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Executive Summary

Dar Al Qias (“the consultant”) has been engaged by Koushan (“the client” or “the company”) to provide Real Estate valuation & consultancy for Mayadeen Project, Al Madinah, KSA (“the project”).

Koushan, has secured a government lease contract spanning 50 years for a site in Al Madinah, with a land area of 205,365 sgm located near King Fahad park, Al-Madinah, Kingdom of Saudi Arabia at a rate
substantially lower than the market rate. This report determines the market rental value of Mayadeen Project’s Land and outlines the project valuation analysis for the entire project, focusing Koushan’s equity
contribution in kind.

The project involves the development of Mayadeen Edu-entertainment destination for potentially 1.5 million annual visitors showcasing the humanitarian side of the Prophet Muhammed conquests, and being the
trusted representation for that historical era, offering an entertainment & education driven tourist destination for all year-round tourists. The planned onsite facilities include:

» Museum: Includes Exhibition Areas with VR-AR experiences

+ F&B: Full-Service Restaurants (Casual & Fine Dining)

F&B: Quick Service Restaurants (Cafeterias, Food Courts)

- Retail: Merchandise including Crafts Shops, Experience Shops, Souvenir Shops

- Retail: General Retail including department stores, mega stores anchor stores, bookstores & general stores
+ Supporting Facilities (Administration, guest facilitation areas)

In terms of capital structure, the project necessitates a combination of equity and debt financing. The developer plans to contribute equity in kind, seek cash investment for additional equity, and secure debt financing
to develop the project.

This comprehensive analysis report analyses the valuation in context of Global economy, National economy, Global & Local Real Estate and Edutainment market dynamics to reach a conclusive view on valuation for
Mayadeen Project.

Conclusive Valuation & Analysis Results:

Real Estate Valuation Amount Project Valuation Analysis
i i Net Present Value of Lease Rental Savings to the Project 71,153,209 SAR
Current Rental Value of Mayadeen Project Land - Fixed Amount (At end of Year 1) 2,748,019 SAR
Enterprise Value 336,535,307 SAR
. . Equity IRR 21%
Current Renth'Vque of Moyodeen Project .and — Variable Share — As % of Gross 2% Project IRR 15%
Revenue (Starting after First Year of Operation End)
GP IRR 19%
LP IRR 21%
Conclusive Market Rental Value of Mayadeen Project Land (Annually) 16,500,000 SAR
GP Equity Share % 51.28%
LP Equity Share % 48.72%

www.daralgias.com
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Global Economic Outlook

In 2024, the global economy presents a mix of resilience and challenges, impacting initiatives such as the Mayadeen Project in Al Madinah, KSA.
A thorough examination of key economic metrics is essential for precise project valuation and risk assessment.

According to the World Bank, global economic growth is expected to slow for the third consecutive year, projected at 2.4% in 2024 compared to

2.6% last year. This is nearly three-quarters of a percentage point lower than the average of the 2010s. Developing economies are anticipated to
grow by only 3.9%, more than one percentage point below the previous decade's average.

World Bank - Global Economic Growth Percentage

3.3
3.2 3.2 3.0
2.6

Source: World Bank www.daralgias.com

2000-04
2005-09
2010-14
2015-19
2020-24




Global Consumer Price Inflation Expectation

The global economy felt the substantial repercussions of the COVID-19 pandemic from 2019 to 2020, significantly influencing inflation patterns,
which have remained subdued across many regions to the present day. In response to this inflationary pressure, central banks worldwide have
opted to increase interest rates, consequently leading to higher borrowing costs that affect mortgages and real estate development activities
globally. Furthermore, currency fluctuations amidst the inflationary challenges have also impacted global consumer spending and overall well-
being.

Global Consumer Price Inflation Expectation
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Global Consumer Price Inflation Expectation

Closely monitoring inflation patterns amidst disruptions in supply chains and fluctuations in commodity prices, central banks worldwide,
including the Federal Reserve and the European Central Bank, are still on high alert. Some economies grapple with persistent deflationary
pressures, prompting the need for cautious economic policies to reignite growth. However, according to the World Bank, deflation is expected to
unfold more rapidly in advanced economies compared to emerging markets and developing economies (EMDEs). Within the EMDEs group, the
Saudi economy falls under the World Bank's classification.

Inflation Expectation | Advance Economies Vs EMDEs

2023
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Global Real Estate Outlook

Throughout 2023, the stock market experienced robust growth, highlighted by the S&P 500's impressive 21% surge and the Nasdag Composite's
staggering 47% increase by December 8. Meanwhile, the equal-weighted S&P 500 index saw a more moderate 8% uptick. However, market

stability was challenged as the U.S. 10-year Treasury yield reached its highest point in a decade, affecting multiple sectors. Particularly, listed real
assets faced a disproportionate impact owing to their capital-intensive characteristics.

Listed Global Real Estate Weighted Average Premium/(Discount) to NAWV
As of NMowvemnmber 30, 2023
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Global Tourism Outlook

As per the inaugural UNWTO World Tourism Barometer of the year, international tourism concluded 2023 at 88% of pre-pandemic levels,
boasting an estimated 1.3 billion international arrivals. Notably, the Middle East spearheaded the recovery effort, emerging as the sole region
to surpass pre-pandemic levels with arrivals surging 22% above those of 2019

International Tourist Arrivals (9% change over 2019)
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Geopolitical Risk Index

Once more, the global geopolitical risk indicator, crucial for economic outlook, experienced a notable surge, particularly as tensions intensified in the Middle East

Region due to the Palestine Conflict. This escalation significantly impacted diplomatic relations and trade dynamics in the area. Key contributors to heightened
uncertainty in international affairs include territorial disputes and sanctions.

