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Independent auditor’s report on review of condensed interim 
financial statements 

 

To the Unitholders of the SNB Capital Real Estate Fund  
 

Introduction   

We have reviewed the accompanying 30 June 2026 condensed interim financial statements of the SNB 
Capital Real Estate Fund (the “Fund”), managed by the SNB Capital Company (the “Fund Manager”), 
which comprises: 
 

• the condensed statement of financial position as at 30 June 2026; 

• the condensed statement of profit or loss and other comprehensive income for the six-month period 
ended 30 June 2026; 

• the condensed statement of changes in net assets attributable to the Unitholders for the six-month 
period ended 30 June 2026; 

• the condensed statement of cash flows for the six-month period ended 30 June 2026; and  

• the notes to the condensed interim financial statements. 
 

The Fund Manager is responsible for the preparation and presentation of these condensed interim financial 
statements in accordance with IAS 34, ‘Interim Financial Reporting’ that is endorsed in the Kingdom of 
Saudi Arabia and to comply with the applicable provisions of the Real Estate Investment Funds Regulations 
issued by the Capital Market Authority and the Fund’s terms and conditions. Our responsibility is to express 
a conclusion on these condensed interim financial statements based on our review. 

Scope of review  

We conducted our review in accordance with the International Standard on Review Engagements 2410, 
‘Review of Interim Financial Information Performed by the Independent Auditor of the Entity’ that is 
endorsed in the Kingdom of Saudi Arabia. A review of condensed interim financial statements consists of 
making inquiries, primarily of persons responsible for financial and accounting matters, and applying 
analytical and other review procedures. A review is substantially less in scope than an audit conducted in 
accordance with the International Standards on Auditing that are endorsed in the Kingdom of Saudi Arabia, 
and consequently does not enable us to obtain assurance that we would become aware of all significant 
matters that might be identified in an audit. Accordingly, we do not express an audit opinion. 

Conclusion 

Based on our review, nothing has come to our attention that causes us to believe that the accompanying 30 
June 2026 condensed interim financial statements of the SNB Capital Real Estate Fund are not prepared, 
in all material respects, in accordance with IAS 34, ‘Interim Financial Reporting’ that is endorsed in the 
Kingdom of Saudi Arabia.  
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Independent auditor’s report on review of condensed interim 
financial statements 

 

To the Unitholders of the SNB Capital Real Estate Fund (continued) 
Emphasis of matter  

We draw attention to note 11 (f) of the condensed interim financial statements, which explains that the title 

deed with a carrying value of SAR 126.5 million related to one of the Fund’s real estate properties was 

revoked by the Supreme Court of the Kingdom of Saudi Arabia in 2021. Accordingly, the Fund Manager is 

maintaining an allowance thereagainst amounting to SAR 126.5 million representing the estimate of the 

loss expected to be incurred. Due to the significance of the foregoing matter and corresponding amount, 

the Fund Manager has suspended all unit subscription and redemption requests until resolution thereof. 

Our conclusion is not modified in respect of this matter. 

 
KPMG Professional Services Company 

 
 
Abdulaziz Mohammed Alawad 
License No. 712 
 

Date: 28 Safar 1448 H 
Corresponding to: 11 August 2026
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CONDENSED STATEMENT OF FINANCIAL POSITION  

As at 30 June 2026 

Expressed in Saudi Arabian Riyals ‘000 (unless otherwise stated) 

 

 
 

Notes 

30 June 

2026 

31 December 

2025 

  (Unaudited) (Audited) 

ASSETS    

    

Cash and cash equivalents 9 26  178 

    

Investments measured at fair value through profit or loss 

(FVTPL investments) 
10 5,572  5,538 

    

Development properties 11 64,492  67,175 

    

Other receivables  739  736 

    

Total assets  70,829  73,627 

    

LIABILITIES    

  15,989 16,150 

Other payables    

    

Net assets attributable to the Unitholders  54,840   57,477 

    

Units in issue in thousands (number)  17,580 17,580 

    

