
cushmanwakefield.com PROPERTY TIMES 1 

PROPERTY TIMES 

Q4 Real Estate Market Review 

Qatar Q4 2019 

 The launch of Qatar Rail services in Q4 provides substantially increased 
connectivity between the city’s residential, commercial and leisure districts 
providing a boost to real estate developments in proximity to the 37 metro stations

 Major infrastructure projects have been boosted by the announcement by the 
Ministry of Finance that 43% of total government expenditure in 2020 will be 
infrastructure related. This will include the proposed development of Sharq 
Crossing between Ras Abu Aboud and West Bay, which was relaunched in 
December

 Hamad International Airport’s extension has been formally announced. The
extension will initially increase capacity to 53 million passengers annually by 2022 
and will be followed by a second phase of expansion to provide for 60 million 
passengers. The increase in airport capacity will be a boost to the hospitality sector 
in Qatar in the coming years

 Qatar Free Zone Authority (QFZA) has announced that seven global companies 
including such players as Volkswagen and Thales Group will commence their 
operations in the free zones in the new year. The launch of QFZA is likely to
provide a much-needed boost to real estate demand in Qatar from international 
corporate occupiers

 There have been a number of announcements in Q4 regarding the strengthening 
of the industrial sector, including the expansion of the Small and Medium 
Enterprises Zone and development of the new Al Wukair Logistics Park, further 
improving infrastructure and accommodation for the warehouse and logistics 
sector

 The high concentration in new real estate development projects continues to put 
downward pressure on rents, as supply of residential, office and retail property 
surpasses the growth in demand.

Figure 1 

No. of real estate transactions in Qatar, Dec 2014 – Nov 2019

Source: MDPS 
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Economic Overview 

GDP growth is expected to increase to 2.3% in 

2020 due to an increase in gas output 

Oxford Economics forecasts 0% GDP growth for 2019 but it is 
projected to rise to 2.3% in 2020 in expectation of increased 
gas output. Ongoing investment in the run-up to FIFA World 
Cup 2022 is expected to further boost growth to an average of 
2.7% between 2021 and 2022.  

The 2020 oil price forecast by Oxford Economics is $64.5pb 
compared to the $55pb budgeted. The budget surplus is 
expected to decrease to 1.1% of GDP this year from 2.2% in 
2018 and is predicted to narrow to 0.8% in 2020. 

A positive medium-term impact on oil sector growth is 
projected as the moratorium on North Field gas projects has 
been lifted. There will be a 65% LNG capacity increase to 126 
million metric tonnes per annum (mtpa) by 2027. Gas 
production may be increased further in 2020 with the Barzan 
gas facility coming online. 

Moderate growth of 0.1% for the non-hydrocarbon sector is 
expected for 2019 despite infrastructure spending; however, in 
2020 growth may be below the 3.5% originally forecasted. 
Although the Purchasing Managers’ Index (PMI) increased to
48.3 in November, it remains below the level of 50 which 
indicates contraction.  

The Consumer Price Index (CPI) inflation was negative in 
November (-0.7%) and is likely to reflect -0.6% for the year. 
While CPI is below zero, prices are slowly rising; however, it is 
only expected to grow by approximately 1.1% in 2020. 

While banks have been resilient, their reliance on foreign 
funding is rising again due to the limited availability of retail 
deposits. Despite an improvement in the overall FX liquidity, 
the local equity market failed to hold onto its gains in 2019 after 
reaching 27% on a total return basis last year, outperforming 
both GCC and EM peers. 

(Economics Overview insight provided by Oxford Economics) 

Figure 2 

GDP (QAR billion) and real GDP growth (%), 2011 - 2018 

Source: MDPS/Oxford Economics 

Figure 3 

GDP hydrocarbon v non-hydrocarbon (QAR billion), 2011 - 

2018 

Source: MDPS/Oxford Economics 

Figure 4 

Real estate price index, Q1 2007 – Q4 2019 (base Q1 2009)

Source: QCB
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Office Market Overview
Vacancy rates increase as new supply in Lusail 
comes to the market 

Cushman & Wakefield’s research indicates that Qatar’s overall
purpose-built office supply is in the region of 4.8 million sq. m, 
approximately 45% of which is situated in West Bay and Lusail. 
We estimate that in excess of 230,000 sq. m was completed in 
the Marina district alone in 2019, which has already increased 
competition within the market. The vacancy rate across the 
prime office districts has increased to almost 32%. In 2020 a 
further 140,000 sq. m of Grade A accommodation is expected 
to come online in both Marina District and Energy City in 
Lusail. 

Oversupply in the office market has impacted rental rates 
throughout Doha. In order to build occupancy, rental levels in 
Lusail have been pitched at levels similar to secondary districts 
such as C-Ring Road and Old Salata.  Monthly rents for Lusail 
office accommodation are now typically between QAR 80 and 
QAR 110 per sq m, depending on the type of fit-out, size, 
quality of construction, and location. Rent-free incentives of at 
least one-month are also available in most buildings.  

