SAR) Area Value/m²

Property 1 Previous valuation 2022 115,029,730 2,216.23 m2 SAR 19,000

Property 2 Previous valuation 2022 82,356,000 3,868.31 m2 SAR 21,290

Property 3 Previous valuation 2022 113,377,000 5,967.19 m2 SAR 19,000

Valuation Analysis4.2

4.2.1 Cost Approach -Depreciated Replacement Cost 

Replacement Cost Method is categorized under Cost Approach in the International 

Valuation Standards 2025 and is defined as “replacement cost is the cost that is 

relevant to determining the price that a participant would pay as it is based on 

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

Satellite photo showing subject property and comparables

4.2.1.1 Cost of land ( Market Approach )

The International Valuation Standards 2025 classifies the comparable transactions 

method under the market approach and defines it as “The comparable transactions 

method, also known as the indicative transactions method, uses information about 

transactions involving identical or similar assets to the subject asset to arrive at an 

indication of value.”

4.2.1.1 Market Approach – comparison method

1

Subject property

2

3
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4.2.1 Cost Approach - Depreciated Replacement Cost 

4.2.1.1 Cost of land ( Market Approach )

Valuation Analysis  4.2

Total land area (m²) 1,382.73

Adjusted value (SAR/m²) 21,110

Total land value (SAR) 29,189,430.30

The weighted average was taken to estimate the value of the square meter with the 

largest weight given to the value of the comparative No. 1 which is considered the best 
comparison because it is carries more similar specifications to the subject property.

Description
Adjustment 

%
Description

Adjustment 

%
Description

Adjustment 

%

Transaction Date -

Value/m² -

Transaction Type -
 Prev ious

valuation
% 0.0

 Prev ious

valuation
% 0.0

 Prev ious

valuation
% 0.0

Market Conditions - Low % 6.3 Low % 6.3 Low % 6.3

Land Use Commercial Commercial % 0.0 Commercial % 0.0 Commercial % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Easy Easy % 0.00 Very easy % 5.00- Very easy % 5.00-

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

No. of facades 1 2 % 1.50- 2 % 1.50- 1 % 0.00

View Haj Road Haj Road % 0.00 Haj Road % 0.00 Haj Road % 0.00

Area (m2) 1,382.73 2,216.23 % 2.00 3,868.31 % 5.00 5,967.19 % 10.00

Value / m² - 101   SAR/m² % 0.5 -339   SAR/m² % 1.5- 1,009   SAR/m² % 5.0

Adjusted Value / m² -

Weighting -

Subject Property Adjusted Value 

(SAR/m²)
-

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2 Comparable 3

9/7/2022 9/21/2022 12/31/2022

19,000   SAR/m² 21,290   SAR/m² 19,000   SAR/m²

1187.5 1330.625 1187.5

20,188   SAR/m² 22,621   SAR/m² 20,188   SAR/m²

20,288   SAR/m² 22,281   SAR/m² 21,197   SAR/m²

% 45 % 30 % 25

SAR   21,110
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Item Value/ unit Unit Total value  

Basement cost 2,500 SAR/m² 3,456,825.00

Building cost 2,800 SAR/m² 48,571,348.00

Total cost - - 52,028,173.00

Soft Cost 5.00% % 2,601,408.65

Developer’s Fees 15.00% % 8,194,437.25

Total Cost 62,824,018.90 

Structure age 12 years

Structure life span 40 years

Remaining structure age 28 years

Structure Effective age 12 years

Physical obsolescence 30.0 %

Economical  obsolescence 0 %

functional obsolescence 0 %

Structure depreciated value  43,976,813.23

23

• The total built-up area was determined based on the building permit provided by 

the client, and the accuracy of this input was assumed.

Property Components Unit Value

Land Area m² 1,382.73

Basement Area m² 1,382.73

BUA m² 17,346.91

Cost Approach Valuation Result

Land Value 29,189,430.30

Structure Value 43,976,813.23

Cost approach value (SAR) 73,166,243.53

Valuation Analysis 4.2

4.2.1 Cost Approach
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Valuation Analysis 4.2

4.2.2 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards “2025”, in the discounted cash 

flow method, the expected cash flows are discounted to the date of valuation, which 

results in a present value of the asset.... In some cases, discounted cash flows can 

include a final value that represents the value of the asset. The asset at the end of the 

explicit forecast period.”