Investors maintained a close watch on these geopolitical risks, their assessments shaping market sentiment and asset prices. Geopolitical flashpoints, like regional
conflicts and political instability, continue to be paramount considerations for policymakers and businesses as they navigate the volatile global landscape.

Geopolitical RISk Index Latest conflict in the Middle East
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Saudi GDP Overview

The Saudi Arabian economy demonstrates resilience, boasting a GDP of 6.55 trillion SAR in 2030. Notably, in Q3 2023, the oil-driven sectors
experienced a significant 24.5% year-on-year decline, contrasting with the upward trajectory of non-oil activities, which witnessed a noteworthy
9% increase in the first three quarters of 2023. This diversification trend signals a promising shift towards a more balanced and sustainable
economic landscape for the nation.

GDP - KSA
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Saudi Inbound Tourism

Saudi Arabia's inbound tourism sector is undergoing a transformative evolution, driven by the nation's strategic initiatives to diversify its
economy and showcase its rich cultural heritage and natural wonders to the world. With a blend of historical treasures, modern
infrastructure, and captivating landscapes, Saudi Arabia offers an immersive experience for travelers seeking authentic encounters and
unigue adventures. The country's commitment to enhancing tourism infrastructure and promoting cultural exchange is positioning it as a
compelling destination for global travelers, fostering economic growth and fostering cross-cultural understanding.

KSA Top Inbound Tourism Countries in 2022
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Source: Tourism Intelligence Center | Ministry of Tourism, KSA
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Saudi Real Estate Market II‘

Presently, commercial real estate prices command a significant portion, representing 31% of the total composition of the Real Estate Price
Index in Saudi Arabia. However, propelled by the ambitious goals of Vision 2030, coupled with proactive commercial strategies and favorable
business policies, the commercial real estate sector is poised for a robust transformation. It is expected to not only expand its share within
the total real estate market value but also emerge as a pivotal driver of economic growth and development in the Kingdom by 2030.

Composition of the Real Estate Price Index by Sector (%)

Commercial
31%

Residential
65%

Agricultural
4%

Source: GASTAT — General Authority for Statistics | KSA |



Saudi Entertainment & Cultural Activities

The following table presents the percentage of cultural and entertainment venues visited within the Kingdom by individuals aged 15 years
and older, categorized by nationality. Remarkably, both Saudis and non-Saudis exhibit similar percentage ranges, underscoring the need for
developers in the cultural and entertainment industries to prioritize the preferences of both demographics equally in future developments.
This equitable approach ensures inclusivity and enhances the appeal of cultural and entertainment offerings to a diverse audience within

Saudi Arabia.

Saudi Non-Saudi Total

Cinemas 12.4% 9.9% 11.1%
| Musewms | 4®% | 41% | 44%

Libraries 3.7% 4.3% 4.0%

Art Galleries 2.9% 2.7% 2.8%

Live Concerts 2.1% 2.5% 2.4%

Theatrical Performances

National Heritage Festivals 7.0% 5.8% 6.4%

Cultural Heritage Sites - Historic Places

Natural Places (Such As Reserves) 7.1% 7.0% 7.1%
Exhibitions (Books, Fashion, Etc.) 5.2% 5.0% 5.1%

Traditional Folk Festivals (Such As Taif Rose Festival And Dates Festival) 6.7% 5.0% 5.8%

National Celebrations 11.7% 13.3% 12.5%
Eid Festivals 8.5% 9.6% 9.1%

Haven’t Visited Any Of The Cultural Activity Sites Places 19.2% 21.4% 20.3%

Source: GASTAT — General Authority for Statistics | KSA
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KSA — Tourism Revenues

Saudi Arabia is forging ahead in the realm of tourism, propelled by the impactful "Visit Saudi" initiative, which has led to a notable increase in both international and
domestic tourist arrivals. Anchored by flagship projects like the Red Sea Project and NEOM, the nation's tourism ambitions are closely aligned with the visionary goals
of Vision 2030.

Recent data underscores the significance of visitor accommodation, food and beverage services, and air and road transport services as primary revenue generators
within the tourism industry in KSA. Moreover, there's a burgeoning optimism surrounding recreational activities, particularly in the context of Vision 2030. As such,
investors keenly factor in these elements when making strategic decisions, recognizing the pivotal role of edutainment museums and theaters in shaping Saudi
Arabia's evolving tourism landscape.

KSA Year 2021 — Tourism Related Operating Revenues [SAR'000s]

Retail trade of Country-Specific Tourism Characteristic Goods
Other Specific Tourism Characteristic Services

Sports and Recreational Activities

Cultural Activities

Travel Agencies and other Reservation Service Activities
Transport Equipment Rental

Air Passenger Transport

Water Passenger Transport

Road Passenger Transport

Railways Passenger Transport

Food and Beverage Serving Activities

Accommodation for Visitors

10,000,000 20,000,000 30,000,000 40,000,000 50,000,000 60,000,000 70,000,000 80,000,000

Source: GASTAT — General Authority for Statistics | KSA
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KSA — Madinah
Real Estate

Based on recent data, in Q3 2023, the Madinah Region experienced a marginal -0.03% Year-on-Year change in Real Estate Prices, indicating relative stability in the
market. In contrast, Riyadh, Tabouk, and Al Baha regions saw robust growth driven by increased demand and ongoing infrastructure development initiatives.
Meanwhile, certain regional markets saw more moderate price increases, reflecting diverse economic conditions. Despite fluctuations, the real estate sector
continues to attract investor attention, with strategic investments contributing to the overall vibrancy of the Saudi property market

KSA Real Estate Price Index by Region, Q3-2023
(Year-on-Year, %)

General Index I 0.68
Riyadh I .33
Makkah H 0.21
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Al Baha
Al Jouf

Source: GASTAT — General Authority for Statistics | KSA \




KSA — Madinah

For theatrical performances and exhibitions, Madinah region has a relative moderate visit count in terms of % of residents (15 years or older) who have visited such
places during their lifetime. However, apart from residents, the target market for Mayadeen project would mainly be global tourists and under Saudi Vision 2030, the

Pilgrims Experience program launched in 2019, is committed to enhancing religious tourism experience for tourists remarkably such as launch of high-speed train,
digital e-visas and programs to attract tourists to Islamic and cultural destinations can benefit Mayadeen Project at large.