Net assets value per unit (SAR)  3.1195  3.2695 

    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The accompanying notes 1 to 17 form an integral part of these condensed interim financial statements 
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CONDENSED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE 

INCOME (UNAUDITED) 

For the six-month period ended 30 June 2026 

Expressed in Saudi Arabian Riyals ‘000 (unless otherwise stated) 

 
  For the six-month period 

ended 30 June 

 Note 2026 2025 
    
Unrealised gain on FVTPL investments   118  155 
    
Realised gain on FVTPL investments   16  -- 
    
Rebate income 12 18  21 

    
Total income   152 176  

    
(Charge) / reversal of net realizable value (NRV) write-down 
on development properties  (2,683) 442  
    
Auditor’s remuneration  (20) (20) 
    
Valuation fees  (26) (23) 
    
Custody fees  (30) -- 
    
Capital market authority fees  (4) (4) 
    
Tadawul fees  (3) (3) 
    

Other expenses  (23) (13) 

 
Total operating (loss) / income  

 
(2,789) 379 

    

(Loss) / profit for the period  (2,637)  555   

    

Other comprehensive income for the period  -- -- 

    

Total comprehensive (loss) / income for the period  (2,637)  555  

    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The accompanying notes 1 to 17 form an integral part of these condensed interim financial statements  
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CONDENSED STATEMENT OF CHANGES IN NET ASSETS ATTRIBUTABLE TO 

UNITHOLDERS 

For the six-month period ended 30 June 2026 

Expressed in Saudi Arabian Riyals ‘000 (unless otherwise stated) 

 

 
For the six-month period 

ended 30 June 

 2026 2025 

    

Net assets attributable to the Unitholders at the beginning of the 

period (Audited) 57,477 57,378 

   

Total comprehensive (loss) / income for the period (2,637)  555 

    

Net assets attributable to the Unitholders at the end of the period 

(Unaudited) 
 

54,840 

 

57,933  

   

 

UNIT TRANSACTIONS 

 

 For the six-month period 

ended 30 June 

 2026 2025 

 -----------Units in ‘000s-------- 
 

 

Units outstanding at the beginning and end of the period 

(Unaudited) 17,580 17,580 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The accompanying notes 1 to 17 form integral part of these condensed interim financial statements 
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CONDENSED STATEMENT OF CASH FLOWS (UNAUDITED) 

For the six-month period ended 30 June 2026 

Expressed in Saudi Arabian Riyals ‘000 (unless otherwise stated) 

 

  For the six-month period 
ended 30 June 

  2026 2025 

    
Cash flows from operating activities    

(Loss) / profit for the period  (2,637) 555 

    

Adjustments for:    

Charge / (reversal) of NRV write-down on development properties  2,683  (442) 

Unrealised gain on FVTPL investments  (118)  (155)  

Realised gain on FVTPL investments  (16) -- 

  (88)  (42)  

Net changes in operating assets and liabilities:    

FVTPL investments  100  -- 

Other payables  (161) 43  

Other receivables  (3) --  

Net cash (used in) / generated from operating activities 

 
(152) 1  

    

Net (decrease) / increase in cash and cash equivalents  (152) 1 

    

Cash and cash equivalents at the beginning of the period  178 127  

    

Cash and cash equivalents at the end of the period  26 128 

    

----   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The accompanying notes 1 to 17 form integral part of these condensed interim financial statements
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1. THE FUND AND ITS ACTIVITIES 

 

SNB Capital Real Estate Fund (the “Fund”) is an open-ended, Shariah compliant, real estate investment 

fund, managed by the SNB Capital Company (the “Fund Manager”), a subsidiary of the Saudi National 

Bank (the “Bank”), for the benefit of the Fund’s Unitholders. Al Bilad Capital Company acts as the 

custodian of the Fund.  

 

The Fund’s investment objective is to provide Unitholders with long term capital growth through 

acquiring, developing and selling residential, commercial and industrial land and existing buildings. The 

Fund invests surplus funds in real estate private equity, in shares of listed local real estate companies and 

in money market funds that conform to Shariah principles.  