Given the expected change in the income of the subject property and its failure to 

reach full maturity at current revenue levels, the cash flow method was chosen to 

valuate the property using the income method and the explicit forecast period was 

determined in accordance with these inputs.
The explicit forecast period was determined based on the following principles and 

criteria:

• Future financial projections of the property: Including expected revenues and 

growth rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve 

revenue stabilization, based on market dynamics and the property's specific 

operational conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and 

assumptions related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the 

sector, as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the 

property's projected future cash flows. These cash flows were discounted using an 

appropriate discount rate that accounts for the risks associated with the property and 

overall market conditions. This approach provides an accurate representation of the 

property's current market value in accordance with international best practices.

4.2.2.1 Contractual lease data

We were provided by the client with the lease agreements for the subject property:

• Tenant Name: Moro International Company for Apartments and Hotels

• Lease Period: 2 years 

• Lease Start Year: 2024 

• Remaining Lease period : 1year

• Annual Rent: SAR 4,761,000
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Valuation Analysis 4.2

4.2.2.2.6 Market Rent (Price / pilgrim)

Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact on 

value, as outlined below:

4.2.2 Income Approach- Discounted Cash Flow Method

Comparables List 

Property ID Hotel name Year Price / pilgrim

Property 1 Meezab Aladl Hotel 2024 SAR 2,200

Property 2 Al Rahaf Tower Hotel 2024 SAR 2,000

Property 3 Wirgan Al-Noor Hotel 2024 SAR 2,500

Satellite photo showing subject property and comparables

Research and inquiry were conducted to determine the price per pilgrim, and it was 

concluded that the average price is 2,600 SAR.

Subject property

1

2

3
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Units No. of units

Rooms 428

Total number of units 428

Haj season Capacity (pilgrim) No. of day Price/pilgrim Total income

Haj season 1952 40 SAR 2,600 SAR 5,075,200

Total revenue 5,075,200.00

Revenue assumptions summary

%

Haj season SAR 5,075,200

Opex & maintenance - 10.0% (SAR 507,520)

Net operating income (NOI) SAR 4,567,680

"Vacancy costs were previously excluded"

26

4.2.2 Income Approach- Discounted Cash Flow Method

4.2.2.1.7 Market Rent

Valuation Analysis  5.2

The subject property consists of rental units classified as follows:

• Hotel consisting of 428 rooms.

• The average cost per pilgrim during the Hajj season is estimated at 2,600 SAR per pilgrim.
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Valuation Analysis 4.2

4.2.2.2  Income data approved in the valuation

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

Income and the following is the result:

Element
Actual income 

data
Market data

The difference

SAR %

Total Hotel 

income (SAR)
- SAR 5,075,200 - -

Opex & 

maintenance
- 10 % - -

Net income SAR 4,761,000 SAR 4,567,680 SAR 193,320 4.06 %

Result

We found that the income data provided by the client reflects market 

conditions and was relied upon as input in the valuation process, with 

discount and capitalization rates applied based on market data.

The valuation inputs were based on the contractual rent of the subject 

property at the beginning of the cash flow period until the end of the 

lease term, after which the market rent was adopted for the remaining 

period of the explicit forecast.

4.2.2 Income Approach- Discounted Cash Flow Method

4.2.2.4 Project assumptions

Project assumptions 

10 yearsProject period

6 %Cap rate

8.5 %Discount rate

Cap rate analysis

Property 

ID
Property City Use

Property 

value
Net income

Cap 

rate
Year

Jadwa RIET 
Alharamin

Ibrahim 
Al-Khalil hotel

Makkah Al-
Mukarramah

Hotel SAR 140,988,000 SAR 8,997,747 6.4 % 2023

Jadwa RIET 
Alharamin

Thrwat 

Al-Andalus 

hotel

Makkah Al-
Mukarramah

Hotel SAR 311,825,000 SAR 17,814,621 5.7 % 2023

Jadwa RIET 
Alharamin

Tharwat 
Al-Tawa hotel

Makkah Al-
Mukarramah

Hotel SAR 194,809,000 SAR 14,570,496 7.4 % 2023

4.2.2.4 Cap rate analysis

• The cap rate was determined at 6 %, based on the general averages of returns for 

comparable funds and properties, after excluding outlier values.
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SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.00%Inflat ion rate

knoema Patform Data 1.03%Market Risk 

Valuer’s estimate of the market 0.14%Property Risk 

8.50%Discount rate 

Discount rate by observed or inferred rates/yields
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Valuation Analysis 4.2

4.2.2 Income Approach- Discounted Cash Flow Method

• A forecasted cash flow analysis was conducted, taking into account factors such 

as inflation, occupancy levels, and the absorption rate of units in the market. All 

costs related to construction, maintenance, and operation (if any) were deducted 

to arrive at the net cash flows.

