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MARCH 2024
Announced the final dividend for 2023, 
totaling AED 12.25 million. Combined 
with the interim dividend paid in 
August 2023, the overall annual 
dividend distribution touched AED 
24.5 million (AED 7.0 fils per unit), 
reflecting an annualized yield of 7.0%.

APRIL 2024
The rights issue concluded 
successfully, securing AED 180 million 
and increasing unitholders’ capital 
to over AED 530 million (including 
securities premium). The proceeds 
were earmarked for the acquisition of 
income generating educational assets, 
enhancing the portfolio.

JUNE 2024
Acquired 100% equity interest in 
Carnation Education LLC, the owner 
of real estate assets of Kent college 
Dubai, expanding its assets under 
management to nearly AED 1 billion.

AUGUST 2024
Announced AED 15.42 million interim 
dividend for H1 2024 (on the increased 
capital), up from AED 12.25 million in 
the previous period. Despite income 
from Carnation only accruing in H2 
2024, the Fund declared dividend of 
3.00 fils per unit (6%annualized yield 
on the increased capital).*

FY 2024 In Brief

ASSETS5
TOTAL  
ASSETS AED 1,055.6M

OCCUPANCY	 100%
NET  
ASSET VALUEAED 579.5M

NET  
PLOT AREASQ.FT. 2.2M

INVESTMENT 
PROPERTIESAED 993.0M

WAULT20+ Years

RETURN ON PAID 
UP CAPITAL (ROPC)12.1%

LTV47.5%

Y-O-Y GROWTH

PROFIT FOR 
THE YEAR

79.4% FY2024

FY2023

AED 62.0m

AED 34.5m

EARNINGS 
PER SHARE

22.2% FY2024

FY2023

AED 0.121

AED 0.099

LEASE 
REVENUE

45.3% FY2024

FY2023 AED 46.0m

AED 66.9m

2024

* A final dividend of AED 0.04 per unit has been announced on 19 March 2025 taking the average dividend distribution to 7.0% for 
full year 2024, which is in line with the target annualized distribution of 7.0%.
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STRATEGIC REVIEW
AL MAL CAPITAL REIT IN BRIEF THE FIRST REIT LISTED ON DFM

Fund Name

Fund Manager

Fund Address

Fund Life

Investment 
Characteristics

Al Mal Capital REIT

Al Mal Capital PSC

Office 901, 48 Burj Gate, Sheikh Zayed Road, UAE

Established for a period of 99 years

	� Acquire income generating real estate in high growth 
sectors such as education, healthcare and industrials

	� Ability to acquire onshore and offshore assets in the 
UAE, and the flexibility to acquire international assets

	� Target high occupancy and single let assets

	� Target tenants with strong credit profile

	� Sign-up long term lease arrangements with tenants

	� Secure income stream through balanced structuring

	� Triple net lease arrangements to minimize risks & 
optimize costs

PAGE   11

	� The Fund is a closed-ended REIT that invests in a diversified 
portfolio of income generating real estate assets and securities 
in the UAE, GCC and other countries outside the GCC

	� The Fund offers its investors access to an asset class with 
long-term fundamentals, through a strategy focused on 
investing in strong-performing sectors

Managed by a reputed Fund Manager with an 
experienced team and proven track record

Invest in Education, Healthcare and Industrial 
facilities through long-term lease structures

Supported by top-tier third party advisors & 
auditors

Target a diversified portfolio with attractive 
income and well-defined transaction structures
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EVOLUTION
SUMMARY OF KEY EVENTS

Licensed and 
approved by the 
UAE Securities 
and Commodities 
Authority

Listed on the DFM 
becoming the first  
REIT to be listed,  
raising AED 350 million 
in capital

Acquisition of 1st and 2nd 
asset in Ajman:
•	 Al Shola Private School
•	 Al Shola American 

School

Acquisition of 3rd and 
4th asset in Sharjah:
•	 Wesgreen School, 

Muwaliah
•	 Wesgreen School,  

Al Qaraein

Completion of Rights 
Issue – Raised AED 
180 million

Acquisition of 5th 
asset – Kent College in 
Dubai, through 100% 
acquisition of equity 
interest in Carnation 
Education LLC

DECEMBER 2020 JANUARY 2021 NOVEMBER 2021 FEBRUARY 2023 APRIL 2024 JUNE 2024

Announcement of  
first interim dividend for 

2022 to unitholders of 
AED 2.50 fils per unit. 

Annualized yield of 5.0%

Announcement of
final dividend for

2022 to unitholders of 
AED 2.75 fils per unit.

Annualized yield of 5.5%

Announcement of final
dividend for 2023 to

unitholders of AED 3.50 
fils per unit. 

Annualized yield of 7.0%

Announcement of
interim dividend for

2024 to unitholders of 
AED 3.00 fils per unit.

Annualized yield of 6.0%

Announcement of
final dividend for

2024 to unitholders of  
AED 4.00 fils per unit.

Full year FY 2024 yield of 7.0%

SEPTEMBER 2022 MARCH 2023 AUGUST 2023 MARCH 2024 AUGUST 2024 MARCH 2025

Listing, Capital Raises & Acquisitions 

Dividend Distribution

Announcement of
interim dividend for
2023 to unitholders

of AED 3.50 fils per unit.
Annualized yield of 7.0%
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Assets Location
Plot Area  

(sq.ft.)
% of Total Plot 
Area Owned

Al Shola Private School Tallah 2, Ajman 149,932 7%

Al Shola American 
School Tallah 2, Ajman 150,120 7%

Wesgreen International 
Private School

Muwaliah, 
Sharjah 1,065,626 47%

Wesgreen International 
Private School

Al Qaraein, 
Sharjah 308,106 14%

Kent College Dubai Nad Al Sheba, 
Dubai 563,950 25%

Total 2,237,734

7%
7%

47%
14%

25%

Al Shola 
Private School

Al Shola 
American School

Wesgreen International 
Private School, Muwaliah

Wesgreen International 
Private School, 

Al Qaraein

Kent College

2.2m sq.ft.

PORTFOLIO 
SUMMARY
As of 31st December 2024, the Fund held 5 educational 
assets in the UAE as follows:

AMCREIT owns an extensive 2.2 million sq.ft. of freehold and onshore 
land across five assets well spread across the three emirates of 
Ajman, Sharjah, and Dubai, demonstrating diversification.

Dubai

Ajman

UAE

Sharjah
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ASSETS

* As of February 2025

Year Started: 2019

Curriculum: UAE Ministry

Plot Area: 149,932 sq. ft.

Existing BUA: 247,118 sq. ft.

Ownership: Single Plot - owned

Al Shola Private School - Tallah 2, Ajman

Al Shola American School - Tallah 2, Ajman

1

2

Original Lease Term: 15 years 
(Option to renew)

Student Capacity: 2,300

Type: Triple net basis

Current students *: 2,331

Year Started: 2019

Curriculum: American

Plot Area: 150,120 sq. ft.

Existing BUA: 248,700 sq. ft.

Ownership: Single Plot - owned

Original Lease Term: 15 years 
(Option to renew)

Student Capacity: 2,200

Type: Triple net basis

Current students *: 1,332
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ASSETS

Wesgreen International Private School – Muwaliah, Sharjah

Wesgreen International Private School – Al Qaraein, Sharjah

3

4

Year Started: 2007

Curriculum: British

Plot Area: 308,106 sq. ft.

Existing BUA: 69,968 sq. ft.

Ownership: Single Plot - owned

Year Started: 1991

Curriculum: British

Plot Area: 1,065,626 sq. ft.

