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Q3 Real Estate Market Review
Qatar Q3 2020
•

Qatar continues to deal with the fall-out of the COVID-19 pandemic and the impact
that is having on all sectors of the economy. Following a comprehensive lockdown
in March, Qatar implemented a phased re-opening of the country in Q2 and Q3.

•

The third and fourth phases of the lifting of restrictions took place at the end of July
and on September 1st respectively. These phases saw a re-opening of workplaces
- with safety measures in place - and schools, which have welcomed students back
on a rotation basis to restrict numbers in classrooms.

•

Qatar maintains a cautious approach in opening its borders. Travel into Qatar
remains tightly controlled and is subject to both entry permits and compulsory
quarantining for a minimum of seven days.

•

According to the Planning and Statistics Authority (PSA), July saw a spike in real
estate sales activity with the number of transactions increasing by 153% compared
to July 2019. The overall value of these transactions represented a 39% year-onyear increase.

•

Barwa Real Estate completed their Dara A project in Lusail in Q3. UDC announced
the award of QAR 1.5bn in infrastructure projects for Gewan Island, the latest phase
of development in The Pearl-Qatar. Elsewhere, Ariane R.E. and Mazaya R.E
announced they are at an advanced stage to form a partnership to develop part of
Ariane City, a large residential development project in Mesaimeer, south of Doha.
Msheireb Properties signed a Memorandum of Understanding (MoU) with Siemens
to provide the latest smart city solutions within Msheireb Downtown Doha, including
building digitalisation, car e-charging stations, and various energy optimisation and
performance technologies.

•

The Amir, Sheikh Tamim Bin Hamad Al Thani, has issued Law. No. 12 of 2020, on
the regulation of public private partnerships. This law will govern and facilitate the
development of private projects on public land, including Build Operate Transfer
agreements.
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Figure 1

No. of real estate transactions in Qatar, Jan 2016 – July 2020
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Economic Overview

Figure 2

The economic recovery has gathered pace in Q3
with the easing of COVID-19 related restrictions

GDP (QAR billion) and real GDP growth (%), 2013 - 2019

GDP showed a sizeable bounce in Q3, with conditions
normalising, after a decline of about 10% year-on-year in Q2.
Some sectors, including industry and hospitality, remain under
pressure. Oxford Economics maintain their GDP estimate for
2020 at -4.5%; however, a rebound of 3.8% is projected for
2021. The expected recovery is partly due to significant
investment in the run-up to 2022 FIFA World Cup.
Growth in the non-oil sector fell from 3.5% in 2018 to just 1.3%
in 2019, despite spending on major infrastructure projects in
preparation for the 2022 World Cup. While the economy has left
the stringent lockdown behind and activity should gradually
return to normal, non-oil GDP is expected to fall 5.8% this year.
Qatar has adopted a cautious approach in the re-opening of its
borders to non-residents. Despite these measures, the mobility
indices are trending up in September after stalling in August.
The average now stands at over 98% of pre-crisis levels, having
slipped to 57.3% in August. Industrial production recovered
some losses in July, boosted by an increase in mining activity.
Overall production remained down year-on-year.
The global glut of oil supply has led to a downturn in price
projections. The recent reappraisal in the outlook for contract
LNG gas prices resulted in Oxford Economics revising their
export and fiscal revenue projections. They now anticipate a
further softening in 2021, and only a modest pick-up in 2022,
leading to projected budget deficits, including a shortfall of 8.6%
of GDP in 2020.
Price decline deepened in August to an annual fall of 4.1%,
dragged by housing and transport costs. While the recreation
category posted the first notable month on month increase since
December 2019 and should continue trending up as the services
sector re-opens, Oxford Economics has lowered their full-year
CPI forecast to -2.7% from -2.5%.
Banks are well-capitalised, profitable and have low levels of nonperforming loans. Their exposure to construction and real
estate, however, points to worsening asset quality in the short
term as coronavirus concerns take their toll on demand. The
central bank has injected liquidity into the banking system as
part of its QAR 75bn support package to offset funding pressure.
Commercial banks’ non-resident deposits are growing again
following a dip in April.
(Economics Overview insight provided by Oxford Economics
Country Economic Forecast as of September 2020).
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Figure 3

GDP hydrocarbon v non-hydrocarbon (QAR billion), 2013 2019
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Figure 4

Real estate price index, Q1 2007 – Q2 2020 (base 100 - Q1
2009)
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Office Market Overview