Haven't visited any cultural activities
Eid Festivals

National Celebrations

Traditional Folk Festivals
Exhibitions (e.g., Fashion)

Natural Places

Theatrical Performances

Libraries

0.0% 10.0% 15.0%

Other Areas (Avg.) Makkah ™ Madinah = Riyadh

Source: GASTAT — General Authority for Statistics | KSA
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About The Project

Construction Period

Operational Period

Year of Exit

Total Land Area: 245,377 Sqm
Total Built Up Area: 308,300 Sqm

3 Years 2024 — 2026

47 Years 2027 — 2074
10 Years 2035 BUILT UP AREA SPLIT

Main Mayadeen Plaza

4%

Construction - Core and Shell
6%

Mayadeen Museum and Technology
_— 6%

Hardscape and pathway
19%

Source: Client Data

Merchandise and F&B
14%

Green Area
15%

y — Multl-stor2y1c‘:)21r parking |

Open Market
9%

Welcomlng Plaza DanM Bou:;?/vard I
0

1% 2%
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About The Project

Sgm Cost/ Sqm Total Cost (SAR)
Total Project Land Area 245377
Build Up Area
Construction - Core and Shell 18,000 10,753 193,548,387
Mayadeen Museum and Technology 18,000 5,376 96,774,194
Merchandise and F&B 42,500 2,151 91,397,849
Multi-story car parking 64,000 860 55,053,763
Total 124,500 1,953 243,225,806
The Walk
Boulevard 8,300 1,075 8,924,731
Dancing Fountain 7,600 2,151 16,344,086
Welcoming Plaza 3,500 968 3,387,097
Main Mayadeen Plaza 13,400 806 10,806,452
Total 32,800 1,203 39,462,366
Open Market 28,500 0 0
Landscape
Green Area 45,000 484 21,774,194
Hardscape and pathway 59,500 538 31,989,247
Total 104,500 514 53,763,441
Total Construction 308,300 1,719 530,000,000

Source: Client Data



Construction & Development Costs
Total: 814 M SAR

250,000,000

200,000,000

150,000,000

100,000,000
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Construction Mayadeen Merchandise Multi-story  Boulevard Dancing Welcoming Main Open Market Green Area Hardscape Fit Out  Development
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Total Project Cost
Total: 891 M SAR

Development Costs

SAR Total SAR / Unit
Development Costs
Construction 530,000,000 3,680,556
Fit out 170,000,000 1,180,556
Capitalized interest 59,500,000 413,194
Total Construction Costs 759,500,000 5,274,306
Development fee, % of construction 15% 113,925,000
Total Development Costs 873,425,000 6,065,451
Land leasing 2,748,019 19,083
Loan Procurement Charges 6,113,975 42,458
Fund Setup costs 18,896,235 131,224
Total Project Costs 901,183,229 6,258,217

Source: Client Data
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Project Funding |I|‘

Funding Sources Mode of Finance

Equity
. Equity - Cash
Koushan - In-kind, % of Hard cost 113,925,000 19%
Investor 1 115,914,292
Tatimah Capital 59,946,438
Sub-total 289,785,729
Equity - In Kind
13%
Debt
Construction Loan 611,397,500 Debt Finance
68%
Sub-total 611,397,500
Total 901,183,229

27
Source: Client Data




About the Project

Revenue & Operations

Income per Sales Unit [First Year of Stabilized Occupancy]

SAR Total SAR/sqm
Museum 202,709,235 11,262
Retail and F&B 15,146,908 1,246

217,856,144 12,507
Core OPEX
Land leasing — Cost Component 1 2,748,019
Land leasing [As % of Revenue] — Cost Component 2 2%
Land leasing - grace period, years 2
Experience Center 40%
Property Management 25%
Other Operational Costs
Fund management fee, % of Project cost 0.8%
Fixed fund cost, SAR per year 180,000
Ongoing CAPEX, as a % of revenue 2%

Source: Client Data

ﬂ
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Valuation
Real Estate

EXECUTIVE SUMMARY

Description Details Sr. No. Description Details
1 Client Koushan 11  \Value Hypothesis Current Usage
2 Report User Koushan’s Stakeholders 12 Nature of Ownership Leasehold
3 Purpose of Valuation Estimating the Market Value for the Purpose of Development Appraisal 13  Evaluation Criteria International Valuation Standards 2022 & TAQEEM
4 |Property Address Near King Fahad park, Al-Madinah, Kingdom of Saudi Arabia 14  |Evaluation method Market Approach
Property Type Land 15 |Inspection date 03/04/2024
Land Area m2 245,337 m2 16 |Release Date 04/05/2024
Type of report Detailed 17  Evaluation date 21/03/2024
Important and .- . : ) :
8 i We have assumed the validity of the documents provided by the client 18  Property Location https://maps.app.goo.gl/qeMyDILiFbQ3bgsCo
9  Independency Our valuation has been conducttiar(]jtér:nez?rtlally, free from any influence or 19 |Valuation currency Saudi Riyal
10 Value Basis Market Value 20 |Main inputs The Lease Contract was relied upon for main inputs