Existing BUA: 441,689 sq. ft. 
(includes staff accommodation built in 2018)

Ownership: Single Plot - owned

Original Lease Term: 30 years 
(Option to renew)

Student Capacity: 1,200

Type: Single net

Current students: The operator is 
considering rebranding the campus to 
a new school brand*

Original Lease Term: 30 years 
(Option to renew)

Student Capacity: 4,596

Type: Single net

Current students *: 3,455

* As of February 2025



PAGE   16

REPORT
ANNUAL

Year Started: 2016

Curriculum: British

Plot Area: 563,950 sq. ft.

Existing BUA: 339,062 sq. ft

Ownership: Single Plot - owned

Kent College – Nad Al Sheba, Dubai Al-Ain Road adjacent to Meydan South5

ASSETS

Original Lease Term: 25 years 
(Option to renew)

Student Capacity: 2,200

Type: Triple net basis

Current students *: 1,553

* As of February 2025
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Operating profit
for the year 

Profit before revaluation 
of investment properties 

Profit 
for the year

18.2 

39.5 

62.1 

18.9 24.7 

37.5 

19.9 

34.5 

62.0 

2022 2023 2024

Lease Revenue Net Property Income

23.1 

46.0 

66.9 

23.1 

44.8 

65.6 

2022

CAGR: 70% 

2023 2024

(Amounts in AED million) (Amounts in AED million)

ROPC 5.7% 9.9% 12.1%

Revenue Profitability

Lease revenue has increased from AED 23.1 million in 2022 to AED 66.9 
million in 2024, driven by portfolio expansion and the built-in lease rental 
escalations (within long-term lease agreements). The increase in net 
property income was aligned to the growth in portfolio and sustained 
operating efficiency.

Profitability has steadily improved from 2022 to 2024, driven by the 
incremental property income and an efficient cost structure. The 
increase in profit after revaluation reflects the strength of the leasing 
arrangements including the built-in lease rental escalations and strong 
real estate market conditions.
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Acquisition
of 2 schools

Jun-22 Dec-22 Jun-23 Dec-23 Jun-24 Dec-24

Acquisition
of 2 schools

Acquisition
of 1 school

300.0 301.0

578.0
578.0

989.0
993.0

(Amounts in AED million)

Investment Properties

Cash & Cash Equivalents* Other Current assets Current liabilities

Dec-22 Dec-23 Dec-24

5.6 

3.5 

11.354.3

46.0

62.6

2.1
15.8

37.4

48.7 42.5
51.3

(Amounts in AED million)

Working Capital

The REIT’s growth is driven by strategic acquisitions. The first acquisition 
of two schools valued at AED 300.0 million was followed by further two 
assets in February 2023, nearly doubling the portfolio to AED 578.0 
million. In June 2024, acquisition of the 5th asset further increased 
the portfolio, reinforcing the Fund’s expansion strategy. Investment 
properties were valued at AED 993.0 million as at 31st December 2024.

Current assets have grown steadily from 2022 to 2024, reaching AED 
62.6 million as of 31st December 2024, supported by a significant 
increase in the cash and cash equivalents. The current liabilities have 
increased in 2023 and 2024, commensurate to the growth in portfolio. 
The overall liquidity position remains strong due to the prudent working 
capital management, thus ensuring financial flexibility.

* Cash & cash equivalents include short term deposits.
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350.1 

350.1 

513.9 

16.4 

3.1 

15.8 

49.2 

353.2 

365.9 

579.5

Dec-22

Dec-23

Dec-24

Unitholders' Capital Securities Premium Retained Earnings

Equity
(Amounts in AED million)

245.0 245.4 

471.1 471.6 

42.5%42.4%

47.6% 47.5%

Jun-23 Dec-23 Jun-24 Dec-24

Borrowings* LTV

Borrowings & LTV
(Amounts in AED million)

Unitholders’ capital increased to AED 513.9 million 2024, following the 
capital raise. Retained Earnings have consistently grown, reflecting the 
REIT’s profitability and ability to generate sustainable returns.  Securities 
premium was the premium (AED 10 fils per unit) paid by the investors in the 
capital raise (over par value of AED 1 per unit), which highlighted investor 
confidence and willingness to participate in the growth of the Fund.

Borrowings have increased from AED 245.0 million as of 30th June 2023 
to AED 471.6 million by 31st December 2024, in line with the overall 
portfolio growth. Despite increased borrowings, the Loan-to-Value (LTV) 
ratio rose from 42.4% in June 2023 to 47.5% in December 2024 following 
the Carnation acquisition. The ratio remains well below 50.0% threshold, 
indicating prudent leverage management.

* Borrowings include bank borrowings and amounts due to related party. 
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351.2 353.2 365.7 365.9 

570.4 579.5 

1.00317 1.00897 1.04459
1.04512

1.10989
1.12761

Jun-22 Dec-22 Jun-23 Dec-23 Jun-24 Dec-24

Net asset value (AED millions) Net asset value per unit (AED)

2.50 2.75
3.50 3.50

3.00

4.00

5.0%
5.5%

7.0% 7.0%

6.0%

8.0%

2022
(Interim)

2022
(Final)

2023
(Interim)

2023 
(Final)

2024
(Interim)

2024
(Final)*

fils Per Unit Annualized Dividend Yield

NAV Dividend Yield & Distributions

Avg. 
5.25%

Avg. 
7.00%Avg. 

7.00%

The NAV grew from AED 351.2 million in June 2022 to AED 579.5 million 
in December 2024 on the back of the capital raise in April 2024 and 
acquisition of Carnation Education in June 2024. The NAV per unit 
increased from 1.00 in June 2022 to AED 1.11 in June 2024 and AED 1.13 
in December 2024, reflecting strong asset growth and profitability.

AMCREIT has maintained stable and attractive dividend payouts with 
a steady increase from an average of 2.63 fils per unit in 2022 to 3.5 
fils per unit in 2023 and 2024. In the year 2024, the interim and final 
dividends were paid on increased capital (post right issue). The average 
dividend yield has been consistently maintained at 7.0% for 2023 and 
2024, underscoring AMCREIT’s consistent income generation and 
ensuring sustainable returns to its unitholders.

*  This is declared and not paid.
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GLOBAL REIT MARKET OVERVIEW

	� Real Estate Investment Trusts (REITs) have become an established asset class, providing 
investors with liquid and diversified exposure to income-generating real estate. Since 
their introduction in the U.S. in the 1960s, REITs have expanded globally, with countries 
implementing regulatory frameworks to support market-driven real estate investments.

	� As of December 2023, 940 listed REITs operate globally with a combined $2.0 trillion market 
cap, up from 120 in two countries 30 years ago to over 40 today.1 The U.S. remains the largest 
and most mature market, hosting over 225 publicly traded REITs1 with the U.S. being the 
largest and most mature. European markets, including the UK, France, Germany, and the 
Netherlands, benefit from regulatory alignment, while the Asia-Pacific region, led by Japan, 
Singapore, and Australia, has seen notable growth. Emerging markets such as India, Brazil, 
and South Africa are also expanding REIT adoption.

	� The global REIT market continues to grow, with a projected CAGR of 3% from 2024 to 2029, 
growing by an estimated $372.8 billion2 in market value. Demand for logistics, industrial 
spaces, and specialized real estate continues to drive expansion, with REITs reporting a total 
return of 4.9% in 20241. Specialty real estate (35.9%), data centers (25.2%), and healthcare 
(24.2%)1 were among the strongest-performing sectors.