• The net cash flows were discounted at a rate of -8.5% to reflect the risks associated 

with the construction phases.

• Appendix No. (5.4) provides detailed information on the cash flows.

Valuation Result

Income Approach Valuation Result 79,276,883.77 SAR

Cash flow analysis

• After the lease term ended, the total income revenue was calculated based on the 

market rent.

• After studying comparable properties to the subject property, it was concluded 

that the market rate for maintenance and operation is estimated at 10%. This rate 

was used to determine the maintenance and operation costs for the property 

according to the market, starting from the third year of the cash flow period.

• It was assumed that there would be a 5% increase every two years in the income 

returns from the property throughout the cash flow period.
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Valuation Results & Weighting 4.3

Weighted Value 

Approach Value Weight Weighted value

Cost approach SAR 73,166,243.53  0 % SAR 0 

income approach SAR 79,276,883.77 100 % SAR 79,276,883.77 

Total 100.00 % SAR 79,276,883.77 

The income approach (discounted cash flow method) was favored over the cost 

approach due to the property being used as an investment asset to generate income for 

the fund. Therefore, it was valued based on the income it generates.

Since different property values are derived using multiple valuation methods, a 

weighting of the methods used will be applied to determine the final property 
value. The final valuation will be arrived at based on the following weighting:

4.3.2 Opinion of value

Opinion of value

Value 79,277,000

Currency Saudi Riyal

Opinion of value 
(written)

Only seventy-nine million two hundred seventy-seven 
thousand SAR

Validity of review and clarification4.5

Valuation Result 4.4

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

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.
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Part 5

Appendices  

5.1 Documents

5.2 Cash flow analysis

5.3 Assumptions and Limiting Conditions 

5.4 Valuation Standards
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Documents5.1
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Documents5.1
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Documents5.1
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Documents5.1
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Documents5.1
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Documents5.1
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Documents5.1
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• The ownership validity of the property title has not 
been verified, and its accuracy has been 
assumed, along with the assumption that there are 
no obstacles or encumbrances on the ownership 
unless otherwise specified. It is also assumed that 
the property complies with all municipal 
requirements and legal boundaries unless stated 
otherwise. The valuer does not assume 
responsibility for the accuracy of these 
documents.

• If any maps or property are provided by the client, 
only the visible parts will be verified, and this 
verification should not be considered a substitute 
for detailed structural, engineering, or 
environmental inspections.

• This valuation was not requested for the purpose of 
establishing the minimum value or for bank loan 
approvals, unless explicitly stated otherwise in the 
report or the agreement between the valuer and 
the client.

• The valuer is not liable for any compensations 
resulting from the use of the analyses or results of 
the valuation report other than what is outlined in 
the contractual agreement.

• All information and facts stated in this report are 
accurate to the best knowledge of the valuer at 
the time of preparing the valuation. There is no 
relevant or material information known to the 
valuer at the time of preparing the report that has 
been omitted or not considered in valuating its 
impact.

• All analyses, opinions, and conclusions in this report 
are subject to the terms and conditions stated 
herein, and are considered professional, unbiased 
analyses and opinions.

• This valuation report is valid only if it carries the 
company's seal and the signatures of the certified 
valuers.

• Esnad Real Estate Valuation Company affirms that 
there is no conflict of interest, whether current or 
potential, with the parties or properties involved.

• Esnad acknowledges that this report has been 
prepared in full compliance with the International 
Valuation Standards 2025 (IVS 2025)and has 
adhered to all professional requirements and 
technical guidelines outlined in these updated 
standards, ensuring an accurate and objective 
valuation that reflects the true value of the 
appraised assets. Any additional standards 
applied, alongside the International Valuation 
Standards, will be clearly referenced in the report 
to ensure alignment with the latest professional 
guidelines and applicable standards.

This report is subject to the following terms and 
conditions:

• This report is to be used solely for the 
specified purposes. It remains in the 
possession of the intended recipient and is 
available for their use only for these 
purposes.

• The report has been prepared as a 
complete unit and should not be separated 
or used in parts independently.

• No portion of this report may be circulated 
publicly for advertising, public relations, or 
any media-related purposes unless explicitly 
stated otherwise within the report.

• The valuer retains ownership of all 
documents and files prepared and used in 
the preparation of this report.