ANNUAL RENTAL VALUE OF PROPERTY 16,500,000 SAR

Mohammed bin Abdulaziz Al Khorayef, FR-TAQEEM license number 1210000518 issue date 1437/06/28 H



https://maps.app.goo.gl/qeMyD9LiFbQ3bqsC9

Valuation Team

Mohammed Al Khorayef Fellow Member 1210000518 Real Estate
Mohammed Subahi Fellow Member 1210001978 Real Estate
Abdullah Altasan Associate Member 1210002262 Real Estate
Ahmed Kurdi Associate Member 1210003354 Real Estate

Mohammed bin Abdulaziz Al Khorayef, FR-TAQEEM license number 1210000518 issue date 1437/06/28 H

mX®

@ Daralgias_eval

WWW.DARALQIAS.COM
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Valuation Methods
Real Estate

Valuation methods

Valuation Approach

Comparatives method

Market Approach

Investment method
Residual value
Cash Flow method
Profits method

Income Approach

Substitution method / DRC

Cost Approach

Factors affecting choice

Purpose of Valuation

The Nature of Property in terms of Type & Usage

Basis of Value

Quality & Credibility of Information available

32



Valuation Methods

Real Estate

Definition of Approach

price information is available

significant weightage in the following cases:
appropriate to the basis of value
actively traded in an open market

similar assets.

Market Approach

Used for

* The market approach provides indications of value by comparing
an asset with identical or comparable (similar) assets for which

* The market approach should be applied and given priority or
¢ |If the asset being valued was recently sold in a transaction All Properties
* The asset being evaluated or assets similar to it are

* There are frequent or recent observable transactions for

Method

Comparatives

Methodology

the property subject of evaluation.

of the property being evaluated.

deducting the value of the items that represent an advantage of the comparative property and adding the items that represent an advantage

By comparing the existing properties and services adjacent to the site (not including development) with their counterparts in nearby sites, the

This method depends on the prices currently traded in the market for the sale or offers of other properties (comparative properties) similar to .

Since it is not possible to find two completely similar properties, appropriate adjustments are made to the comparative property prices by .

price of the building is adjusted for the same fundamental differences between the evaluation site and nearby sites. .

Application

Determine the geographical scope of similar properties.
Determine the appropriate time period according to market
variables to reflect Market situation at the time of evaluation.
Collect comparison data within the geographical scope and
specified time frame.

Testing the adequacy of comparisons for the evaluation
process (if sufficient comparisons are not available, the
evaluation method is excluded).

Applying adjustments to comparable properties to arrive at

the property value

33



Valuation Methods

Real Estate

Cost Approach

Definition of Approach Used for

* The cost method is sometimes referred to as contractor method
e The cost method determines values by estimating the cost of

acquiring the asset, cost of building that asset with equal

amenities, or to modify an old building to bring it at par. Buildings
* Usually, the soft costs are clubbed with hard costs along with

other development costs and developer profits.

Method

Depreciated Replacement Cost

Methodology

e If there is a main market for the land or property being evaluated, it is preferable to use evidence and evident sources from the market or

comparable sales or study a hypothetical site in the same area that has the same characteristics.

e If the subject property is rarely traded, cost approach holds weightage.

e Estimate Cost of constructing a similar property and deduct accumulated depreciation of subject property.

Application

*  Estimating the value of the land.

* Determine the current cost of constructing the building.

* Deduct the accumulated depreciation cost of subject property.
*  Market value = (1) + (2) - (3) That is, the value of the land plus

the value of new construction, minus the deductible.

34



Valuation Methods

Real Estate

Income Approach

Definition of Approach Used for Method

* This method is based on calculating the project’s net operating
income according to the market to assess capitalization rate for
the subject property
Income generating Real Estate Income Capitalization Method
* This method is applied when the asset’s revenues are stable and

expected to remain stable in future

Methodology Application

* Establishing assumptions related to revenues, expenses and capital costs according to the state of activity and market indicators.
* Evaluate project income stability by assuming revenues,
* Calculating the net income of the project, including calculating the contribution of the asset subject of evaluation.
expenses, and capital costs.
* Estimating the target return according to the level of risk (capitalization factor).
* Calculate net income, considering the asset's contribution.
* Calculate market value by dividing net income by the capitalization factor.
Estimate target return using the risk-based capitalization factor

and determine market value by dividing net income by the

capitalization factor.




Valuation
Real Estate Comparatives

Property Descriptions — Comparative Land Parcels

Description Subject Property Comparative 1 Comparative 2 Comparative 3
City Al-Madinah Al-Madinah Al-Madinah Al-Madinah
District / Neighborhood Al Hadigah Al Ranuna Shuran Al Ranuna
Property Type Land Land Land Land

Use Commercial Commercial Commercial Commercial
Value basis Market value Market value Market value Market value
Deal Status Evaluated Offered Offered Offered
Source Subject Property Real Estate Office Real Estate Office Real Estate Office
Payment or Financing terms Cash Cash Cash Cash
Appraisal / Sale date 21/03/2024 21/03/2024 21/03/2024 21/03/2024

Mohammed bin Abdulaziz Al Khorayef, FR-TAQEEM license number 1210000518 issue date 1437/06/28 H
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Valuation Results
Real Estate — Market Approach