Source: 1 NAREIT; 2 Technavio Research 

REITs are increasingly focusing on specialization, innovation, and sustainability. Growth in AI and 
cloud computing has contributed to higher demand for data center REITs, while healthcare REITs 
remain a stable segment. The sector is expected to maintain steady growth in 2025, supported by 

structural shifts in real estate demand and evolving investment strategies.
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GCC & UAE MACRO OVERVIEW

Mega projects, infrastructure investments, and a growing private sector 
are contributing to GCC’s long-term economic expansion. Rising FDI and 

pro-business reforms further shape the region’s economic landscape. Within 
this, the UAE is positioned for continued economic expansion with its diverse 

economy, stable government finances, and a growing real estate market. 

Real GDP Growth in GCC Countries (%) 

0.4

3.6

1.7

4.04.1
4.5

GCC UAE

2023 2024F 2025F

Source: International Monetary Fund; Federal Competitiveness and Statistics Centre, UAE; CBUAE
Notes: F = forecast; UAE data for 2023 from Federal Competitiveness and Statistics Centre, and for 2024-
25 from CBUAE; The growth rate for the GCC is calculated as a weighted average of the member countries. 

Source: 1Ministry of Economy, UAE

	� The Gulf Cooperation Council (GCC) is an economic and trade hub, 
supported by abundant energy resources, strategic geographic 
positioning, and diversification efforts shaping its long-term growth 
trajectory.

	� Economic diversification efforts have contributed to stabilizing growth, 
with non-oil sectors such as financial services, manufacturing, trade, 
and tourism driving expansion.

	� Public sector investments have also supported this shift away from oil 
dependence.

	� While 2024 will see a moderate recovery, a rebound is anticipated in 
2025, driven by improved oil production and easing shipping disruptions.

	� The UAE economy grew steadily in 2024, with GDP increasing by 3.8% 
Y-o-Y in the first nine months of 2024, driven by the non-oil sector, 
which makes up 75% of the economy1.

	� The Central Bank of UAE (CBUAE) projects 4.0% GDP growth for 2024, 
supported by tourism, financial services, real estate, and transportation. 
Growth in 2025 is projected at 4.5%.

	� The World Bank and IMF both identify the non-oil sector as a key driver, 
projecting overall GDP growth at 3.3% and 4.0%, respectively, in 2024.
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UAE REAL ESTATE MARKET OVERVIEW

	� The UAE real estate market expanded in 2024 on the back of increasing demand 
and rise in prices across residential, commercial, retail, and industrial sectors, 
further supported by new regulatory measures. 

	� By the end of 2024, the UAE recorded a total real estate transaction value of 
around USD 243.2 billion (AED 893 billion) across the four Emirates – Abu Dhabi, 
Dubai, Sharjah, and Ajman – and over 331,300 transactions, of which 226,000 
took place in Dubai. 

	� Data from the Central Bank of UAE (CBUAE) shows strong real estate growth in 
9M 2024. Property prices rose by 11.1% YoY in Dubai and Abu Dhabi saw a 0.3% 
increase. Rents increased by 14.5% in Dubai and 4.2% in Abu Dhabi.

	� The real estate sector in UAE is expected to grow in 2025, driven by rising demand, 
institutional investments, and government support. 76 

80 
90 95 

48 50 

5.24%

5.33%

5.54%

5.67%
5.70%

5.68%

2020 2021 2022 2023 H1 2023 H1 2024

Real estate GDP
(AED bn)

% contribution

Supported by financial stability, tax benefits, and growing foreign interest, the 
market is projected to maintain high occupancy rates, increasing prices, and continued 

expansion.

UAE’s real estate GDP rose from USD 21.0 billion (AED 76 billion) in 2020 to USD 25.9 billion (AED 95 billion) in 2023, with its share of total GDP increasing from 
5.24% to 5.67%. In H1 2024, real estate GDP reached USD 13.6 billion (AED 50 billion), up from USD 13.1 billion (AED 48 billion) in H1 2023, indicating continued 
growth.1

Source: 1 Federal Competitiveness and Statistics Centre; 2 Real estate authorities across Abu Dhabi, Dubai, Sharjah, and Ajman

UAE Real Estate GDP
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THE UAE EDUCATION SECTOR: 

A Growing Hub of Opportunity

The UAE has made education a national priority, implementing strategic 
reforms and investments to build a knowledge-based economy.

Expanding Education Market

	� The UAE’s private K-12 market is set to grow from USD 7.17 billion 
in 2025 to USD 10.29 billion by 2030 (7.5% CAGR)1, driven by a rising 
expatriate population, increasing enrolments, and demand for 
international curricula.

	� British, American, and IB curricula remain top choices, attracting 
families who seek globally recognized education standards.

	� Dubai is increasing its education sector with a 25% increase in land 
for schools and 6% enrolment growth in 2024-25, reaching 387,441 
students across 227 schools2. 

UAE as a Higher Education Destination

	� The UAE’s higher education market, valued at USD 1.9 billion in 2024, 
is expected to grow to USD 2.9 billion by 2028 (10% CAGR), drawing 
students from South Asia, Africa, and the Middle East.3

	� Home to NYU Abu Dhabi, the University of Birmingham Dubai, and IIT 
Delhi - Abu Dhabi, the UAE has become an education hub, with 194,000+ 
international students3 in 2024.

	� The UAE’s economic environment provides internship and job 
opportunities for a workforce transition.

Government Policies Supporting Education

	� With 88.5%4 of its population being expatriates, the UAE has one of the 
most developed education markets in the GCC region.

	� The government encourages private investment with 100% foreign 
ownership5 and 10-year visas for educators2. It has an education 
budget of USD 3 billion in 20256, ranking high in proportion to national 
spending compared to the US, the UK, and Germany7.

Source: 1 Mordor Intelligence Report; 2 Knowledge and Human Development Authority (KHDA), Dubai; 3 EMI Report; 4 Global Media Insight; 5 Resolution by The UAE Cabinet on 2nd July, 2019; 6 Federal Budget by the Ministry 
of Finance, UAE; 7 Alpen Capital 



PAGE   27

REPORT
ANNUAL

Education as an Investment Sector

	� The UAE’s demand for international curricula and a high-income population 
position education as a preferred investment sector in the region.

	� The investment landscape remains active, with Brookfield announcing an 
agreement to become the lead investor in Dubai-based K12 education 
provider GEMS Education in June 2024, TA Associates acquiring a majority 
stake in AlephYa Education in September 2024, supporting its growth across 
the GCC region, and GFH Partners investing in Britus Education in November 
2024, expanding its education-focused portfolio.

	� The listing of Taaleem Holdings on DFM and Alef Education on Abu Dhabi 
Securities Exchange (ADX) indicates investor interest, while stable tuition 
revenues and capital appreciation continue to attract local and global 
investors.

The UAE’s education strategy aligns with Vision 2021, the National Strategy for 
Higher Education 2030, and Dubai’s Education Strategy E33. With steady enrolment 

growth, expanding educational institutions, and government policies supporting 
the sector, the UAE is expected to maintain its role in education and innovation.
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For the year ended 31 December
Notes 2024 AED’000 2023 AED’000

Income
Lease revenue 5 66,876 46,038
Property operating expenses (1,231) (1,260)
Net property income 65,645 44,778
Other income 3,901 -
Net income 69,546 44,778

Expenses
Management fees 10 (6,387) (4,491)
Other expenses 12 (1,066) (787)
Total expenses (7,453) (5,278)

Operating profit for the year 62,093 39,500
Finance income/(costs)

Finance income 3,356 1,958
Finance costs (27,939) (16,716)
Net finance costs (24,583) (14,758)

Profit before revaluation of investment properties 37,510 24,742
Unrealised gain on revaluation of investment properties 5 24,451 9,793
Profit for the year 61,961 34,535
Other comprehensive income - -
Total comprehensive income for the year 61,961 34,535

Earnings per unit
Basic and diluted profit per unit (AED) 0.121 0.099

AL MAL CAPITAL REIT AND ITS SUBSIDIARY
CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

The independent auditors’ report is set out on 
pages 29-30.