As tenants migrate towards new office developments, older- 
stock in secondary and tertiary locations are now available at 
monthly rates between QAR 60 and QAR 70 per sq m. At the 
higher end of the market, offices in West Bay are now available 
for between QAR 110 and QAR 140 per sq m per month on the 
basis of ‘CAT A’ fit-out.

Service charges, which are predominantly based on 
operational expenses, have remained largely unchanged. As 
such, service charges now usually make up a higher proportion 
of a tenant’s occupancy costs - especially in the higher-quality
buildings.  

Demand for offices through 2019 has mainly been focused on 
smaller floorplates of approximately 250 to 350 sq m. This 
demand predominantly comes from the Professional Services 
and the Financial sectors. While demand from government 
bodies accounted for 39% of the overall area required, this 
related to a small number of requirements in excess of 20,000 
sq m. Demand from within the Oil & Gas sector has reduced 
since a high of 257,000 sq m in 2012. Cushman & Wakefield 
have dealt with seven office requirements within the Oil & Gas 
sector in 2019, with an average size of 2,600 sq m.   

The office market is likely to see a shift in demand dynamics 
following the opening of the Doha Metro and the upcoming 
Lusail Light Rail network, which is expected to open in 2020. 
We anticipate buildings with immediate connectivity to the rail 
network will experience greater tenant demand and are more 
likely to maintain occupancy rates and increase their rental 
levels over time. 

Figure 5 

Office demand by sector in 2019 

Source: Cushman & Wakefield 

Figure 6 

Grade A office supply (million sq. m) and availability (%), 

2013 – Q3 2019

Source: Cushman & Wakefield 

Figure 7 

Office rents by district (QAR/sq. m/month), 2013 – Q4 2019
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Residential Market Overview 

Rents stabilise in many prime locations despite a 
large supply pipeline 

Based on statistics released by The Statistics Authority, the 
overall number of residential sales in October and November 
fell by 6% on the equivalent period last year; however, the 
overall value of sales transacted increased by 37%. This 
indicates that more high-value properties, such as villas, were 
sold during this period.  

The first residential building in Msheireb Downtown enjoyed a 
successful launch in Q4, achieving full occupancy on release. 
The next phase of residential apartments has now been 
launched with two and three-bedroom apartments available to 
lease at rents starting from QAR 14,000 and QAR 16,000 per 
month respectively. This is an increase on rental levels in 
Phase 1 - which reflects the high demand witnessed for the 
initial launch.  

Recent developments in Viva Bahriya including Towers 13 and 
14 have also enjoyed successful launches, reflecting the 
quality of the product, but also the fact that apartments are 
available fully furnished with all utility bills included.  

Rental levels for new, premium quality furnished apartments in 
Viva Bahriya start at QAR 14,000 and QAR 17,000 per month 
for two and three bedrooms respectively; however, many semi-
furnished apartments on The Pearl-Qatar can now be leased at 
rents starting from QAR 8,000 (One-Bedroom), QAR 11,000 
(Two-Bedroom) and QAR 15,000 (Three-Bedroom). 

Rents for prime residential locations have stabilised in recent 
months; however, rents continue to soften in the overall market 
as new supply outweighs new demand. Rents in some of 
Doha’s traditional urban districts such as Bin Mahmoud and Al
Sadd have, on average, seen falls of between 10% and 15% 
over the past year. 

Rents in villa compounds in established locations such as Al 
Waab, Ain Khaled and Abu Hamour have remained stable in 
recent months. Four-bedroom villas typically lease for between 
QAR 13,000 and QAR 17,000, while at the premium end of the 
market, four-bedroom villas can achieve rents of between 
QAR 18,000 and QAR 21,000. 

Residential rents have not yet been impacted by the recently 
opened Qatar Rail network. In the medium to long term, we 
expect to see increased demand in locations close to the main 
metro stations, which may generate higher rents in these 
locations due to the increased connectivity. 

Figure 8 

Estimated apartment and villa supply, Qatar, 2012 - 2019 

Source: Cushman & Wakefield 

Figure 9 

Average apartment rents, Al Sadd (QAR/month), 2012 – Q4

2019 (semi-furnished)  

Source: Cushman & Wakefield 

Figure 10 

Average apartment value Porto Arabia (QAR per sq. m), 

2005 – Q4 2019
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Hospitality Market Overview 

Hotel revenues increase on the back of higher 
occupancy rates  

While the official National Tourism Council (NTC) statistics for 
Q4 are not yet available, according to its Secretary-General, 
there was an increase in tourist arrivals of 15% to 2.1 million in 
2019. Hamad International Airport also saw an increase of 12% 
in traffic, serving 39 million passenger – a record number since
its opening. 