Comparative 1 Comparative 2 Comparative 3

Land Type Commercial Commercial Commercial
License, if any - - -
Neighborhood Al Ranuna Shuran Al Ranuna
Land Price [SAR] 1,950,000 5,500,000 1,200,000
Land Area (Sgm) 735.54 1,375 611.12
Price Per Sgm 2,653.06 4,000 1,964
Annual Rent @ 6.5% Cap Rate 172 260 127.66
Adjustments:
Size Adjustment -35.00% -35.00% -35.00%
Location Premium & Exclusivity 20.00% -10.00% 15.00%
Accessibility Adjustment 05% 05% 05%
Usual Impact for Govt. Policies / Subsidies -40.00% -40.00% -40.00%
Net Adjustment Percentage -45.00% -80.00% -50.00%
Adjusted Rent 94.6 52 63.83
Weightage 40% 30% 30%
Weighted Values 34.40 15.60 17.23

MV of Rent for Mayadeen [Per Sgm] 67.23
MV of Rent for Mayadeen 16,472,355
MV of Rent for Mayadeen [rounded off to Millions SAR] | Annual 16,500,000

Mohammed bin Abdulaziz Al Khorayef, FR-TAQEEM license number 1210000518 issue date 1437/06/28 H




Valuation Results
Real Estate — Market Approach

Conclusive Annual Rental Value Of Property

Method used Rental Value of Property Weightage Weighted Value
Direct Capitalization Method N/A 0% -
Comparatlvesalesmetmd16472355 .............................................................................. 100%16472355 ........................................
SUbstltuﬂonmethOd .................................................................................................................................... N/A ..................................................................................... 0% .................................................................................................................................................
Conclusive Annual Rental Value of Property after Weighting and Rounding Off 16,500,000

Mohammed bin Abdulaziz Al Khorayef, FR-TAQEEM license number 1210000518 issue date 1437/06/28 H
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Sources of Information & Procedures

Project Valuation Analysis

SOURCES OF INFORMATION
For the purpose of the consultancy, following documents, and/or information published or provided by the management and representatives of the Company have been relied upon:

= Brief Overview & notes including pitch deck for the project.
= Statement of Financial Position, Projected Income Statement & Projected Statement of Cash Flows
= Projected Project Cashflow Water Fall Structure
= Projected Capital Structure of the Project
= Market Research on Comparative Land Lease Rates in Al Madinah
= Market Research on Valuation Inputs (Beta, Risk Free Rate, Risk Premium etc.,)
= Discussion with the management and representatives of the Company including necessary information, explanations and representations provided by the management and representatives of the Company.
= Risk free rate (“Rf”) for the purpose of computation of cost of equity: https://www.saudiexchange.sa/wps/portal/saudiexchange/ourmarkets/sukuk-market-watch?locale=en
= Market return (“Rm”) for the purpose of computation of cost of equity:
= Equity Risk premium: https://pages.stern.nyu.edu/~adamodar/
= Country Risk Premium for the purpose of Computation of Cost of Equity:_https://pages.stern.nyu.edu/~adamodar/
=  Project Specific Risk Premium for the purpose of Computation of Cost of Equity: Valuer’s Expert Opinion
= Beta for the purpose of Computation of Cost of Equity: https://pages.stern.nyu.edu/~adamodar/

VALUATION STANDARDS
The Consultant has kept in sight the International Valuation Standards issued by International Valuation Standards Council (‘IVS’) & TAQEEM standards for analyzing the Real Estate Valuation for this Project.

PROCEDURES ADOPTED
In connection with this consultancy, Dar Al Qias have adopted the following procedures:

* Requested and received information as stated in Sources of Information section in this Report.

* Obtained data available in public domain.

* Undertook industry and market analysis such as researching publicly available market data including economic factors and industry trends that may impact the valuation.
* Discussion (Physical/over call) with the management and representatives of the Company to understand relevant aspects that may impact the valuation.

e Sought various clarifications from the management and representatives of the Company based on review of information shared and analysis.

* Review of valuation methodology as per IVS.

* Document the financial & valuation analysis for Real Estate Project in sight.
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Valuation Methods

Project

Cost Approach:

The cost approach centers on the net worth or net assets of a business.

(A) Net Asset Value (NAV) Method:
The Net Asset Value (NAV) method, commonly employed within the Cost approach, considers the assets and liabilities at their book values. After deducting the obligations to preference
shareholders and any contingent liabilities, the remaining net assets signify the value of the Company for equity shareholders. This valuation method is particularly applicable when the assets' base

holds greater significance than earnings capability, or when the valuing entity, such as a holding Company, derives substantial value from its assets and investments.

(B) Adjusted Net Asset Value Method (“Adjusted NAV”):

The Adjusted NAV method is a variant of the NAV method where assets and liabilities are assessed at their realizable (market) value, encompassing intangible assets and contingent liabilities not
reflected in the Statement of Assets and Liabilities. This method involves adjustments to the company’s historical balance sheet to represent each asset and liability item at its fair market value. The
disparity between the total fair market value of the adjusted assets and the total fair market value of the adjusted liabilities is utilized to determine the company's value.

The determination of value using the asset approach relies on the financial statements of the business and can be characterized as the net-worth or net assets owned by the business.

This valuation approach is predominantly applied in situations where the Company is slated for liquidation, meaning it does not meet the "going concern" criteria, or when the assets base holds

more significance than earnings capability. The Asset Approach is commonly viewed as establishing the minimum benchmark of value for an operating enterprise.

> Therefore, since the company’s project is in pre-launch phase having no operating activities, asset base or liabilities to it; the cost approach should not be applied for valuing the project
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Valuation Methods

Project

Market Approach:

(A) Market Price Method:
The value of equity shares is typically considered based on the market price as quoted on a stock exchange, particularly when such quotations arise from shares that are regularly and freely traded.

However, this is subject to the element of speculative support inherent in the value of shares.