The notes on pages 35-50 are an integral part of 
these consolidated financial statements.
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The independent auditors’ report is set out on pages 29-30.

The notes on pages 35-50 are an integral part of these consolidated financial statements.

Notes

Number  
of units 
AED’000

Unitholders’ 
capital 

AED’000 

Securities 
premium  

AED’000

Retained 
earnings  
AED’000

Total 
AED’000

At 1 January 2023 350,064 350,064 - 3,139 353,203

Profit for the year - - - 34,535 34,535

Other comprehensive income - - - - -

Total comprehensive income for the year - - - 34,535 34,535

Dividends declared and paid 15 - - - (21,879) (21,879)

At 31 December 2023 350,064 350,064 - 15,795 365,859

Rights issued capital 163,826 163,826 - - 163,826

Securities premium - - 16,383 - 16,383

Profit for the year - - - 61,961 61,961

Transaction costs on rights issue of shares - - - (891) (891)

Other comprehensive income - - - - -

Total comprehensive income for the year - - - 61,070 61,070

Dividends declared and paid 15 - - - (27,669) (27,669)

At 31 December 2024 513,890 513,890 16,383 49,196 579,469

AL MAL CAPITAL REIT AND ITS SUBSIDIARY
CONSOLIDATED STATEMENT OF CHANGES IN UNITHOLDERS’ EQUITY
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AL MAL CAPITAL REIT AND ITS SUBSIDIARY
CONSOLIDATED STATEMENT OF CASH FLOWS

The independent auditors’ report is set out on 
pages 29-30.

The notes on pages 35-50 are an integral part of 
these consolidated financial statements.

For the year ended 31 December
Notes 2024 AED’000 2023 AED’000

Cash flows from operating activities
Profit for the year 61,961 34,535
Adjustments for:

Unrealised gain on revaluation of investment properties 5 (24,451) (9,793)
Finance income (3,356) (1,958)
Finance cost 27,939 16,716

Operating cash flows before changes in working capital 62,093 39,500
Changes in working capital:

Change in receivables and other assets (7,768) (3,902)
Change in due from a related party (41) -
Change in due to a related party (3) (1,397)
Change in payables and other liabilities (11,157) 15,089

Net cash generated from operating activities 43,124 49,290

Cash flows from investing activities
Acquisition of subsidiary, net of cash acquired 5,9 (163,549) -
Purchase of investment properties 5 - (267,207)
Movement in short term deposits (3,893) (22,562)
Finance income received 3,356 1,958

Net cash used in investing activities (164,086) (287,811)

Cash flows from financing activities
Proceeds from rights issue 179,318 -
Proceeds from bank borrowings 9 - 245,000
Proceeds from loan due to a related party - 105,000
Repayment of loan due to a related party - (105,000)
Finance costs paid (25,780) (13,312)
Dividends paid to the unitholders 15 (27,669) (21,879)

Net cash generated from financing activities 125,869 209,809

Net increase/(decrease) in cash and cash equivalents 4,907 (28,712)

Cash and cash equivalents at beginning of the year 19,990 48,702
Cash and cash equivalents as at 31 December 7 24,897 19,990
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1 Legal status and activities 

Al Mal Capital REIT (the “Fund” or the “Parent”) is a public closed ended real 
estate investment fund. The Fund was incorporated in the United Arab 
Emirates (“UAE”) on 15 December 2020 for a period of 99 years pursuant to 
the provisions of the Securities and Commodities Authority (“SCA”) Board of 
Directors’ Chairman Decision No. 9/R.M of 2016 (Currently, 01/RM of 2023) 
Concerning the Regulations as to Investment Funds (“Fund Regulations”) 
and the SCA Administrative Decision No. 6/RT of 2019 Concerning Real 
Estate Investment Fund Controls (the “REIT Regulations”). 

The consolidated financial statements for the year ended 31 December 
2024 comprise the Fund, and its fully owned subsidiary Carnation Education 
LLC (the “Company”) acquired by the Fund on 27th June 2024 (collectively 
referred to as the “Group”). The Company incorporated in Dubai, United 
Arab Emirates primarily owns real estate educational assets, including 
freehold land and a school campus and a corresponding mortgage.

The Fund is listed and traded on the Dubai Financial Market (the “DFM”) and 
is primarily involved in investing in income generating real estate assets, 
including real estate of educational facilities, health facilities, and industrial 
assets across the United Arab Emirates and the Gulf Cooperation Council 
(“GCC”), thereby providing the Unitholders with an attractive annual return 

AL MAL CAPITAL REIT AND ITS SUBSIDIARY
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS FOR THE YEAR ENDED 
31 DECEMBER 2024

through dividend distribution. The Fund is mandatorily required as per the 
REIT Regulations to distribute 80% of its annual realised net profit to the 
Unitholders, payable annually.

Al Mal Capital PSC is the fund manager (the “Fund Manager”) that manages 
the Fund’s investments. The Fund Manager is a Private Stockholding 
Company incorporated in the United Arab Emirates. The Fund Manager 
is a subsidiary of Dubai Investments PJSC, a company listed on the Dubai 
Financial Market (the “DFM”).

Dubai Investments PJSC is the parent (the “Ultimate Parent Company”) and 
the controlling party of the Fund and has an effective holding of 76.29% of 
the Fund’s units. 

The registered address of the Company is P.O. Box 119930, Dubai, UAE.

Implementation of UAE Corporation Tax Law and application of IAS 12 Income 
Taxes

On 9 December 2022, the United Arab Emirates (UAE) Ministry of Finance 
(“MoF”) released Federal Decree-Law No 47 of 2022 on the Taxation of 
Corporations and Businesses, Corporate Tax Law (“CT Law”) to enact a new 
CT regime in the UAE. The new CT regime became effective for accounting 
periods beginning on or after 1 June 2023.
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The Group has assessed the applicability of the exemption available for a 
Qualifying Investment Fund under Article 10 and Article 4(1)(h) of the CT Law 
for the Fund and its wholly owned subsidiary and has noted all the criteria 
for the exemption are met and subsequently submitted the application 
for availing the exemption from the Federal Tax Authority (“FTA”). As at 31 
December 2024 the Group concluded that there is no potential current 
or deferred tax impact since the exemption conditions were met and the 
Group will continue to monitor the final approval from the FTA.

2 Material accounting policies

The material accounting policies applied in the preparation of these 
consolidated financial statements are set out below. These policies have 
been consistently applied unless otherwise stated.

2.1 Basis of preparation
The consolidated financial statements have been prepared on a going 
concern basis and is in accordance with and comply with International 
Financial Reporting Standards (“IFRS Accounting Standards”) as issued by 
the International Accounting Standards Board (IASB) and interpretations 
developed by the IFRS Interpretations Committee (IFRIC Interpretations).

The consolidated financial statements of the Group have been prepared 
on the historical cost basis, except for investment properties which are 
measured at fair value.