Figure 5

Demand for office space reduces as COVID-19
puts corporate strategies on hold

Grade A office supply (million sqm) 2013 – Q3 2020

Cushman and Wakefield estimate that overall office supply in
Doha has now reached approximately 4.9 million sq m. More
than 30% of office accommodation is situated in West Bay,
Qatar’s central business district. More than 11% of supply is in
Lusail’s Marina District, where supply has doubled over in the
past 24 months.
The rapid increase in supply has seen vacancy rates reach more
than 60% in the Marina District - twice the overall market level –
however, increasing interest from occupiers is likely to see a
significant increase in office take-up in the district over the next
two years. As the Marina District matures, we expect to see
tenants attracted by competitive rents, transport and parking
provisions, and the increasing amenities and F&B on offer.
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New office demand has reduced over the past six months, as
many companies re-assess their corporate strategies due to the
COVID-19 pandemic. Increased economic uncertainty has
resulted in some proposed office acquisitions and relocations
being put on-hold in 2020, while there has also been evidence
of companies in Qatar deciding to downsize their office
requirements.

Figure 6

West Bay Office Demand by Sector (2010 – 2019)
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The recent lack of rental activity and increasing availability is
continuing to put downward pressure on office rents and
increase the incentives on offer to attract occupiers. CAT A and
fitted office space in West Bay is typically available for between
QAR 100 and QAR 140 per sqm per month exclusive of service
charges, although tenants can secure rent-free periods on some
buildings. Prime, CAT-A specification offices in Lusail are
available for QAR 90 to QAR 120 per sqm per month, reflecting
the fact that it is a new district trying to attract tenants and build
occupancy rates.
Shell-and-core offices are now available to lease for between
QAR 80 and QAR 100 per sq m per month in West Bay. Shelland-core offices in secondary locations can be leased for as little
as QAR 60 per sq m per month.
Private sector demand for offices is almost exclusively
concentrated on CAT A or fitted offices, as companies look to
minimise the capital expenditure required to fit out shell-andcore space. As new buildings complete and the volume of
available space increases, Cushman and Wakefield expect the
amount of office accommodation fitted to CAT-A standard to
increase as landlords compete for the smaller pool of
prospective tenants.
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Figure 7

Office rents by district (QAR/sqm/month), 2014 – Q3 2020
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Residential Market Overview

Figure 8

New demand for residential property falls due to
COVID-19 related travel restrictions

Estimated apartment and villa supply, Qatar, 2013 – 2020

Measures taken to stop the spread of COVID-19, including a
restriction on entry into Qatar, has stifled new demand for
residential property. Activity in the residential lettings market
throughout Q3 has almost exclusively been limited to those relocating within the country.
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COVID-related lockdown measures and the associated fall in
global oil prices has resulted in both private and public sector
cutbacks, which started to filter through to residential occupancy
rates in Q3.
Increasing vacancy rates has increased the flexibility of terms
on offer to new tenants. Shorter-terms, including six-month
leases, are now being offered by some landlords to secure
tenants in an increasingly competitive market.
Following a period of relative stability, there have been signs of
a fall in headline rents in recent months. Monthly rents for twobedroom apartments on the Pearl-Qatar are now typically
between QAR 9,500 and QAR 12,000, while rents for twobedroom units in Al Sadd typically range from QAR 5,000 to
QAR 6,500. Apartment rents increasingly include the payment
of utility bills, reducing the net effective rent for those properties.
As supply increases, so too do tenants’ options. In recent
months there has been a trend in tenants looking for managed
apartment buildings rather than individually owned units, due to
the availability of on-site management and maintenance. The
share of tenants looking for furnished, rather than semifurnished apartments, has also been increasing in recent
months.
According to the PSA, the number of residential house sales
increased by 61% over the first seven months of the year
compared to the same period last year. Figures for July and
August reflected a 138% increase.
Sales prices in the freehold market can vary significantly
depending on size and quality. Sales prices for apartments in
new buildings can achieve more than QAR 17,000 per sq m.
Second-hand apartments in older towers in Porto Arabia, have
been commanding prices of between QAR 10,000 and QAR
12,500; however, this reflects their larger floor plates compared
to Qanat Quartier and Viva Bahriya.
As supply increases, we expect to see further downward
pressure on residential rents. This trend will be interupted
temporarily in 2022 by a sharp rise in demand due to the hosting
of the 2022 FIFA World Cup.
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Figure 9

Average apartment rents, Porto Arabia, (QAR/month), 2013
– Q3 2020 (semi-furnished)
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Figure 10

Average compound villa rents, Duhail (QAR/month), 2013 –
Q3 2020
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Hospitality Market Overview

Figure 11

Despite the re-opening of hotels, performance
remains affected by COVID-19 restrictions