(B) Comparable Companies Market Multiple (CCMM) Method:
This methodology involves computing market multiples of comparable listed companies, which are then applied to the business being valued to determine a multiple-based valuation. The challenge

lies in selecting a comparable company, as finding two or more companies with identical product portfolios, size, capital structure, business strategy, profitability, and accounting practices is rare.

While no publicly traded company may precisely match the operations of a given company, valuable insights can be derived from how comparable enterprises are valued by public markets. This

valuation principle is based on the understanding that market transactions between informed buyers and sellers incorporate all relevant factors for valuation.

Careful selection and adjustment of relevant multiples, such as EV/EBITDA, EV/Sales, Market Capitalization/Sales, Market Capitalization/PAT (PE multiple), and Price to Book (P/B), are crucial. To
determine the total value available to stakeholders, adjustments are made for debt (net of cash and cash equivalents), surplus non-operating investments, and contingent liabilities if the CCMM

method is calculated by EV/EBITDA or EV/Sales. For the PE multiple, adjustments are made only for surplus non-operating investments and contingent liabilities, with no debt adjustments required.

(C) Comparable Companies Transactions Multiple (CTM) Method
In this approach, the value of a company's equity shares is determined by utilizing multiples derived from valuations in comparable companies, particularly those evidenced through transaction

valuations. Careful selection and adjustment of relevant multiples are essential, taking into consideration any differences between the circumstances.
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Valuation Methods

Project

Income Approach: Valuation technique that converts future amounts (for example, cash flows or income and expenses) to a single current (that is, discounted) amount.

This approach finds conceptual support in the basic assumption that the value of an enterprise is represented by the aggregate expectations of future income and cash flows

DISCOUNTED CASH FLOW METHOD

The income approach converts future cash flows to a single, current discounted amount. The fair value measurement is estimated on the basis of the value indicated by current market expectations

about those future cash flow amounts. The DCF method converts these future cash flows to their present value using a specific discount rate that factors in the time value of money and any

measurable level of risks associated with the business.

WACC CALCULATION

The Weighted Average Cost of Capital ("WACC") is the rate of return specific to the enterprise being valued that reflects the risk of investment in said enterprise. In general, the higher the WACC, the

higher an investor's expected return would be for an investment in the enterprise. When performing a Discounted Cash Flow analysis, Shares Valuations computes an enterprise-specific WACC using
the Capital Asset Pricing Model ("CAPM").
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Relevant Valuation Methodologies
Project Valuation Analysis

Valuation Approach Enterprise Value Total Equity Value Weighting
Cost Approach Not Applicable Not Applicable 0.00%
Market Approach Not Applicable Not Applicable 0.00%
Income Approach Applicable Applicable 100.00%

ﬂ



Relevant Valuation Methodologies

Equity Allocation Analysis

Equity Allocation

|

CURRENT VALUE METHOD
[cVM]

Also known as the "waterfall method," CVM uses the
current or present value of the company to allocate shares
to stakeholders.

Applicable Scenarios

=  Commonly applied during funding rounds, mergers, or
acquisitions to determine the current worth of the
company

= Used in situations where there is a clear and reliable
current market valuation of the business.

Non-Applicable Scenarios

= Not suitable in cases where the company's current
valuation is highly volatile or subject to rapid changes.

= Less appropriate when historical financial performance
significantly differs from the current business
prospects.

PROBABILITY WEIGHTED AVERAGE RETURN METHOD
[PWERM]

PWERM allocates equity by weighing the average returns
from diverse stakeholder contributions, suited for
complex scenarios for future outcomes of the project.

Applicable Scenarios

= Used when there are multiple possible scenarios with
different expected returns, allowing for a nuanced
equity allocation.

= Appropriate in situations where stakeholders
contribute to various aspects of the business with
different risk-return profiles.

Non-Applicable Scenarios

= Less suitable in straightforward scenarios where there
is a limited range of potential outcomes with similar
expected returns.

= When contributors have similar risk-return profiles,
and their contributions can be easily valued without
considering probabilities.

1

OPTION PRICING MODEL
[OPM]

OPM Combines aspects of the other two methods and
utilizes option pricing models to assign a fair value to
equity securities.

Applicable Scenarios

= Applied in the allocation of equity for stock options or
other forms of equity-based compensation.

= Commonly used in startups or high-growth companies
where stock options play a crucial role in attracting and
retaining talent.

Non-Applicable Scenarios

= Not ideal for businesses with stable or predictable
valuation, where the complexities of option pricing

models may be unnecessary.

= |ess suitable in scenarios where stakeholders do not
hold stock options or similar equity instruments.

ﬂ



Relevant Valuation Methodologies |I|‘
Equity Allocation Analysis

Equity Allocation Method Decision
Current Value Method [CVM] Applicable
Option Pricing Model Not applicable
Probability Weighted Expected Return Model [PWERM] Not applicable

ﬂ



Relevant Valuation Methodologies |I|‘
Cost of Equity

Cost of Equity = [Rf + (B*Re) +Rs +Rc]

Risk Free Rate — Rf 5.14 %

Beta 0.99
Equity Risk Premium [Re] 5.63%
Project Specific Risk Premium [Rs] 2.5%
Country Risk Premium [Rc] 1.03%

Cost of Equity 14.24 %
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Valuation Analysis Results
Land Contribution (Equity in Kind)

W1
WI1 - Calculation for Savings to the Project due to Lower Lease Rate
SAR

Annual Lease Payment [Fixed] | Inclusive of 15% Tax 2,748,019
Annual Lease Payment [Variable] as % of Revenue 2%
Current Market Value of Lease Rental [Evaluated] 16,500,000
Escalation Rate for Lease Rental 2%
Discount Rate - Cost of Equity 14.24%
Koushan’s Land Contribution / Incremental Value addition to the project

g\lalue added (as Rental savings to Project for 50 Years) 671,451,114

Total Value addition 671,451,114

NPV of Value addition 71,153,209

Valuation Notes:

The Net Present Value calculated for Lease Rentals Savings does not assume any terminal value to it as the lease rentals are for 50 years only after which new market
competitive lease rentals could be introduced in the event of lease contract renewal.