• All information, forecasts, and opinions 
referenced in this report have been verified 
to the highest standards; however, their 
absolute accuracy cannot be guaranteed. 
Any drawings or maps (if included) are 
provided solely for visualization purposes 
and should not be used for any other intent.

• The report has been prepared 
electronically, including the written content 
and analytical work, and all related files are 
retained in the valuer's database.

• The valuer has not identified nor been 
informed of any latent factors that could 
affect the property’s value at the time of 
valuation, including but not limited to soil 
conditions or structural integrity. The valuer 
assumes no liability should any such issues 
be discovered afterward.

• It is assumed in this report that no hazardous 
materials or environmental risks exist within 
or around the property that could impact its 
value. If such factors are later identified, this 
valuation would no longer be valid, and 
further analysis by specialized environmental 
consultants would be required.

• The valuation opinion assumes that the 
subject property is free from contaminants, 
toxins, or environmental hazards of any kind. 
The valuer does not hold expertise in these 
fields and cannot provide assessments 
related to such matters.

• This report has been prepared based on the 
best available information at the time of 
valuation. The valuer is not aware of any 
material or significant information that has 
been omitted or withheld.

Assumptions and Limiting Conditions 5.2
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5.3.4 Sources of Information

• The documents provided by the property 
owner, which are assumed to be accurate 
and valid for use at the date of valuation, 
include the following and are attached in the 
report appendices: 

• Property Title Deed

• Building Permit (if available)

• Lease Agreements (if available)

• The contracts have been studied and 
compared with prevailing market prices at the 
time the valuation report was prepared

• The market-related information was gathered 
by the valuation team and includes the 
current market conditions, prevailing sales and 
rental rates for all components of the property, 
as well as discount and capitalization rates, 
occupancy levels, maintenance and 
operating costs, and expected development 
returns. It should be noted that all valuations 
and estimates presented have been prepared 
based on the market data and comparables 
available as of the valuation date.

• Certain information was also obtained through 
the valuer’s professional network, which 
includes brokers, developers, investors, and 
governmental entities.

5.3.5 Environmental Pollution

• For the purpose of this property valuation, no 
environmental impact study was conducted 
to assess the contamination or lack thereof on 
the land of the property under valuation. 
Therefore, the basic assumption is that the land 
is free from any environmental pollutants unless 
stated otherwise. If the valuer becomes aware 
of any environmental pollutants on the 
property, the client will be notified.

5.3.6 Outstanding Liabilities

• The valuation does not consider any liabilities 
imposed on the property during its 
construction, which were concluded upon 
completion of the building works and for 
which the completion documents were not 
finalized. This includes obligations relating to 
contractors, subcontractors, and all members 
of the design and implementation team.

5.3.1 Valuation Standards Applied

• All work is conducted in accordance with the 
Certified Valuers System, the executive 
regulations related to real estate valuation 
issued by the Saudi Authority for Accredited 
Valuers (Taqeem), and the most recent 
version of the International Valuation 
Standards (IVS 2025), with adherence to the 
requirements set forth by these standards. The 
valuations may be subject to monitoring by 
the entities.

5.3.2 Assumptions and Special Assumptions

• In this report, certain "assumptions" or "special 
assumptions" are made for valuation purposes. 
All such assumptions are subject to the 
International Valuation Standards (IVS) 2025, 
and are generally categorized into the 
following two types:

• These are facts that are consistent, or could 
reasonably be consistent, with those existing 
as of the valuation date, as a result of certain 
limitations imposed on the scope of 
investigation or research undertaken by the 
valuer.

• Facts that are assumed to differ from those 
existing as of the valuation date are referred 
to as “special assumptions.” Special 
assumptions are often used to illustrate the 
impact of potential changes on the value of 
an asset. They are described as “special” 
because they inform the valuation user that 
the valuation is based on a change from 
current circumstances, or that it reflects a 
perspective not generally held by market 
participants as of the valuation date.

• All material special assumptions must be 
reasonable under the circumstances, 
supported by evidence, and appropriate for 
the intended purpose that necessitates the 
valuation, in order to ensure the valuation is 
compliant with the Standards.

• 5.3.3 Sale Costs, Taxes, and Other Liabilities

• This valuation does not take into account any 
costs related to the sale of the property, taxes, 
or other liabilities that may arise upon the sale 
or disposal of the property. It is assumed that 
no encumbrances, such as loans or 
mortgages, restrict the free disposal of the 
property, unless otherwise stated in this report.

