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•

The easing of COVID-19 related restrictions towards the end of last year saw
workplaces, retail malls, restaurants, and other public places return towards prepandemic activity in Q1 – albeit with capacity restrictions and safety measures in
place

•

The COVID-19 vaccination programme started rolling out in earnest in Qatar
throughout Q1. Restrictions on travel into Qatar remained tight, with quarantine and
safety measures facing regular review as the situation in Qatar and internationally
developed

•

Ongoing restrictions to travel continue to impact on the real estate market,
particularly in terms of new residential demand, hotel performance and retail
turnover

•

The blockade of Qatar was lifted in January 2021. This should boost economic
activity in Qatar and throughout the GCC; however, the benefits have been
hampered to date by the COVID-19 restrictions to international travel

•

According to the Planning and Statistics Authority (PSA), the real estate market saw
an increase in the volume of sales by 63% in January and February compared to
the same months in 2020. Single villa plots are the most actively traded asset class,
making up 53% of all transactions, while private residential houses/apartments
make up 40% of sales transactions

•

Residential sales demand has been boosted in recent months by the introduction
of new ownership laws and the expansion of designated ‘freehold’ zones. Under
Law No. 16 of 2018, non-Qatari owners of real estate worth more than QAR
730,000 now qualify for a residency permit. This has resulted in an increase in the
number of apartment sales in areas such as Lusail
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Figure 1

No. of real estate transactions in Qatar, July 2016 – Feb 2021
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Economic Overview

Figure 2

Economic indicators and projections continue to
be affected by COVID-19 related restrictions

GDP (QAR billion) and real GDP growth (%), 2013 - 2020
800,000

COVID-19 lockdown measures introduced in March 2020 saw
Qatar’s economy contract by 3.5% last year. The roll-out of
vaccines in Q1 and the easing of lockdown measures resulted
in an Oxford Economics growth projection of 2.8% for 2021;
however, an increase in new cases towards the end of March
may impact economic predictions.

600,000

Despite Qatar making good progress in vaccinating its
population, new cases rose from 150 a day in December to over
500 a day in March. This new wave of infections may result in
the reintroduction of lockdown measures in April, hindering
economic activity in Q2.

100,000

Industry in Qatar started the year on a strong footing with output
expanding 2.1% y/y in January. This was the first month to show
y/y growth since March 2020. In addition, the manufacturing PMI
also performed strongly, averaging 53.6 in January-February,
up from 51.9 in Q4. These statistics suggest that the economy
is well-placed to resume its recovery when COVID-19 measures
ease.
While the tourism sector has benefited from domestic activity,
hotel occupancy remains lower than in Q1 2020 due to the
restrictions on international travel. Flights between Qatar and
the UK are now subject to a travel ban that significantly impacts
transit traffic.
Inflation remains in negative territory, at -1.4% in February, but
price rises have increased year-to-date due to accelerating food
and transport prices. This has resulted in Oxford Economics
raising their 2021 CPI forecast to 1.1%, from 0.8%, following a
fall in CPI by 2.6% in 2020.
Qatar has based its 2021 budget on a conservative assumption
of a $ 40bp oil price, well below the $ 62pb average forecasted
for this year. While reduced oil prices have taken their toll,
spending restraint limited the deterioration in public finances in
2020.
Banks have been resilient and are well-capitalised, profitable,
and with low levels of non-performing loans. Banks’ exposure to
construction and real estate points to worsening asset quality in
the short term as coronavirus concerns take their toll on
demand. The central bank injected liquidity into the banking
system as part of its QAR 75bn support package to offset
funding pressure.
The resumption of economic ties between Qatar and the Saudiled coalition in January will provide a boost to tourism and
business in Qatar, although the ongoing COVID-19 pandemic
has curtailed the immediate impact
(Economics Overview insight provided by Oxford Economics
Country Economic Forecast as of March 2021).
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Figure 3

Consumer Price Index & Consumer Price Inflation (%),
2013 - 2020
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Figure 4

Real estate pricing index, Q1 2012 – Q1 2021 (base 100 Q1 2009)
350
300
250
200
150
100
50
Q1 2021