Valuation Analysis Results

Equity Valuation [SAR]
| Equity | GP LP
Development 113,925,000
In Kind
Land Contribution (NPV of Lease Savings to Project) - [W1] 71,153,209
| Incash | | -] 175,860,729 |
[ Total Equity | 185,078,209 | 175,860,729 |
Equity Share % 51.28% 48.72%

Valuation Notes:

Koushan Plans to act as General Partner [‘GP’] for the Project with contribution as Equity in Kind in following two forms:

* Development on the Project Site
e Contributing Land Lease to the Project at rate substantially lower than the market rate

The Limited Partner [‘LP’] would bring cash investment to the project for the amount listed in above table
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Valuation Analysis Results

Project IRR

Equity IRR

15%

21%

GP IRR

LP IRR

19%

21%

ﬂ



Conditions, Major Assumptions, Exclusions, And Limitations

Dar Al Qias, as the Consultant, has not audited, reviewed, or compiled the financial statements of the Company and expresses no assurance on them. Dar Al Qias acknowledges having no present or
contemplated financial interest in the Company. Dar Al Qias has no responsibility to modify this report for events and circumstances occurring subsequent to the date of this report.

Conceptually sound and generally accepted methods, principles, and procedures of valuation have been kept in sight by Dar Al Qias in providing the strategic consultancy for the Real Estate Project.
The valuation analyst, by reason of performing this analysis and preparing this report, is not required to give expert testimony nor be in attendance in court or at any government hearing with
reference to the matters contained herein unless prior arrangements have been made with Dar Al Qias regarding such additional engagement.

This report, its contents, and analysis herein are specific to

i) the purpose of the consultancy agreed upon as per the terms of Dar Al Qias' engagement,

ii)  thereport date, and

iii) are based on the Financial Projections provided by the client which include Statement of Financial Position, Projected Income Statement & Projected Statement of Cash Flows along with
assumptions set out by the client itself.

This report and the information contained herein are confidential and are intended for the use of management and representatives of the Company for providing selected information and only in
connection with the purpose mentioned above or for sharing with stakeholders of the Company, potential investors & financers of the project. It should not be copied, disclosed, circulated, quoted,
or referred to either in whole or in part, in correspondence or in discussion with any other person / entity except to whom it is issued without Dar Al Qias' written consent. In the event, the Company
or its management or its representatives intend to extend the use of this report beyond the purpose mentioned earlier in this report, with or without Dar Al Qias' consent, Dar Al Qias will not accept
any responsibility to any other party to whom this report may be shown or who may acquire a copy of the report.

Additionally, though best efforts have been carried out to determine all the relevant factors affecting valuation, it is assumed there will be no unforeseen adverse changes in economic conditions
affecting the business, the market, or the industry and that the Company will operate its business prudently.

Dar Al Qias has refrained from verifying and endorsing the legal agreements involved with the project or confirming the credibility of the same.
Dar Al Qias, as the provider of Valuation Consultancy, has been informed by the management of the Company that there are no environmental or toxic contamination problems, significant lawsuits,
or any other undisclosed contingent liabilities that may potentially affect the company's business, except as disclosed elsewhere in this report. It is assumed that no costs or expenses will be incurred

in connection with such liabilities, if any.

This report is formulated based on the information received from the sources mentioned herein and discussions with the representatives of the Company. Dar Al Qias assumes that no information
has been withheld that could have influenced the purpose of the report.
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Pro-forma Financials
Key Assumptions

2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035

Experience Center Operations

Total visitors to Medina 15,000,000 15300000  15606,000 15918120 16236482 16561212 16,892,436 17,230,285 17,574,891 17,926,389
Visitors of the experience centre 1500000 1530000 1560600 1,591,812 1623648 1,656,121 1689244 1723020 1757489 1,792,639
share of total visitors 0% 0% 10% 10% 10% 10% 10% 10% 10% 10% 10% 10%
AIEEED I [ Ve - - 120 122 125 127 130 132 135 138 141 143
Mall operations
Occupancy rate, % 0% 0% 70% 80% 90% 93% 93% 93% 93% 93% 93% 93%
RS, S - - 8,512 9,728 10,044 11,309 11,309 11,309 11,309 11,309 11,309 11,309
Annual lease rate : : 1,300 1313 1,326 1339 1,353 1,366 1380 1,394 1408 1422
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Pro-forma Financials l
Profit & Loss Statement