Valuation Standards5.3
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5.3.11 Specialist

In preparing this report, a team of internal 

specialists was engaged, possessing the 

technical skills and subject-matter expertise 

necessary to conduct, support, review, or 

challenge the valuation process.

In the event that any external specialists were 

involved, this will be disclosed in the “Valuation 

Team” section, in compliance with the 

requirements of IVS 100 – Framework under the 

International Valuation Standards 2025.

5.3.12 Statement of Compliance with Standards

Esnad Company acknowledges that this report 

has been prepared in full compliance with the 

International Valuation Standards 2025 (IVS 
2025) and adheres to all professional 

requirements and technical guidelines outlined 

in these updated standards to ensure the 

provision of an accurate and objective 

valuation that reflects the true value of the 

assessed assets.

Any other standards that are adopted or 

applied alongside the International Valuation 

Standards will be clearly indicated in the 

report, ensuring alignment with the latest 

professional guidance and applicable 

standards.

5.3.7 Confidentiality of Information and 

Responsibility to Third Parties

• This valuation report is confidential and 
intended solely for the recipient for the 
specified purpose. The valuer assumes no 
responsibility towards any third party.

• Under no circumstances is the report, in full or 
in part, to be published, disclosed, or referred 
to any third party without the prior consent of 
the valuer, including the form and content in 
which the information will be shared.

5.3.8 Maps and Illustrative Drawings

All maps and illustrative drawings included in 

this report are for illustrative purposes only. 

While we believe them to be accurate, no 

warranty is given in this regard, and they 

should not be relied upon for any contractual 

purposes

5.3.9 Nature and Scope of the Valuer’s Work 
and Any Limitations Imposed

In accordance with International Valuation 

Standard (IVS) 101 – Scope of Work (IVS 2025), 

specifically paragraph 1-20(i) concerning the 

nature and scope of the valuer’s work and 

any limitations imposed, it is required to identify 

any constraints that may hinder inspection, 
inquiry, or analysis in relation to the valuation. 

If relevant information is unavailable due to 

limitations imposed by the terms of the 

valuation on investigation or research, these 

limitations must be disclosed, along with any 

necessary assumptions or special assumptions 

(see IVS 102 – Bases of Value, paragraphs 1-50 

to 4-50) that result from such limitations.

It is noted that these aspects, where 

applicable, will be addressed in the relevant 

sections of this report.

5.3.10 Material Environmental, Social, and 
Governance (ESG) Factors

In accordance with IVS 104 – Data and Inputs 

from the International Valuation Standards 

2025, which states that: "The impact of material 

environmental, social, and governance (ESG) 

factors should be considered," an assessment 

has been made regarding the potential 

impact of such factors on the subject property 

and/or the identification and analysis of any 

tangible influences or consequences they may 

entail.

Accordingly, any such impacts—if identified—

will be disclosed in the section titled "Property 

Data and Ownership Information."

Valuation Standards5.3
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Cash flow analysis5.4

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

Hotel

Hotel lease value 4,761,000.00 4,761,000 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Haj season total income
50,752,000.00 0.00 5,075,200.00 5,328,960.00 5,328,960.00 5,582,720.00 5,582,720.00 5,836,480.00 5,836,480.00 6,090,240.00 6,090,240.00

Total Revenue
55,513,000.00 4,761,000.00 5,075,200.00 5,328,960.00 5,328,960.00 5,582,720.00 5,582,720.00 5,836,480.00 5,836,480.00 6,090,240.00 6,090,240.00

Opex & maintenance - 10.0% (5,075,200.00) 0.00 (507,520.00) (532,896.00) (532,896.00) (558,272.00) (558,272.00) (583,648.00) (583,648.00) (609,024.00) (609,024.00)

Net operating income
50,437,800.00 4,761,000.00 4,567,680.00 4,796,064.00 4,796,064.00 5,024,448.00 5,024,448.00 5,252,832.00 5,252,832.00 5,481,216.00 5,481,216.00

Terminal value
- 0 0 0 0 0 0 0 0 0 91,353,600

Net cash flows
141,791,400 4,761,000.00 4,567,680.00 4,796,064.00 4,796,064.00 5,024,448.00 5,024,448.00 5,252,832.00 5,252,832.00 5,481,216.00 96,834,816.00

discount rate
- 1.00 0.92 0.85 0.78 0.72 0.67 0.61 0.56 0.52 0.48

Net current flows
79,276,884 4,761,000 4,209,843 4,074,042 3,754,877 3,625,512 3,341,486 3,219,698 2,967,463 2,853,902 46,469,060

KPI's Total

Present value
79,276,883.77

Total value
79,277,000.00
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Part 6

An overview of the hospitality sector in 

the city of Makkah

6.1 Real Estate Overview

6.2 The hospitality sector
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Real Estate Overview

The real estate development sector in the Kingdom has witnessed significant growth, as the real 

estate sector is one of the key contributors to the GDP. Additionally, several initiatives have been 

launched to support and empower real estate developers, such as the "Transformation and 

Empowerment" program, which positively impacts the real estate market.