 

The terms and conditions of the Fund were approved by the Capital Market Authority (“CMA”) on 16 

Shawwal 1427 H (corresponding to 7 November 2006). The Fund commenced its activities on 17 Dhul-

Hijjah 1427 H (corresponding to 7 January 2007). 

 

2. REGULATING AUTHORITY 

 

The Fund is governed by Investment Funds Regulations (“Regulations”) published by the CMA’s Board 

Resolution no. 1-219-2006 dated 3 Dhul Hijja 1427 H (corresponding to 24 December 2006) thereafter 

amended pursuant to the CMA’s Board Resolution no. 1-135-2025 dated 3 Jumada Al Thani 1447 H 

(corresponding to 24 November 2025) detailing requirements for all funds within the Kingdom of Saudi 

Arabia. 

 

3. BASIS OF ACCOUNTING 

 

These condensed interim financial statements of the Company have been prepared in accordance with 

International Accounting Standard - 34 "Interim Financial Reporting" ("IAS 34") as endorsed in the 

Kingdom of Saudi Arabia and other standards and pronouncements issued by the Saudi Organization for 

Chartered and Professional Accountants ("SOCPA") and comply with the applicable provisions of the 

Regulations and the Fund’s terms and conditions. 

 

These condensed interim financial statements do not include all information and disclosures required for 

a complete set of financial statements and should be read in conjunction with annual audited financial 

statements of the Fund as at and for the year ended 31 December 2025.  

 

4. BASIS OF MEASUREMENT AND PRESENTATION 

 

These condensed interim financial statements have been prepared on a historical cost convention using 

the accrual basis of accounting and going concern concept except for FVTPL investments and 

developmental properties which are recorded at fair value and lower of cost and net realizable value 

respectively. 

 

The Fund does not have a clearly identifiable operating cycle and therefore does not present current and 

non-current assets and liabilities separately in the condensed statement of financial position. Instead, 

assets and liabilities are presented in order of their liquidity. 

 

5. FUNCTIONAL AND PRESENTATION CURRENCY  

 

Items included in the condensed interim financial statements are measured using the currency of the 

primary economic environment in which the Fund operates (the “functional currency”). These condensed 

interim financial statements are presented in Saudi Arabian Riyals (“SAR”) which is the Fund’s 

functional and presentation currency and have been rounded off to the nearest thousand unless otherwise 

stated. 
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6. CHANGES IN THE FUND’S TERMS AND CONDITIONS 

 

During the period, there have been no significant changes to the terms and conditions of the Fund. 

 

7. CRITICAL ACCOUNTING JUDGEMENTS, ESTIMATES AND ASSUMPTIONS  

 

The preparation of condensed interim financial statements requires management to make judgements, 

estimates and assumptions that affect the application of accounting policies and the reported amounts of 

assets, liabilities, income and expenses. Actual results may differ from these estimates. The basis and the 

methods used for critical accounting judgements, estimates and assumptions adopted are consistent with 

those used in the preparation of the annual audited financial statements of the Fund for the year ended 31    

December 2025.  

 

8. MATERIAL ACCOUNTING POLICIES 

 

The material accounting policies applied in the preparation of these condensed interim financial 

statements are consistent with those used in the preparation of the annual audited financial statements of 

the Fund for the year ended 31 December 2025.   

 

a. Standards, interpretations and amendments thereof, adopted by the Fund 
 

Below amendments to accounting standards, interpretations and amendments became applicable for 

annual reporting periods commencing on or after 1 January 2026. The Fund Manager has assessed that 

the amendments have no significant impact on the Fund’s condensed interim financial statements. 