The preparation of the consolidated financial statements in conformity with IFRS 
Accounting Standards requires the use of certain critical accounting estimates. 
It also requires the Fund Manager to exercise its judgment in the process of 
applying the Group’s accounting policies. The areas involving a higher degree of 
judgment or complexity, or the areas where the assumption and estimate are 
significant to the consolidated financial statements are disclosed in Note 4.

a.	 Relevant new and revised IFRS applied with no material effect on 
the consolidated financial statements

The following new and revised IFRS, which became effective for annual 
periods beginning on or after 1 January 2024, do not have any material 
impact on the Group’s consolidated financial statements.

New standards and significant amendments to 
standards applicable to the Group

Effective 
Date

Amendments to IAS 1, Presentation of financial 
statements on classification of liabilities

The narrow-scope amendments to IAS 1 ‘Presentation of 
Financial Statements’ clarify that liabilities are classified 
as either current or non-current, depending on the 
rights that exist at the end of the reporting period. 
Classification is unaffected by the expectations of the 
entity or events after the reporting date (e.g. the receipt 
of a waiver or a breach of covenant). The amendments 
also clarify what IAS 1 means when it refers to the 
‘settlement’ of a liability. The amendments could affect 
the classification of liabilities, particularly for entities 
that previously considered management’s intentions to 
determine classification and for some liabilities that can 
be converted into equity.

1 January 
2024
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New standards and significant amendments to 
standards applicable to the Group

Effective 
Date

Amendment to IAS 1 – Non-current liabilities with 
covenants

These amendments clarify how conditions with which 
an entity must comply within twelve months after the 
reporting period affect the classification of a liability.

1 January 
2024

Amendment to IFRS 16 – Leases on sale and leaseback

These amendments include requirements for sale and 
leaseback transactions in IFRS 16 to explain how an 
entity accounts for a sale and leaseback after the date 
of the transaction. Sale and leaseback transactions 
where some or all the lease payments are variable lease 
payments that do not depend on an index or rate are 
most likely to be impacted.

1 January 
2024

Amendments to IAS 7 and IFRS 7 - Supplier Finance 
Arrangement

The amendments introduce two new disclosure 
objectives – one in IAS 7 and another in IFRS 7 – for a 
company to provide information about its supplier 
finance arrangements that would enable users (investors) 
to assess the effects of these arrangements on the 
company’s liabilities and cash flows, and the company’s 
exposure to liquidity risk.

1 January 
2024

New standards and significant amendments to 
standards applicable to the Group

Effective 
Date

Amendments to IAS 21 - Lack of Exchangeability

The amendments contain no specific requirements for 
estimating a spot rate. Therefore, when estimating a spot 
rate a company can use an observable exchange rate 
without adjustment or another estimation technique. 
Under the amendments, companies will need to provide 
new disclosures to help users assess the impact of using 
an estimated exchange rate on the financial statements. 
These disclosures might include the nature and financial 
impacts of the currency not being exchangeable, the spot 
exchange rate used, the estimation process and risks to 
the company because the currency is not exchangeable.

1 January 
2025

Amendments to IFRS 9 and IFRS 7 - Classification of 
financial assets

Under the amendments, certain financial assets including 
those with ESG-linked features could now meet the SPPI 
criterion, provided that their cash flows are not significantly 
different from an identical financial asset without such 
a feature. The amendments also include additional 
disclosures for all financial assets and financial liabilities 
that have certain contingent features that are not related 
directly to a change in basic lending risks or costs and are 
not measured at fair value through profit or loss.

1 January 
2026

b.	 New and revised IFRSs issued but not yet effective
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2.2  Foreign currency translation

a.	 Functional and presentation currency

These consolidated financial statements are presented in United Arab 
Emirate Dirham (“AED”), which is the Fund’s functional currency. All amounts 
have been rounded to the nearest thousand, unless otherwise indicated.

b.	 Transactions and balances

Foreign currency transactions are translated into the functional currency 
using the exchange rates prevailing at the dates of the transactions or 
valuation where items are re-measured. Foreign exchange gains and losses 
resulting from the settlement of such transactions and from the translation 
at year-end exchange rates of monetary assets and liabilities denominated 
in foreign currencies are recognised in the statement of profit or loss and 
other comprehensive income.

2.3  Investment properties
Properties that are held for long-term rental yields or for capital appreciation 
or both, and that are not occupied by the Group, are classified as investment 
properties. Investment properties also include properties that are being 
constructed or developed for future use as investment properties.

Investment properties are measured initially at their cost, including related 
transaction costs and where applicable, borrowing costs.

Cost includes expenditure that is directly attributable to the acquisition of the 
investment property. The cost of self-constructed investment properties includes 
the cost of materials and direct labour, any other costs directly attributable to 
bringing the investment properties to a working condition for their intended use 
and capitalized borrowing costs.

New standards and significant amendments to 
standards applicable to the Group

Effective 
Date

IFRS 18 - Presentation and Disclosure in Financial 
Statements

IFRS 18 will replace IAS 1 - ‘Presentation of Financial 
Statements’ and applies for annual reporting periods 
beginning on or after 1 January 2027. The new standard 
introduces the following new key requirements:

	� Entities are required to classify all income and 
expenses into five categories in the statement 
of profit or loss, namely the operating, investing, 
financing, discontinued operations and income tax 
categories. Entities are also required to present a 
newly defined operating profit subtotal. Entities’ net 
profit will not change.

	� Management defined performance measures 
(“MPMs”) are disclosed in a single note in the financial 
statements.

	� Enhanced guidance is provided on how to group 
information in the financial statements.

In addition, all entities are required to use the operating 
profit subtotal as the starting point for the statement of 
cash flows when presenting operating cash flows under 
the indirect method.

1 January 
2027

The Group is currently assessing the impact of these standards, 
interpretations and amendments on the future consolidated financial 
statements and intends to adopt these, if applicable, when they become 
effective.
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After initial recognition, investment properties are carried at fair value.

Changes in fair values are recognised in the statement of profit or loss and other 
comprehensive income. Investment properties are derecognised when they 
have been disposed of.

Any gain or loss on disposal of investment properties (calculated as the 
difference between the net proceeds from disposal and the carrying amount of 
the property) are recognised in profit or loss.

2.4  Offsetting financial instruments
Financial assets and liabilities are offset and the net amount reported in the 
balance sheet when there is a legally enforceable right to offset the recognised 
amounts and there is an intention to settle on a net basis or realise the asset 
and settle the liability simultaneously. The legally enforceable right must 
not be contingent on future events and must be enforceable in the normal 
course of business and in the event of default, insolvency or bankruptcy of 
the Group or the counterparty.

2.5  Financial assets

i.	 Classification

The Group classifies its financial assets in the following measurement 
categories:

	� those to be measured subsequently at fair value (either through other 
comprehensive income (“OCI”), or through profit or loss); and 

	� those to be measured at amortised cost.

The classification depends on the Group’s business model for managing the 
financial assets and the contractual terms of the cash flows.

For assets measured at fair value, gains and losses will either be recorded in 
profit or loss or OCI. For investments in equity instruments that are not held 
for trading, this will depend on whether the Group has made an irrevocable 
election at the time of initial recognition.

The Group reclassifies debt investments when and only when its business 
model for managing those assets changes.

Classification of financial assets at amortised cost

The Group classifies its financial assets as at amortised cost only if both of 
the following criteria are met:

	� The asset is held within a business model whose objective is to collect 
the contractual cash flows; and 

	� The contractual terms give rise to cash flows that are solely payments 
of principal and interest.

Classification of financial assets at fair value through other comprehensive income

Financial assets at fair value through other comprehensive income (FVOCI) 
represents receivables where the contractual cash flows are solely payments 
of principal and interest and the objective of the Group’s business model is 
achieved both by collecting contractual cash flows and selling financial assets.