Real Estate Overview6.1
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Most Important Real Estate Sector Drivers

Residential

• Population Growth

• Governmental initiatives and its impact on demand 

• Interest rate and its impact on real estate financing

Office • Government Initiatives for Regional Headquarters in the 
Kingdom

Commercial • The recovery in the F&B and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and market supply volume
• Increased activity in manufacturing and logistics sectors

Real Estate Transactions

Source : Ministry of Justice
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Real Estate Growth

• Real estate data shows that residential property prices increased in Q4 2024 compared to 

the same quarter in 2023. The residential sector rose by 3.1%, with a weight of 72.6% in the 

index, driven by a 2.5% increase in residential land prices (weight: 45.7%). 

• commercial property prices increased by 5.0% in Q4 2024, driven by a 5.2% rise in 

commercial land prices. Building prices rose by 5.1%, while showroom prices declined by 

1.7%.

Real Estate Overview6.1

Source : Ministry of Justice

• The annual change in property prices across Saudi Arabia reached 3.6%, mainly driven by a 10.2% 

increase in Riyadh, which holds the highest index weight at 47.8%. In contrast, Makkah and the 

Eastern Region saw declines of 0.6% and 4.6%, with weights of 16.1% and 24.1% respectively Among 

other regions, Najran and Tabuk recorded the highest annual increases after Riyadh at 4.6% and 

1.1%, while Al Baha and Asir saw the sharpest declines at 16.7% and 7.3%, respectively.
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Key indicators of the hospitality sector in the Kingdom

The hospitality sector

Source : GSTAT

• In the fourth quarter of 2024, the average daily rate for hotel rooms reached 440 SAR, 

marking a 2.1% decrease compared to 449 SAR in the fourth quarter of 2023. This decline is 

attributed to the increase in the number of licensed hotels.

• Meanwhile, the average daily rate for hotel apartments and other hospitality facilities rose 

by 25.1% to reach 220 SAR, compared to 176 SAR during the same period in 2023.

The average length of stay in hotels during the fourth quarter of 2024 was approximately 3.6 

nights, which is the same as in the fourth quarter of 2023. 

Meanwhile, the average stay in hotel apartments and other hospitality facilities was 2.1 nights, 

marking a 12.1% decrease compared to 2.4 nights in the fourth quarter of 2023.
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In the fourth quarter of 2024, the hotel occupancy rate reached 56%, down by 4.3 percentage 

points compared to 60.2% in the fourth quarter of 2023. This decline is attributed to the increase 

in the number of licensed hotels.

Meanwhile, the occupancy rate for hotel apartments and other hospitality facilities slightly 

increased to 55.9%, up by 0.5 points from 55.4% in the same quarter of 2023.

By the end of the fourth quarter of 2024, the total number of licensed hospitality establishments 

reached 4,425, including 2,163 hotels and 2,262 hotel apartments and other facilities.
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Key indicators of the hospitality sector in the Kingdom

The hospitality sector6.2

Source : GSTAT
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Growth of the hospitality sector in the Kingdom

The hospitality sector

Source: Ministry of Tourism

The tourism sector in the Kingdom witnessed significant growth, with the total number of 

tourists reaching approximately 85.5 million by the end of the third quarter of 2024, 

representing a 5% increase compared to the same period in 2023.

Tourism spending also saw a notable rise, reaching 209 billion Saudi Riyals—an increase 

of 6% compared to the same period last year. This reflects the continued positive 

momentum in the tourism sector and its growing role in supporting the national 

economy.
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The hospitality sector in the city of Makkah

The hospitality sector
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Thank you

Esnad Real Estate Valuation   Commercial Register 4030297772    Tele: +966122064111    Fax: +966126130033   Mailbox:  1575  Jeddah 21454      

Chief Executive Officer  

Eng. Almuhannad Alhussami
aalhussami@esnadrealestate.com

Tel: +966122064111                          

Internal Tel: 200   

Fax: +966122064111

Internal Fax: 114

Mobile: +966 504 315485
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