Q3 2020

Q1 2020

Q3 2019

Q1 2019

Q3 2018

Q1 2018

Q3 2017

Q1 2017

Q3 2016

Q1 2016

Q3 2015

Q1 2015

Q3 2014

Q1 2014

Q3 2013

Q1 2013

Q3 2012

Q1 2012

0

Qatar Real Estate Index
Source: QCB

2 / Cushman & Wakefield

www.cushmanwakefield.qa

PROPERTY TIMES

2

QATAR Q1 2021

Qatar Q1 2021

Office Market Overview

Lusail’s establishes itself as the destination of
choice for office occupiers
The lack of international travel has hampered new demand for
office space in Doha since March 2020. Furthermore,
uncertainty about future global demand for office space has
increased due to the adoption of technologies allowing people
to work from home during the COVID-19 pandemic.
As the roll-out of vaccines continues, many of Cushman &
Wakefield’s global corporate clients have reviewed their
strategies regarding real estate requirements. While the IT
sector is considering reducing its footprint, many sectors intend
to maintain their need for physical office space while offering
staff more flexible ‘work from home’ solutions when required.
New demand from international occupiers remains low, with relocations within Qatar dominating leasing activity over the past
year. The establishment of the Qatar Free Zone Authority will
play an essential role in attracting inward investment and
creating demand for office space as we move beyond the
pandemic.
Lusail Marina District has overtaken West Bay as the location of
choice for most companies seeking new office space. Occupiers
are being attracted to Lusail by the improved access,
infrastructure provisions, car parking availability, rental prices,
and the number of government entities locating in the area.
Grade A office supply in Lusail has now surpassed 600,000 sq
m with Hermas Business Park the latest significant development
on offer to the market. Occupancy rates are currently relatively
low due the sharp rise in new supply; however, we expect a
trend in occupiers moving to Lusail in the coming years as the
area matures.
The increase in office supply and relative slowdown in demand
has resulted in rents falling by between 40% and 50% since
2015, when available space was at a premium. Offices in West
Bay are now available to lease for between QAR 100 and QAR
140 per sqm per month exclusive of service charges. Office
suites in Lusail are typically available at lower rents than their
equivalent in West Bay, although as absorption in Lusail
increases, we expect this gap to close.
Office space in locations such as Old Salata, Al Sadd and CRing Road is now typically available to lease for between QAR
60 and QAR 80 per sq m per month. There is currently very little
demand for ‘shell-and-core’ space as tenants look to avoid the
capital expenditure required for an office fit-out.

Figure 5

Grade A office supply (West Bay, Lusail, Msheireb), Doha
(million sqm) 2014 - 2020
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Figure 6

Overall supply by district (Q1 2021) (total approx. 4.9m
sqm)
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Figure 7

Office rents by district (QAR/sqm/month), 2014 – Q1 2021
300
250
200
150
100
50
0

2014

2015

2016

2017

West Bay - Prime
Lusail - Average
C/D Ring Road and Al Sadd

2018

2019

2020

West Bay - Average
Lusail - Prime

Q1
2021

Source: Cushman & Wakefield

www.cushmanwakefield.qa

cushmanwakefield.com / 3

PROPERTY TIMES

3

QATAR Q1 2021

Qatar Q1 2021

Residential Market Overview

Figure 8

Individual serviced residential land plots dominate
sales activity

Estimated apartment and villa supply, Qatar, 2013 – 2020

Residential sales continue to dominate the real estate market in
Q1. Vacant land plots accounting for 53% of sales activity, while
private residences account for 40% of transactions.
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Recent amendments to real estate ownership laws have
boosted residential investment sales, particularly in Lusail, with
freehold interests in property now available for non-Qataris to
purchase. Law No.16 of 2018 provides expatriate property
owners with the permanent residency card privileges for
property investment above QAR 3,650,000 and the benefit of a
residency permit without a sponsor for owners of real estate
worth more than QAR 730,000.
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In the residential leasing market, we already see the impact of
the FIFA World Cup, which will take place in Qatar in November
and December of 2022. The expected increase in demand next
year, underpinned by the proposed large-scale acquisition of
apartments on government ‘Eskan’ leases, has led to a rise in
the number of private tenants requesting two-year lease
agreements.
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Figure 9

Average apartment rents, Porto Arabia, (QAR/month), 2013
– Q1 2021

The recent increase in new apartment supply, combined with the
lack of expatriates moving to Qatar over the past 12 months has
resulted in added value to residential tenants. Tenants
increasingly insist on rental terms that are inclusive of utility bills,
while the standards of internal furnishing and fittings are also
improving to attract occupiers.