Standards / Amendments Description 

Amendments to IFRS 9 and IFRS 7 Classification and Measurement of 

Financial Instruments 

 

Annual improvements to IFRS – Volume 11 Annual improvements are limited to changes that either 

clarify the wording in an Accounting Standard or 

correct relatively minor unintended consequences, 

oversights or conflicts between the requirements in the 

Accounting Standards. 
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8. MATERIAL ACCOUNTING POLICIES (CONTINUED) 
 

b. Standards, interpretations and amendments issued but not yet effective 
 

Standards, interpretations and amendments issued but not yet effective up to the date of issuance of the 

Fund’s condensed interim financial statements are listed below. The Fund intends to adopt these standards 

when they become effective. 

 

 

 

Standards / Amendments 

 

 

Description 

Effective from 

periods beginning on 

or after the following 

date 

   

Amendments to IFRS 10 

and IAS 28 

Sale or contribution of assets between investor and 

its associate or joint venture 

 

Effective date 

deferred indefinitely 

IFRS 19 Subsidiaries without Public Accountability: 

Disclosures. 

 

1 January 2027 

IFRS 18 Presentation and Disclosure in Financial 

Statements.  

1 January 2027 

 

The above standards, interpretations and amendments, except for IFRS 18, are not expected to have a 

material impact on the Fund’s condensed interim financial statements. IFRS 18 will replace IAS 1, 

Presentation of Financial Statements, and introduces new requirements relating to income and expense 

classification as well as mandatory sub-totals within the statement of profit or loss, disclosure of 

management performance measure, and enhanced guidance of aggregation and disaggregation of 

financial information. The Fund is currently in the process of assessing the impact of IFRS 18 on its 

financial statements.  

 

9. CASH AND CASH EQUIVALENTS 

 

This comprises of balances held with Saudi National Bank – related party, in a current account, having 

Moody’s credit rating of Aa3 which is in line with globally understood definition of investment grade. 

 

10. FVTPL INVESTMENTS 

 

Equity investments measured at FVTPL include the following: 

 

  30 June 2026 

(Unaudited) 

31 December 2025 
(Audited) 

 Note Cost Fair value Cost Fair value 

      
Investment Fund managed by the Fund 
Manager a) 4,639 5,572  4,723 5,538 

 

a) During the period, the Fund sold investments amounting to SAR 0.1 million (31 December 2025: 

SAR 0.995 million) in SNB Capital Saudi Riyal Trade Fund. 
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11. DEVELOPMENT PROPERTIES 

 

Development properties comprise of the following: 

 

 

 

30 June  

2026 

31 December 

2025 

  (Unaudited) (Audited) 

    

Development land  64,492  67,175 

 

a) The Fund Manager has a Special Purpose Vehicle (“SPV”), Samba Real Estate Investment Company 

(the “SPV”), registered under Commercial Registration no. 1010715022 dated 23 Shawwal 1438 H 

(corresponding to 17 July 2017). The primary objective of the SPV is to retain and register real estate 

assets related to the Fund in its name.  
 
b) The title deeds of the land are registered in the name of the SPV. Since the Fund is the beneficial 

owner of this land, the land has been recorded in these condensed interim financial statements. 

 

c) The carrying value of development properties is as follows: 

 

  30 June 2026 (Unaudited) 

Property description Note 

 

Cost 

Net realizable 

value 

Carrying 

value 

     

Derab Riyadh f) 126,496 -- -- 

Knoz Jeddah  68,509 64,492  64,492  

  195,005 64,492  64,492  

 

  31 December 2025 (Audited) 

Property Description Note 

 

Cost 

Net realizable 

value 

Carrying  

Value 

     

Derab Riyadh f) 126,496 -- -- 

Knoz Jeddah  68,509 67,175 67,175 

  195,005 67,175 67,175 

 

d) The carrying value of development properties is further analysed as follows: 

 

 

  

30 June  

2026 

31 December  

2025  

  (Unaudited) (Audited) 

    

Development properties at cost  195,005 195,005 

    

Accumulated impairment loss    

Balance at the beginning of the period / year  (127,830) (128,612) 

(Charge) / reversal of NRV write-down on development 

properties  (2,683) 782 

Balance at the end of the period / year   (130,513)  (127,830)  

    

NRV of development properties  64,492 67,175 
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11. DEVELOPMENT PROPERTIES (CONTINUED) 

 

e) The fair value of development properties is based on the average valuation of two independent 

valuators, which are accredited valuers by Saudi Authority for Accredited Valuers (TAQEEM). 