2024 2025 2026 2027 2028 2029 2030 2031 2032 2033
Revenue
Experience center revenue 180,000,000 187,272,000 194,837,789 202,709,235 210,898,689 219,418,996 228,283,523 237,506,177 247,101,427 257,084,325
Mall rental revenue 11,065,600 12,772,864 14,513,167 15,146,908 15,298,377 15,451,361 15,605,875 15,761,934 15,919,553 16,078,748
Total 191,065,600 200,044,864 209,350,956 217,856,144 226,197,066 234,870,357 243,889,398 253,268,111 263,020,980 273,163,073
OPEX
Land leasing 2,748,019 6,748,917 6,935,038 7,105,142 7,271,961 7,445,426 7,625,807 7,813,382 8,008,439 8,211,281
Experience Center 72,000,000 74,908,800 77,935,116 81,083,694 84,359,475 87,767,598 91,313,409 95,002,471 98,840,571 102,833,730
Property Management 2,766,400 3,193,216 3,628,292 3,786,727 3,824,594 3,862,840 3,901,469 3,940,483 3,979,888 4,019,687
Total 77,514,419 84,850,933 88,498,446 91,975,563 95,456,030 99,075,865 102,840,685 106,756,336 110,828,898 115,064,698
EBITDA 113,551,181 115,193,931 120,852,510 125,880,580 130,741,036 135,794,492 141,048,713 146,511,775 152,192,082 158,098,375
EBITDA Margin 59% 58% 58% 58% 58% 58% 58% 58% 58% 58%
Financial interest ) ) 56,083,926 60,851,059 56,520,327 52,189,595 47,858,863 43,528,130 39,197,398 34,866,666 30,535,933 26,205,201
Fund management costs ) ) 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250
Net income before tax and DnA 48,553,005 45,428,622 55,417,933 64,776,735 73,967,923 83,352,112 92,937,065 102,730,859 112,741,898 122,978,924
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Pro-forma Financials (|
Net Operating Income

2032 2033

Total revenue

B HTEREE B ; 180,000,000 187,272,000 194,837,789 202,709,235 210,898,689 219418996 228283523 237,506,177 24701427 257084325

Ml e e : 11065600 12,772,864 14513167 15146908 15208377 15451361 15605875 15761934 15919553 16,078,748

ellEEE - 191,065,600 200,044,864 209,350,056 217,856,144 226,197,066 234,870,357 243,889,308 253268111 263,020,980 273,163,073

Expenses

Expenses

Land leasing 0 0 2,748,019 6,748,917 6,935,038 7,105,142 7,271,961 7,445,426 7,625,807 7,813,382 8,008,439 8,211,281
Experience Center 0 0 72,000,000 74,908,800 77,935,116 81,083,694 84,359,475 87,767,598 91,313,409 95,002,471 98,840,571 102,833,730
Property Management 0 0 2,766,400 3,193,216 3,628,292 3,786,727 3,824,594 3,862,840 3,901,469 3,940,483 3,979,888 4,019,687
Fund ongoing expenses 16,095,960 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250
Net Operating Income (NOI) -16,095,960 -8,914,250 104,636,931 106,279,681 111,938,260 116,966,330 121,826,786 126,880,242 132,134,463 137,597,525 143,277,832 149,184,125
Adjustments

Ongoing CAPEX 0 0 221,312 255,457 290,263 302,938 305,968 309,027 312,117 315,239 318,391 321,575
Fund ongoing expenses -16,095,960 -8,914,250 -8,914,250 -8,914,250 -8,914,250 -8,914,250 -8,914,250 -8,914,250 -8,914,250 -8,914,250 -8,914,250 -8,914,250
Adjusted Net Operating Income (NOI) 0 0 113,329,869 114,938,474 120,562,247 125,577,642 130,435,068 135,485,465 140,736,595 146,196,536 151,873,691 157,776,800
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Pro-forma Financials
Free Cashflows — Levered & Unlevered

2024

2025

EBITDA 0 0 113,551,181 115,193,931 120,852,510 125,880,580 130,741,036 135,794,492 141,048,713 146,511,775 152,192,082 158,098,375
EBITDA Margin 59% 58% 58% 58% 58% 58% 58% 58% 58% 58%
Financial interest i i 56,083,926 60,851,059 56,520,327 52,189,595 47,858,863 43,528,130 39,197,398 34,866,666 30,535,933 26,205,201
Fund management costs i i 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250 8,914,250
Net income before tax and DnA 0 0 48,553,005 45,428,622 55,417,933 64,776,735 73,967,923 83,352,112 92,937,065 102,730,859 112,741,898 122,978,924
FCF Pro-forma

CAPEX - Development cost -553,656,292  -395,940,328 ) ) ) ) ) ) ) ) ) )
Ongoing CAPEX ) ) -221,312 -255,457 -290,263 -302,938 -305,968 -309,027 -312,117 -315,239 -318,391 -321,575
Net Proceeds from sales ) ) ) ) ) ) ) ) ) ) ) 1,532,478,036
Debt issuance (repayment) 263,870,563 395,940,328 56,083,926 -50,949,792 -50,949,792  -50,949,792  -50,949,792 -50,949,792 50,949,792 -50,949,792 -50,949,792 -308,296,484
Free cash flow to Equity -289,785,729 0 104,415,619 -5,776,627 4,177,878 13,524,006 22,712,164 32,093,293 41,675,155 51,465,829 61,473,716 1,346,838,901
Add back: Financial Interest 0 0 56,083,926 60,851,059 56,520,327 52,189,595 47,858,863 43,528,130 39,197,398 34,866,666 30,535,933 26,205,201
Add back: Debt issuance / (repayment) -253,113,250 -358,284,250  -56,083,926 50,949,792 50,949,792 50,949,792 50,949,792 50,949,792 50,949,792 50,949,792 50,949,792 308,296,484
Free cash flow to Firm -542,898,979 -358,284,250 104,415,619 106,024,224 111,647,997 116,663,392 121,520,818 126,571,215 131,822,345 137,282,286 142,959,441  1,681,340,586
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Financial Consultancy License

Ministry of Commerce
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Real Estate Consultancy License

Real Estate General Authority
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Company License

Real Estate Valuations
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Site Pictures
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Thank you

Contact Information

For more information or inquiries regarding this report, we will be glad to

respond fully via following contact information:

Q 0596070333

. info@daralgias.com

P @Daralgias
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