Following are the Group’s financial assets carried at amortised cost:

	� Cash and cash equivalents: Cash and cash equivalents include balances 
in current accounts and short-term deposits held with banks.

	� Receivables and other assets: Receivables and other assets are 
recognised initially at the amount of consideration that is unconditional 
unless they contain significant financing components, when they are 
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recognised at fair value. If collection is expected in one year or less (or in 
the normal operating cycle of the business if longer), they are classified 
as current assets. If not, they are presented as non-current assets.

ii.	 Recognition and derecognition

Regular purchases and sales of financial assets are recognised on trade-
date, being the date on which the Group commits to purchase or sell the 
asset. Financial assets are derecognised when the rights to receive cash flows 
from the financial assets have expired or where the Group has transferred 
substantially all risks and rewards of ownership.

iii.	 Measurement

At initial recognition, the Group measures a financial asset at its fair value plus, 
in the case of a financial asset not at fair value through profit or loss (“FVPL”), 
transaction costs that are directly attributable to the acquisition of the financial 
asset. Transaction costs of financial assets carried at FVPL are expensed in the 
statement of profit or loss and other comprehensive income.

The fair values of financial assets approximate their carrying values as the 
impact of discounting is not significant.

Financial assets with embedded derivatives are considered in their entirety 
when determining whether their cash flows are solely payment of principal 
and interest.

iv.	 Impairment of financial assets

The Group has the following significant types of financial assets that are 
subject to IFRS 9 expected credit loss (“ECL”) model

	� Cash and cash equivalents; and

	� Receivables and other assets.

Financial assets are written-off, in whole or in part, when the Group has 
exhausted all practical recovery efforts and has concluded that there is no 
reasonable expectation of recovery. Subsequent recoveries of amounts 
previously written off are credited against the same line item.

Cash and cash equivalents are also subject to the impairment requirements 
of IFRS 9, however the identified impairment loss was immaterial.

The Group monitors all financial assets to assess whether there has been a 
significant increase in credit risk since initial recognition. If there has been 
a significant increase in credit risk the Group measures the loss allowance 
based on lifetime expected credit loss model.

In assessing whether the credit risk on the consolidated financial statements 
has increased significantly since initial recognition, the Group considers both 
quantitative and qualitative information that is reasonable and supportable, 
including historical experience and forward-looking information.

2.6  Financial liabilities
The Group recognises a financial liability when it first becomes a party to 
the contractual rights and obligations in the contract. A financial liability is 
derecognised when the obligation under the liability is discharged or cancelled or 
expires. Financial liabilities are recognised initially at fair value and subsequently 
at amortised cost using the effective interest method.

2.7  Cash and cash equivalents
Cash and cash equivalents include short term deposits and cash held with banks.

2.8  Unitholders’ capital
The Fund has a limited life of 99 years from the date of establishment and being 
a closed ended fund, the Unitholders can trade these units on the DFM but do 
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not have the right to withdraw or redeem their units. In accordance with the REIT 
regulations, the Fund is required to distribute to Unitholders not less than 80% 
of its annual realised net profit. Distributions to the Unitholders are recognised 
in the statement of changes in unitholders’ equity. 

2.9  Finance income
Finance income is recognised on a time-proportionate basis using the 
effective interest method. Interest income includes interest from cash and 
cash equivalents and short term deposits. 

2.10  Finance cost
Finance cost is recognised in profit or loss using the effective profit method. 
The effective profit rate is the rate that exactly discounts the estimated future 
cash payments and receipts through the expected life of the financial asset 
or liability (or, where appropriate, a shorter period) to the carrying amount of 
the financial asset or liability. When calculating the effective profit rate, the 
Group estimates future cash flows considering all contractual terms of the 
financial instrument, but not future credit losses.

The calculation of the effective profit rate includes all fees paid or received 
that are an integral part of the effective profit rate. Transaction costs include 
incremental costs that are directly attributable to the acquisition or issue of a 
financial asset or liability. Finance cost presented in the statement of profit or 
loss and other comprehensive income comprise financing cost of borrowing.

2.11 Leases
When the Group acts as a lessor, it determines at the lease commencement 

whether each lease is a finance lease or an operating lease. The Group 
makes an overall assessment of whether the lease transfers to the lessee 
substantially all of the risks and rewards incidental to ownership of the 
underlying asset. As part of this assessment, the Group considers certain 
indicators such as whether the lease is for a major part of the economic life 
of the asset. 

When assets are leased out under an operating lease, the asset is included 
in the balance sheet based on the nature of the asset.

Lease revenue from operating leases comprises of rental income from 
tenants. Lease revenue from operating leases is recognised on a straight-
line basis over the lease term. When the Group provides incentives to its 
tenants, the cost of the incentives is recognised over the lease term, on a 
straight-line basis, as a reduction of lease revenue.

Under sale and leaseback transaction, the Group first considers whether 
the initial transfer of the underlying asset from the seller-lessee to the 
buyer-lessor is a sale. The buyer-lessor will recognise the underlying asset 
and apply the lessor accounting model to the leaseback in case the initial 
transfer is a sale. 

Lease classification is made at the inception of the lease. Lease classification 
is changed only if, at any time during the lease, the parties to the lease 
agreement agree to change the provisions of the lease in a way that it would 
have been classified differently at inception had the changed terms been in 
effect at that time. The revised agreement is considered as a new agreement 
and accounted for prospectively over the remaining term of the lease.
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2.12  Borrowings
Borrowings are initially recognised at fair value, net of transaction costs incurred. 
Borrowings are subsequently measured at amortised cost. Any difference 
between the proceeds (net of transaction costs) and the redemption amount is 
recognised in profit or loss over the period of the borrowings using the effective 
interest method. Fees paid on the establishment of loan facilities are recognised 
as transaction costs of the loan to the extent that it is probable that some or all 
of the facility will be drawn down. In this case, the fee is deferred until the draw-
down occurs. To the extent there is no evidence that it is probable that some or 
all of the facility will be drawn down, the fee is capitalized as a prepayment for 
liquidity services and amortised over the period of the facility to which it relates.

2.13 Basis of consolidation - Subsidiaries
Subsidiaries are entities controlled by the Group. The Group controls 
an entity when it is exposed to or has rights to, variable returns from its 
involvement with the entity and has ability to affect those returns through 
its power over the entity. The financial statements of the subsidiaries are 
included in the consolidated financial statements from the date on which 
control commences until the date on which control ceases.

Transactions eliminated on consolidation

Intra-group balances, and transactions, and any unrealised gains or losses 
arising from intra- group transactions, are eliminated in preparing the 
consolidated financial statements.

2.14 Earnings per share
The Group presents basic earnings per share (EPS) data for its ordinary 
shares. Basic EPS is calculated by dividing profit or loss attributable to 
ordinary shareholders of the Company by the weighted average number of 
ordinary shares outstanding during the period.

2.15 Operating segment
The Group has only one operating segment in the UAE. 

3 Financial risk management

3.1  Financial risk factors
The Group’s activities potentially expose it to a variety of financial risks: 
market risk (including foreign exchange risk, price risk, cash flow and fair 
value interest rate risk), credit risk and liquidity risk. 