No. of hotel properties and room keys, 2013 – Q3 2020
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Cushman and Wakefield estimate that by September 2020 the
supply of hotel keys had increased to 28,249, up from 27,261 in
December 2019. There are currently 134 registered hotel
properties in Qatar, including hotel apartment buildings.
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The COVID-19 pandemic has slowed the delivery of new hotel
supply throughout this year. There are currently more than
20,000 rooms under construction, which will complete before the
FIFA World Cup in November 2022. Given the recent delay in
the delivery of anticipated new supply, we expect a significant
increase in supply to reach the market in 2021.
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The most recent figures released by the PSA show that hotel
occupancy reduced to 51% in July from 64% in July 2019. Hotel
occupancy has been impacted by the lack of business and
leisure visitors in recent months. Several three and four-star
hotels in Qatar have been utilised as quarantine facilities for
residents returning to Qatar from abroad. The use of hotels as
quarantine facilities has helped to support occupancy rates;
however, in the longer term, the tourism sector will need to
experience a robust recovery to maintain and boost occupancy
rates.
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Figure 12

Keys by star rating, Q3 2020
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According to the PSA, tourist arrivals in July showed a 54%
decline on the same month in 2019, due to the enforced
government restrictions on travel into Qatar. The Qatari
government confirmed in September that quarantine measures
would remain in place until the end of the year. It is unlikely that
tourist arrivals will increase until a COVID-19 vaccine is found
and made widely available, putting further pressure on hotel
occupancy rates in the short term.
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Hotel revenues have also been affected by the COVID-19
pandemic over recent months. Average daily rates (ADRs) for
all hotels in Qatar in June was QAR 379, according to the PSA,
with revenue per available room (RevPAR) down to QAR 194.
While the lack of international visitors has affected hotel
performance, there has been an increase in domestic tourism,
as Qatar’s residents’ have been unable to travel. Since hotels
re-opened in Q2, beach-front hotels, in particular, have
witnessed a sharp increase in ‘staycations’.

Figure 13

Supply & Demand, Room Nights (Millions) & Occupancy
2013 -2020f
Millions

The hospitality sector’s recovery from the COVID-19 pandemic
will be boosted by the delivery of several major tourism and
leisure projects. The development of Salwa Beach Resort, Zulal
Wellness Resort, Qetaifan Islands, Lusail, and Doha Oasis, as
well as the redevelopment of Doha Port and regeneration of the
historic city centre will all form part of Qatar’s tourism strategy to
increase visitor numbers and help to boost occupancy rates and
revenues in the hotel sector.

Source: Cushman & Wakefield
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Retail Market Overview

Figure 14

The supply of organised retail accommodation in
Qatar has doubled in the past five years

Organised Retail Supply (Malls) (sqm) Year End 2013 –
2020f
1,800,000

There is currently in the region of 1.3 million sq m of gross
leasable area in Doha’s 18 largest destination malls, with overall
supply in Qatar, including small neighbourhood malls, now more
than of 1.5 million sq m. Organised retail supply has increased
by more than 100% since 2015, with Doha Festival City and Mall
of Qatar providing almost half a million sq meters of leasable
accommodation.
Cushman and Wakefield estimates that there is currently
575,000 sq m of GLA presently under construction in six retail
developments, which will open over the next three years. The
recent increase in retail accommodation has transformed
Qatar’s organised retail real estate market from being
undersupplied to being oversupplied, which has impacted on
occupancy rates and rental values.
A survey undertaken by Cushman & Wakefield in 2020 indicated
that occupancy rates in Qatar’s main retail malls had fallen to an
average of 83%; however, occupancy rates vary significantly
between malls, with the most successful developments still
enjoying full occupancy and strong footfall.
Q3 saw the introduction of Phases 3 and 4 of Qatar’s re-opening
following the COVID-19 enforced lockdown measures earlier in
the year. The third phase of re-opening, in August, saw a return
to full opening hours in malls. While the fourth phase of reopening in September saw the opening of restaurants for dinein customers, entertainment and recreation zones remain closed
until further notice.
The impact on retailers saw unprecedented relief measures
granted to tenants while malls were closed. Unfortunately, some
retailers and restaurants did not re-open following the enforced
shutdown; however, businesses that survived will hope to return
to full capacity as shoppers return to malls.
While rental levels have softened in 2020, the retail landscape
has been characterised more by incentives such as rent-free
periods and fit-out contributions, rather than significant falls in
headline rents. While this reduces the net effective rent over a
defined lease term, headline rents remain somewhat protected.
New demand for retail accommodation has been subdued in Q3,
due to prevailing market conditions and economic uncertainty,
both in Qatar and internationally. Given current vacancy rates
and upcoming supply, Cushman and Wakefield expect rental
levels to fall over the coming years unless there is a substantial
uplift in new demand in 2021 and beyond.
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Figure 15

Average retail mall occupancy (%), Doha 2013 – Q3 2020
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Figure 16

Organised Supply by Retail Mall Q3 2020
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