21,000

There has been a general shift in residential demand towards a
higher quality product. This is partly due to residents increasing
their rental budgets, as COVID-19 lockdown measures have
enforced changes in spending patterns. Increasing demand at
the high end of the market has seen areas such as West Bay
Lagoon reach their highest level of occupancy since 2015. There
has also been evidence of small rental increases in some
apartment types in The Pearl-Qatar.

11,000

Semi-furnished, one-bedroom apartments in Porto Arabia
typically command rents of between QAR 7,000 – QAR 8,000,
while equivalent apartments in Bin Mahmoud are now typically
leasing for between QAR 4,000 and QAR 4,500 per month.

Source: Cushman & Wakefield

The shift in demand towards higher quality accommodation has
seen an increase in the development of fully furnished, serviced
apartments, particularly in older districts close to central Doha.
Serviced apartments in new high-specification buildings can
command rental premiums of 50% - 80% above semi-furnished
units, although development costs and operating expenses are
also considerably higher.
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Figure 10

Residential unit sales, Qatar (2015 – 2020)
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Hospitality Market Overview

Occupancy rates continue to feel the effect of
COVID-19 restrictions on travel
Last year, Qatar’s tourism sector enjoyed a solid start to the year
with a 33% increase in y/y performance in January and
February; however, the industry was significantly damaged by
the onset of the COVID-19 pandemic in March. A 73% decline
in visitor numbers resulted in a 18% fall in occupancy rates and
a 22% fall in revenue per room over the entire year.

Figure 11

Hotel keys by classification Q1 2021 (Total 28,300)
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As the pandemic continued into its second year, PSA data
showed a y/y fall in occupancy in January 2021 by 13% to 53%
but occupancy recovered to 66% in February – comparable with
the pre-pandemic levels in February last year.
According to the National Tourism Council (NTC)’s annual
report, ADRs for hotels in Qatar were QAR 360 and QAR 371
for the first two months of 2020, which mirrored 2019
performance. These rates significantly dropped following the
introduction of lockdown measures in March; however,
revenues recovered during the year due to a surge in domestic
reservations after lockdown measures were eased. Statistics
released by the PSA show that ADR’s for the first two months of
2021 averaged QAR 364, matching pre-pandemic levels.
Several hotels throughout Qatar have been used as quarantine
facilities for people travelling to Qatar, temporarily reducing the
overall supply of available rooms.
According to the NTC annual report for 2020, the overall supply
of hotel keys in Qatar (including hotel apartments), is 28,300
(33,208 rooms). Cushman & Wakefield estimate that almost
20,000 hotel keys are at various stages of planning and
construction, with most expected to complete before the FIFA
World Cup kicks-off in November 2022.
The resumption of diplomatic ties in the GCC is a welcome
development for the hotel sector in Qatar. Before the
introduction of the blockade, visitors from GCC countries made
up almost 50% of arrivals to Qatar. While we expect to see a
significant boost in visitor numbers, particularly from Saudi
Arabia, any potential return to pre-blockade performance is
unlikely until COVID-19 vaccinations are at a more advanced
stage and quarantine restrictions are eased throughout the
region.
The recovery in tourist numbers to Qatar, post-pandemic, is
likely to be focused on the delivery of new resorts, attractions,
and leisure facilities. The importance of leisure tourism to Qatar
has increased over the past year as the increasing reliance on
online meeting facilities is likely to have a prolonged impact on
global and regional business travel.