The Group’s overall risk management programme focuses on the 
unpredictability of financial markets and seeks to minimize potential adverse 
effects on the Group’s financial performance.

a.	 Market risk

i.	 Foreign exchange risk

The Group does not have any significant exposure to foreign currency risk since 
the majority of the transactions are denominated in AED, US Dollar or other 
currencies, whereby the AED or other currencies are pegged to the US Dollar.

ii.	 Price risk

The Group has no significant exposure to price risk as it does not hold any 
financial instruments which are sensitive to price risk.

iii.	 Cash flow and fair value interest rate risk

The financial assets and liabilities exposed to interest rate fluctuations are 
short term deposits and bank borrowings. The Group Manager’s treasury 
ensures that deposits are maintained at the best prevailing market rate at 
the time of maintaining each deposit.
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Cash flow sensitivity analysis for variable rate instruments

The profit or loss is impacted by the sensitivity in interest rate changes. If 
the interest rates had been 50 basis points higher or lower and all other 
variables were held constant, the Group’s profit for the year would decrease 
or increase by AED 2.4 million (2023: AED 1.2 million).

b.	 Credit risk

The carrying amount of financial assets represents the maximum credit 
exposure. The maximum exposure to credit risk at the reporting date was:

Credit risk from balances with banks and other financial institutions is 

managed by the Fund Manager by maintaining funds with only approved 
and reputable counterparties with high credit rating. 

The recoverability of receivables and other assets is monitored on a regular 
basis. Management has performed an assessment and has determined 
that the impairment provision against these financial assets above would 
be immaterial.

c.	 Liquidity risk

Liquidity risk is the risk that the Group may not be able to generate sufficient 
cash resources to settle its obligations in full as they fall due or can only do 
so on terms that are materially disadvantageous.

Prudent liquidity risk Fund implies maintaining sufficient cash and 
marketable securities, the availability of funding through an adequate 
amount of committed credit facilities and the ability to close out market 
positions. Due to the dynamic nature of the underlying businesses, the 
Group aims to maintain flexibility in funding by keeping committed credit 
lines available as required.

The Group aims to maintain the level of cash and cash equivalents and other 
liquid investments at an amount in excess of expected cash outflows on 
financial liabilities. This excludes the potential impact of extreme circumstances 
that cannot reasonably be predicted, such as natural disasters.

2024 
AED’000

2023 
AED’000

Cash and cash equivalents Rating

A1 (Moody’s rating) 6,546 2,934

A2 (Moody’s rating) 4 14,818

A3 (Moody’s rating) 2,069 2,097

BBB+ (Fitch’s rating) 16,278 141

24,897 19,990

Short term deposits Rating

A3 (Moody’s rating) 20,000 20,000

BBB+ (Fitch’s rating) 6,455 2,562

26,455 22,562
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The following are the contractual maturities of financial liabilities, including 
estimated interest payments.

AED’000	�

3.2 Capital risk management
The Group’s objectives when managing capital are to safeguard its ability 
to continue as a going concern whilst seeking to maximise benefits to the 
Unitholders. The Group’s policy is to maintain a strong capital base so as 
to maintain investor, creditor and market confidence and to sustain future 
development of the business. The Fund Manager focuses on the return on 
capital, which is defined as profit for the year attributable to equity holders 
of the Fund divided by total unitholders’ equity. 

The Fund Manager seeks to maintain a balance between the higher returns 
that might be possible with higher levels of borrowing and the advantages 
and security afforded by a sound capital position.

3.3  Fair value estimation
The fair values of financial assets and financial liabilities measured at 
amortised cost at 31 December 2024 and 31 December 2023 are not 
materially different to their carrying amounts, since the interest receivable/
payable is either close to current market rates or the financial assets and 
liabilities are short-term in nature.

4 Use of estimates and judgments

The preparation of consolidated financial statements requires the Fund 
Manager to make judgments, estimates and assumptions that affect the 
application of accounting policies and the reported amounts of assets, 
liabilities, income and expenses. The areas involving a higher degree of 
judgment or complexity, or area where assumptions and estimates are 
significant to the consolidated financial statements are disclosed below:

31 December 2024

Carrying 
Value

AED’000

Within 
1 year

AED’000
1-5 year
AED’000

Above 
5 years
AED’000

Total
AED’000

Non-derivative 
financial liabilities
Bank borrowings 471,576 67,565 357,304 183,533 608,402

Payables and other 
liabilities

811 811 - - 811

472,387 68,376 357,304 183,533 60,9213

31 December 2023

Non-derivative 
financial liabilities
Bank borrowings 242,417 17,488 277,845 - 295,333

Due to a related party 3 3 - - 3

Payables and other 
liabilities

642 642 - - 642

243,062 18,133 277,845 - 295,978
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Valuation of investment properties 

For the determination of fair value of investment properties, the best evidence 
of fair value is normally given by current prices in an active market for similar 
property in the same location and condition and subject to similar lease and 
other contracts or bid prices for these properties. Alternatively, fair value can 
be determined based on the income approach (term and reversion), which 
derives value from the capitalisation of a property’s net income.

The Group recognises properties initially at cost, including related transaction 
costs. In accordance with IAS 40 ‘Investment Property’, the Group has elected to 
measure properties thereafter at the fair value, as determined by the independent 
valuers. The independent valuers used are not related to the Group and they 
hold recognised and relevant professional qualifications and experience in the 
location and category of the investment properties being valued.

The different levels for fair values of non-financial assets have been defined 
as follows: 

	� Level 1 - Quoted prices (unadjusted) in active markets for identical 
assets or liabilities.

	� Level 2 - Inputs other than quoted prices included within level 1 that are 
observable for the asset or liability, either directly (that is, as prices) or 
indirectly (that is, derived from prices). 

	� Level 3 - Inputs for the asset or liability that are not based on observable 
market data (that is, unobservable inputs).

The table below analyses non-financial assets measured at fair value at the 
end of the reporting period by the level in the fair value hierarchy into which 
the fair value measurement is categorised.

The Group’s policy is to recognise transfers into and transfers out of fair 
value hierarchy levels as at the end of the reporting period. There were no 
transfers between fair value levels during the year.

The potential impact on the fair valuation of the investment property 
should there be any changes in the values of key unobservable inputs used 
by the valuer is disclosed in Note 5.

5 Investment properties

Level 1
AED’000

Level 2
AED’000

Level 3
AED’000

Total
AED’000

31 December 2024
Investment properties

- - 993,000 993,000

31 December 2024
Investment properties

- - 578,000 578,000

2024 
AED’000

2023 
AED’000

Opening balance 578,000 301,000

Additions to investment properties during the year* 390,549 267,207

Unrealised gain on revaluation of investment 
properties

24,451 9,793

Balance at 31 December 993,000 578,000
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Investment properties comprise of two school campuses in Ajman, UAE (Al 
Shola Private School and Al Shola American Private School) and two school 
campuses in Sharjah, UAE (Wesgreen International Schools Muwaliah 
Campus and Al Qaraien Campus) and one school campus in Dubai, UAE 
(Kent College) (the “Properties”).

*On 27 June 2024 the Fund acquired 100% equity interest in Carnation 
Education LLC which primarily holds real estate assets comprising the 
freehold land and buildings with a total plot area of 564 thousand square 
feet and a built-up area of 334 thousand square feet and a corresponding 
mortgage. The Company has leased the land and buildings to an educational 
institution for a 25-year period (initially commenced in November 2017) 
with agreed lease rentals.

Lease revenue of AED 67 million has been recognised during the year 
(2023: AED 46 million).

Note 14 sets out a maturity analysis of the lease payments, showing the 
undiscounted lease payments to be received after the reporting date.

Valuation process

The properties were valued by an independent registered valuer (CBRE 
Dubai LLC) in accordance with the RICS Appraisal and Valuation Manual 
issued by the Royal Institute of Chartered Surveyors taking into account 
requirements of IFRS 13 ‘Fair Value Measurement’. For all investment 
properties, their current use equates to the highest and best use. Senior 
management review the valuations performed by the independent valuers 
for financial reporting purposes.