Following the opening of approximately 1,900 new hotel keys 
in Qatar in 2019, Cushman & Wakefield estimate the total 
number of available rooms reached more than 27,200 by the 
end of Q4. This excludes the Doha Marriott and Four Seasons, 
two of Qatar’s most prominent 5-star hotels, which have
temporarily closed for renovations. 

Q4 saw the opening of Al Messila Resort, The Park Hyatt Doha 
- the third hotel in Msheireb Downtown - and DoubleTree by
Hilton in Al Sadd.

Four and five-star hotels continue to dominate the Qatar hotel 
landscape, comprising more than 90% of overall hotel supply 
by room keys. 

As visitor number continue to increase in Qatar, occupancy 
rates have been recovering throughout 2019. According to the 
Ministry of Development Planning and Statistics, the overall 
occupancy rate in November 2019 was 65%, which is 6% 
higher than the corresponding rate for 2018 - despite the 
overall increase in the number of rooms available.  

While overall Average Daily Rates (ADRs) in November fell by 
3% to QAR 377, the increase in occupancy rates resulted in an 
overall increase in Revenue Per Available Room by 5.6% to 
QAR 244 since the corresponding month in 2018.   

Cushman & Wakefield expects official occupancy and 
performance statistics for Q4 to reflect further improvement 
when officially released due in part to Qatar’s hosting of the
FIFA World Club Championships in December.  

Based on the most recent report released by the NTC, hotel 
apartments have seen occupancy rates increase in 2019. This 
is in part due to reduced rates being offered to long-stay 
guests. Cushman & Wakefield expect hotel apartments to 
continue to prioritise occupancy over ADRs in 2020, as new 

supply arrives in the market, increasing competition within the 
sector.   

0

2,000

4,000

6,000

8,000

10,000

12,000

14,000

16,000

18,000

20,000



Qatar Q4 2019 

cushmanwakefield.com PROPERTY TIMES 7 

Figure 11 

No. of hotel/hotel entities and room keys, 2011 – 2019

Source: Cushman & Wakefield 

Figure 12 

Keys by star rating, Q4 2019 

Source: Cushman & Wakefield 

Figure 13 

2019 hotel performance indicators (Jan – Aug): RevPAR,

occupancy (%) 

Source: MDPS 
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Retail Market Overview 

Flexible lease terms on offer to attract new 
tenants 

Overall retail sales in Qatar grew by 10% in 2019 according to 
Oxford Economics. This was down from the 18% growth 
recorded in 2018, which reflected a strong rebound from the 
relatively low numbers registered in 2017. Despite positive 
retail sales numbers, the substantial annual increase in retail 
floor area since 2015 has resulted in an increasingly 
challenging market for retailers. The supply of leasable 
accommodation in organised retail malls (of 10,000 sq m +) 
increased by 120% to 1.4 million sq m between 2015 and 
2020.  

The development of a number of ‘outdoor’ shopping
destinations has also increased the national retail footprint, 
with four of the most prominent locations; Porto Arabia, Medina 
Centrale, Katara and Souq Waqif now providing more than 
230,000 sq m of retail and restaurant space.     

There has been a shift in the dynamics of the retail market in 
Doha in 2019. Renovation works and major infrastructure 
projects have had a detrimental short-term impact on the 
footfall of a number of established retail destinations, while new 
developments with new retail offerings, convenient access and 
parking and prominent leisure provisions have performed well.   

Major malls such as Villaggio Mall, City Center and Mall of 
Qatar should expect to receive a boost in footfall in 2020 due to 
their proximity to the recently opened Doha Metro stations 
although the degree of integration with the stations will become 
crucial in the hotter summer months. The opening of the metro 
is also expected to provide a boost for street fronting retail in 
the Msheireb downtown district, which has seen a large 
increase in footfall in December.  

The local retail market is dominated to a large degree by a 
small number of retail groups, who each hold the franchise 
rights to multiple international retail brands. After a period of 
expansion, many retail operators entered a period of 
consolidation in 2019, which translated to a reduction in tenant 
demand. The increasing gap between supply and demand has 
resulted in a fall in retail rental values in many developments 
throughout Qatar.  

While occupancy rates in prime showroom locations such as 
Salwa Road remain high, accommodation is now being leased 
at between QAR 100 and QAR 120 per sq. m per month, 
although premium car showrooms can still command rents 
between QAR 130 and QAR 150, depending on the unit size.  

Figure 14 

Retail sales growth (QAR million) 

Source: Oxford Economics 

Figure 15 

Average retail rents (QAR/sq. m/month), 2011 – Q3 2019

Source: Cushman & Wakefield 

Table 1 

Proposed new retail malls for 2020 

Project Location 
Estimated 

Completion 
Date 

Doha Mall Abu Hamour 2020 

Northgate Mall North Doha 2020 

La Galleria + other retail Msheireb 2020 

Doha Souq Al Mirqab 2020 

Source: Cushman & Wakefield 
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