34%

Source: NTC

Figure 12

Impact of Covid-19 on occupancy 2019 v 2020 (%)
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Figure 13

Impact of Covid-19 on revenues 2019 v 2020 (QAR)
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Retail Market Overview

New demand for retail space remains low due to
the ongoing lockdown measures

Figure 14

Organised retail supply, Qatar (sqm/millions) year-end
2014 – Q1 2021
1.8

Following the lifting of most COVID-related restrictions in Q4, the
retail sector performed relatively well in Doha in the early months
of 2021; however, following an increase in cases throughout
March, it is anticipated that the government may re-introduce
some restrictions in April.
While footfall increased in Qatar’s retail malls in Q1, uncertainty
about the duration of lockdown measures from country to
country and the accelerating global trend towards online
shopping means that many international retail chains have put
real-estate acquisition plans on hold over the past 12 months.
This is mainly affecting take-up in retail malls, with vacancy rates
increasing in recent months. While many of Qatar’s malls
continue to perform well, C&W estimate that overall occupancy
rates for organised retail have fallen to approximately 80%.
Overall supply in Doha’s 20 largest organised retail malls now
totals over 1.3 million sq m following the recent opening of the
Galleria at Msheireb. The total leasable area of organised retail
accommodation throughout Qatar, including neighbourhood
malls, has now surpassed 1.5 million sq m.
In addition to organised retail malls, outdoor destinations
including Souq Waqif, Katara Cultural Village, Medina Centrale,
and La Croisette provide more than 230,000 sq m of leasable
space.
Rents for ‘in-line’ retail stores in Doha’s main organised malls
typically range from QAR 200 to QAR 320 per sq m month.
Lower rents are available to anchor stores and larger outlets.
While headline rents have not significantly decreased in many
of the main malls throughout, many retailers have been offered
temporary discounts or rent holidays during the past year to
cushion the impact of the pandemic.
Outside of the main malls, high street and local convenience
retail units are typically available for between QAR 100 and QAR
180 per sq m, depending on the size of unit and the level of
footfall. Premiums typically apply for units with licences to sell
food and beverages.
Al Furjan markets are a government-led initiative to provide local
retail conveniences within residential communities. These units
are available at discounted monthly rents to small independent
businesses.
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Figure 15

Average retail mall occupancy (%) & headline rents (QAR),
Doha 2013 – Q1 2021
350

100%

300

90%

250

80%

200

70%

150

60%

100

50%

50
0

2014 2015 2016 2017 2018 2019 2020

Q1
2021

40%

Shopping Mall Headline Retail Rents (Prime Line Units)
Average Occupancy
Source: Cushman & Wakefield

Figure 16

Organised supply by retail mall Q1 2021
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Disclaimer
This report has been produced by Cushman & Wakefield for use by those with an interest in commercial property
solely for information purposes. It is not intended to be a complete description of the markets or developments to
which it refers. The report uses information obtained from public sources which Cushman & Wakefield believe to
be reliable, but we have not verified such information and cannot guarantee that it is accurate and complete. No
warranty or representation, express or implied, is made as to the accuracy or completeness of any of the
information contained herein and Cushman & Wakefield shall not be liable to any reader of this report or any third
party in any way whatsoever. All expressions of opinion are subject to change. The data contained in this report is
based upon that collected by Cushman & Wakefield. Our prior written consent is required before this report can be
reproduced in whole or in part.
©2019 Cushman & Wakefield.

Global Headquarters
77 West Wacker Drive
18th Floor
Chicago, IL 60601 USA
phone
+1 312 424 8000
email
info@cushwake.com

Doha
32nd Floor, Tornado Tower
West Bay
P.O Box 37584
phone
+974 (0) 4 440 9623
email
infoqatar@cushwake.qa

To see a full list of all our
publications please go to
cushmanwakefield.com
or download the
Research App

cushmanwakefield.qa

cushmanwakefield.com / 7

Global Headquarters
77 West Wacker Drive
18th Floor
Chicago, IL 60601 USA
phone +1 312 424 8000
email info@cushwake.com

Qatar Office
32nd Floor
Tornado Tower
West Bay, Doha
phone +974 44837395
email infoqatar@cushwake.qa

This report should not be relied upon as a basis for entering into transactions without seeking specific, qualified, professional advice.
Whilst facts have been rigorously checked, Cushman & Wakefield can take no responsibility for any damage or loss suffered as a result
of any inadvertent inaccuracy within this report. Information contained herein should not, in whole or part, be published, reproduced
or referred to without prior approval. Any such reproduction should be credited to Cushman & Wakefield.
©CUS42011868 05/21