Valuation techniques underlying the Fund Manager’s estimation of fair value:

The valuation was determined using the investment method (term and 
reversion), which derives value from the capitalisation of a property’s net income. 

Significant unobservable inputs include:

If the equivalent yield was 0.5% higher/lower, the valuation would have 
been AED 63 million lower / AED 64 million higher (2023: AED 30 million 
lower / AED 33 million higher).

6 Receivables and other assets

2024 2023 

Initial yield 6.94% - 7.74% 6.97% - 8.13%

Reversionary yield 5.99% - 7.92% 7.95% - 11.32%

Equivalent yield 7.46% - 7.65% 7.25% - 7.62%

2024 
AED’000 

2023 
AED’000 

Rent receivable 10,773 2,918

Prepayments 189 96

Accrued income 290 -

Other receivables 1 471

11,253 3,485
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7 Short term deposits and cash and cash equivalents

For the purposes of the statement of cash flows, cash and cash equivalents 
comprise the following:

The effective interest rate for deposits with banks ranges from 3.9% to 4.5% 
(2023: 4.5% to 5.5%) per annum. At 31 December 2024 and 2023, bank balances 
were placed with local banks and a branch of an international bank.

8 Unitholders’ capital and Securities premium

Unitholders’ capital comprises of 513,890 thousand units of AED 1 each as 
at 31 December 2024 (2023: 350,064 thousand units of AED 1 each). On 
17 April 2024, the Fund allotted 163,826 thousand units of AED 1 each at a 
premium of AED 0.1 fils per unit aggregating to AED 180.2 million pursuant 
to a Rights issue.

9 Bank borrowings

Bank borrowings include two Islamic financing facilities (Corporate Ijara) 
amounting to AED 140 million and AED 105 million for a term of 5 years 
(inclusive of moratorium period of 2.5 years) and 3 years (inclusive of 
moratorium period of 3 years) respectively with a profit rate ranging from 
1 to 3-months EIBOR plus a fixed margin rate. These facilities are secured 
by first degree mortgage against the investment properties, assignment of 
lease proceeds and insurance on the investment properties.

*Additional borrowings during the year represent the Islamic financing 
facilities (Ijara) amounting to AED 227 million for a term of 10 years (inclusive 
of moratorium period of 2 years) with a profit rate of 3-months EIBOR plus a 
fixed margin rate of the subsidiary acquired during the year.

Short term deposits
2024 

AED’000 
2023 

AED’000 

Deposits with bank under lien (more than 3 
months maturity)

20,000 20,000

Other deposit under lien 6,455 2,562

26,455 22,562

Cash and cash equivalents
Cash at bank 9,740 5,349

Deposits with bank (3 months maturity and 

less)

15,157 14,641

24,897 19,990

2024 
AED’000 

2023 
AED’000 

Opening balance 242,417 -

Islamic financing received during the year - 245,000

Islamic finance acquired* 227,000 -

Transaction costs on financing - (5,987)

Net interest accrued 376 2,348

Amortisation of transaction cost 1,783 1,056

Balance at 31 December 471,576 242,417

Less: Current portion (32,838) -

Non-current 438,738 242,417
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10 Related party transactions and balances

Related parties comprise of the parent company, the Fund Manager and 
key management personnel and businesses which are controlled directly or 
indirectly, by the parent company, the Fund Manager or key management 
personnel. Related party transactions are entered at mutually agreed terms. 
The aggregate value of significant transactions with related parties during 
the year was as follows:

10.1  Related party transactions

The finance costs relate to a short term Wakala Financing amounting to AED 105 
million availed during the prior year from the Ultimate Parent Company with 
profit rate at 3-month EIBOR plus fixed profit margin rate which was repaid fully 
later during the prior year.

As per the prospectus and the Fund management agreement, the Fund 
Manager is entitled to the following:

	� Management fees: yearly management fees of 1.25% based on the last 
reported NAV, calculated and paid every three months.

	� Acquisition or disposition fee: 1% of the acquisition or disposition value 
of the assets acquired or disposed by the Fund.

	� Arrangement advisory fee: 1% of the debt or loan value for advising on 
loan and debt arrangements.

In all cases, the annual fees (the total of the above three fees) during the fiscal 
year shall not exceed 2.25% of the last reported NAV of the Fund calculated 
in the same fiscal year and before deduction of management fees.

10.2  Related party balances

2024 
AED’000 

2023 
AED’000 

Transactions with the Fund Manager

Management fees 6,387 4,491

Debt arrangement fee paid - 1,050

Asset acquisition fee paid for investment properties 3,950 2,650

Transactions with the Ultimate Parent Company

Finance costs - 4,849

2024 
AED’000 

2023 
AED’000 

Due to a related party

Fund Manager - 3

Due from a related party

Fund Manager 41 -
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11 Payables and other liabilities

12 Other expenses

13 Financial instruments by category

The table below sets out the Group’s classification of financial assets and 
liabilities and their carrying amounts as at 31 December 2024 and 2023.

2024 
AED’000 

2023 
AED’000 

Unearned rental income 2,362 14,876

Accrued expenses 811 642

Corporate tax payable 703 -

Other payables 725 240

4,601 15,758

At amortised cost
Financial assets

2024 
AED’000 

2023 
AED’000 

Receivables and other assets 11,064 3,389

Due from a related party 41 -

Short term deposits 26,455 22,562

Cash and cash equivalents 24,897 19,990

62,457 45,941

At amortised cost
Financial liabilities

2024 
AED’000 

2023 
AED’000 

Bank borrowings 471,576 242,417

Due to a related party - 3

Payables and other liabilities 811 642

472,387 243,062

2024 
AED’000 

2023 
AED’000 

Professional fees 348 454

Fund services fee 132 132

License and registration fees 45 62

Miscellaneous expenses 541 139

1,066 787
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14 Lease rentals

The Group leases out its investment properties under operating lease and 
the future minimum lease payments receivable under operating leases are 
as follows:

2024 
AED’000 

2023 
AED’000 

Within one year 69,247 38,645

After one year but not more than five 
years

338,563 165,619

More than five years 1,023,880 656,076

1,431,690 860,340

15 Dividend

On 14 March 2024, the Fund manager declared and paid AED 12.25 million 
(AED 0.0350 per unit) as the final dividend for the financial year 2023, this 
together with the AED 12.25 million (AED 0.0350 per unit) interim dividend 
paid in 16 August 2023 represents 99% (2023: 97%) of the Fund’s annual 
realised profit for the financial year 2023.

On 27 August 2024, the Fund manager declared and paid AED 15.42 million 
(AED 0.030 per unit) as the Interim dividend representing 41.1% of the 
annual realized profit for the financial year 2024. The Fund manager will 
propose a final dividend before end of March 2025 which, together with 
the above interim dividend, will represent at least 80% of the Fund’s annual 
realized profit for the financial year 2024 in order to comply with the profit 
distribution requirements of the REIT regulations.*

The above dividend distribution complies with the minimum profit 
distribution requirements of the REIT regulations.

16 Subsequent events

There have been no events subsequent to the statement of financial position 
date that would significantly affect the amounts reported in the consolidated 
financial statements as at and for the year ended 31 December 2024.

* A final dividend of AED 0.04 per unit has been announced on 19 March 2025 taking the average 
dividend distribution to 7.0% for full year 2024, which is in line with the target annualized 
distribution of 7.0%
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