The fair value of development properties has been considered a reasonable approximation of NRV 

as the components comprising NRV are not assessed to be material. 

 

Fair value of development properties is classified as Level 3 in the fair value hierarchy. The 

assumptions used in determining fair value of development properties are as follows: 

 

Valuer 

Key assumptions 

using in determining 

fair value in the 

current period 

Fair value  

As at 30 

June  

2026 

(Unaudited) 

As at 31 

December 

2025 

(Audited) 

Inter-relationship 

between key 

unobservable inputs 

and fair value 

measurement 

Al Taweel Real 

Estate Valuation 

Company 

(Aurisage) 

• Discount rate: 12%; 

• Sales period: 5 years 
 65,110  -- 

The estimated fair 

value would increase / 

(decrease) if: 

• The discount rates 

were lower / 

(higher); or 

• The sale period was 

lower / (higher). 

Qiam Valuation 
• Discount rate: 11%; 

• Sales period: 4 years  
 63,874  -- 

ValuStrat 
• Discount rate: 15%; 

• Sales period: 4 years 
-- 65,000 

Esnad Real 

Estate Valuation 

Company 

• Discount rate: 11%; 

• Sales period: 4 years 
-- 69,350 

     

Average of both valuations 64,492 67,175  

 

f) The Fund Manager on 23 March 2021 received a copy of the Supreme Court decision revoking a 

number of title deeds which included the title deed for the development property owned by the 

Fund located in Derab, Riyadh. 

 

The Fund Manager appointed a legal advisor and filed an appeal against the revocation order with 

the Appeal Committee. Consequently, the Fund Manager created an allowance against the value of 

the property representing the estimate of the loss expected to be incurred. Due to the significance 

of the foregoing matter and corresponding amount, the Fund Manager has suspended all unit 

subscription and redemption requests until resolution of the matter. 

 

In 2023, the Appeal Committee forwarded the case from the Ministry of Justice to the Royal Court. 

The Royal Court has corresponded with the Ministry of Justice to request certain clarifications, and 

the committee is currently preparing its study after receiving the clarifications. 
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12. RELATED PARTY TRANSACTIONS AND BALANCES 

 

The related parties of the Fund include the Fund Board, the Fund Manager, other funds managed by the 

Fund Manager, and the Saudi National Bank, being parent of the Fund Manager. 

 

Following are the details of transactions and balances with related parties not disclosed elsewhere in these 

condensed interim financial statements. 

 

Transactions with key management personnel 

 

The Fund is managed and administered by the Fund Manager. For these services, the Fund Manager is 

entitled to a management fee of 1% (2025: 1%) per annum of the Fund's daily net assets value as set out 

in the Fund’s terms and conditions. On 3 March 2021, the Fund Manager has waived management fees, 

therefore, no accrual has been made for management fees. The Fund Manager also waives management 

fees to the extent of the Fund's investments in other Funds managed by the Fund Manager. This is 

included in rebate income in the condensed statement of profit or loss and other comprehensive income. 

  

During the period, the Fund entered into the following transactions with the Fund Manager, other than 

those disclosed elsewhere in these condensed interim financial statements, in the ordinary course of 

business. These transactions were carried out on the basis of approved terms and conditions of the Fund.  

 

Related 

party 

Nature of 

transactions 

Amounts of transactions for the 

six-month period ended  

Payable / (receivable) 

balance as at 

30 June  

2026 

(Unaudited) 

30 June 

2025 

(Unaudited) 

30 June  

2026 

(Unaudited) 

31 December 

2025 

(Audited) 

SNB Capital 

Company 

Management fees -- -- 15,674  15,674 

Rebate income 18  21 (3) (3) 

 

13. FAIR VALUE MEASUREMENT  

 

Fair value is the price that would be received to sell an asset or paid to transfer a liability in an orderly 

transaction between market participants at the measurement date. The fair value measurement is based 

on the presumption that the transaction to sell the asset or transfer the liability takes place either: 
   
• In the principal market for the asset or liability, or 

• In the absence of a principal market, in the most advantageous market for the asset or liability. 
 
 

When available, the Fund measures the fair value of an instrument using the quoted price in an active 

market for that instrument. A market is regarded as active if transactions for the asset or liability take  

place with sufficient frequency and volume to provide pricing information on an on-going basis. The 

Fund measures instruments quoted in an active market at a market price, because this price is assessed to 

be a reasonable approximation of the exit price.  
   
If there is no quoted price in an active market, then the Fund uses valuation techniques that maximise the 

use of relevant observable inputs and minimise the use of unobservable inputs. The chosen valuation 

technique incorporates all of the factors that market participants would take into account in pricing a 

transaction. The Fund recognizes transfer between levels of fair value at the end of the reporting year 

during which the change has occurred. 
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13. FAIR VALUE MEASUREMENT (CONTINUED) 

 

The fair value hierarchy has the following levels: 
   
• Level 1: quoted prices (unadjusted) in active markets for identical assets or liabilities that the entity 

can access at the measurement date; 

• Level 2: inputs other than quoted prices included within Level 1 that are observable for the asset or 

liability, either directly or indirectly; and 

• Level 3: unobservable inputs for the asset or liability. 

Carrying amounts and fair value  

 

The following table shows the carrying amounts and fair values of financial instruments, including their  

levels in the fair value hierarchy. It does not include fair value information for financial assets and 

financial liabilities not measured at fair value if the carrying amount is a reasonable approximation of fair 

value. All fair value measurements below are recurring. 

 

 As at 30 June 2026 (Unaudited) 

 Carrying 

amount 

Fair value 

 Level 1 Level 2 Level 3 Total 

Financial assets measured at 

fair value 

    

 

      

FVTPL investments 5,572  -- 5,572  -- 5,572  

 
 As at 31 December 2025 (Audited) 

 
Carrying 
amount 

Fair value 

 Level 1 Level 2 Level 3 Total 

Financial assets measured at 
fair value 

    
 

      

FVTPL investments  5,538  -- 5,538  -- 5,538  

  

The Fund has classified investments in un-listed open-ended investment fund measured at FVTPL using 

unadjusted net assets value and classified them as level 2 as per the fair value hierarchy. During the 

period, there has been no transfer in fair value hierarchy. For other financial assets and liabilities, such as 

cash and cash equivalents, other receivables and other payables, the carrying values were determined to 

be a reasonable approximation of fair value due to their nature. 

 

14. LAST VALUATION DAY 

 

The last valuation day for the purpose of preparation of these condensed interim financial statements was 

30 June 2026 (2025: 31 December 2025). 
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15. IMPACT OF GEO-POLITICAL SITUATION 

 

Since 28 February 2026, the geopolitical situation in the Middle East has become increasingly volatile. 

The Fund Manager has assessed the potential impact of these developments on the Fund’s operations and 

financial position. 

  

The Fund holds investments in financial instruments, including investment funds, which are inherently 

exposed to fluctuations in market conditions. The ongoing geopolitical tensions may result in increased 

price volatility, reduced market liquidity, and greater uncertainty in fair value measurements. The Fund 

Manager continues to actively monitor market developments in determining the fair value of these 

financial assets; however, the extent and duration of the impact on the Fund’s investment portfolio 

remains uncertain. 

 

16. EVENTS AFTER THE END OF THE REPORTING PERIOD 

 

There was no event subsequent to the condensed statement of financial position date which required 

adjustment of or disclosure in the condensed interim financial statements or notes thereto.  

 

17. APPROVAL OF CONDENSED INTERIM FINANCIAL STATEMENTS 

 

These condensed interim financial statements were authorised for issue by the Fund Board on 26 Safar 

1448 H corresponding to 9 August 2026. 

 

 


