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− Dubai’s economy expanded at an estimated 3.5% in 2021

− Visitor numbers increased in the fourth quarter of 2021 supported by 
Dubai Expo

− Retail recovered, underpinned by improved consumer spending

− The economy should benefit over the medium term from government 
initiatives, including new visas, more liberal social laws, work week 
alignment, and relaxation of company ownership rules

− High oil prices in 2021

− GDP is forecast to increase by 2.5% in 2022 and 2% in 2023

− Population is forecast to rise 2% per year in 2022 and 2023

− Stronger oil prices remain supportive

2021 | Back To Expansion 2022 | Strength To Stay

Key Risks 

− Adverse economic consequences from Russia’s military intervention in 
Ukraine, including slower economic growth, higher energy and raw 
material prices, and increased volatility

− Lingering COVID-19 pandemic health risks and restrictions

− Continued cost inflation pressure on companies’ profitability

− Interest rate hikes that increase the cost of funding for companies and 
mortgage-based customers

− Stronger U.S. dollar versus emerging currencies, leading to property price 
rises, while also highlighting Dubai real estate’s value as an FX hedge due 
to the UAE dirham’s peg to the U.S. dollar 
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2021 | Residential Bounce Back
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− Strong demand demonstrated by a 60% surge in transaction numbers 
(stable share of mortgage transactions), price increases, and record pre-
sales for developers

− Properties are relatively affordable with prices 25%-30% below 2014’s 
peak, despite a significant uptick in 2021 

− Geopolitical tensions could highlight Dubai’s reputation as a haven and 
provide a boost to demand

2022 | Another Strong Year

− Increased villa prices versus apartments as buyers’ preferences changed 
due to COVID restrictions 

What We Expect

− Supportive market sentiment in the Gulf Cooperation Council (GCC) 
region fueled by high oil prices

− Ongoing rise in transaction volumes and strong demand for off-plan 
properties, with villas outperforming apartments

− Increased new project launches, led by villa developments, in response 
to sustained demand and depleted inventory

− The addition of about 30,000 units over 2022 should moderate price and 
rent increases, despite inflation and raw material price increases being 
passed through to customers

− Slower growth in mortgage transaction volumes (about 20%-25% of 
total sales) due to interest rate hikes, which will be partly offset by 
favorable payment plans 
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2021| Retail Pressure Reduced
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− The decline in retail rental rates slowed in 2021 as relief measures for 
tenants ended

− Significant gross leasable area (GLA) additions (11%)  planned for 2022, 
including Emaar Properties’ Dubai Hills mall, which opened in February 

2022 | Limited Upside

− Consumer spending rebounded to above pre-COVID levels, delivering 
healthy retail sales that were also supported by increased tourist 
spending in Q4

− Footfall increased from its 2020 low, up 23% for MAF over 2021 and 21% 
for Emaar Malls in the first nine-months of 2021

− Mall operators enhanced their omni-channel presence and developed 
entertainment offerings, in a bid to remain relevant after the pandemic 
accelerated e-commerce growth 

What We Expect

− Strong retail sales that remain exposed to consumer confidence 
volatility due to geopolitics and cost inflation -- weaker confidence will 
hurt discretionary spending first

− Footfall to gradually recover as it remains below the 2019 level

− Occupancy to remain below pre-COVID levels due to GLA additions

− Low-single-digit rental rate declines as mall operators offer incentives to 
retain tenants 

− E-commerce will continue to grow, but will not structurally challenge 
brick-and-mortar, which remains central to Dubai’s lifestyle  
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− Total visitors to Dubai increased by 32% to 7.3 million in 2021, reaching 
about 74% of pre-COVID levels in the fourth quarter

− Top three: India (13%), Saudi Arabia (7%), Russia (6%)

− Positive momentum from Dubai Expo, which attracted 17 million visitors 
by early March 2022 

− Return of in-person conferences in Dubai

− Strong rebound in average daily rates (ADR), revenue per available room 
(RevPAR) and occupancy in the second half of 2021

2021| Hospitality Pick-Up In H2 2022 | Rise From Low Base
− Gradual resumption of international travel, with Dubai rebounding fast, 

helped by high vaccination rates

− Positive momentum from Dubai Expo should extend into the first quarter 
of 2022

− Potential spillover to the Dubai hub from the World Cup in Qatar in the 
fourth quarter of 2022

− New supply (+10%) in 2022 will further increase inventory and limit 
upside

What We Expect

− ADRs and occupancy rates will rise steadily over the first half of 2022 
from the low-base of a weak first half of 2021

− Ongoing focus on domestic travellers with attractive staycation deals as 
hotels capitalize on remote work flexibility

− Hotel oversupply will limit the recovery
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− Pressure eased on office rental rates in 2021, but vacancies remained 
high at about 20%

− Rental rates bottomed out, ending a decline from their peak of 2014

− Dubai’s new working week, Monday to Friday, has increased its 
attractiveness to international businesses

− The introduction of a corporate tax will have limited impact and Dubai 
will remain competitive

− Limited new GLA addition expected in 2022

2021| Office Rents Bottomed Out 2022 | Two Speeds

What We Expect

– Continued supply segmentation with prime Grade A offices to increase 
rents, but pricing pressure in other areas

– Remote working won’t significantly disrupt office space demand and will 
foster a hybrid work mode, though downsizing risk exists

– Coworking spaces to continue to disrupt the market for traditional office 
space 
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− Strong rebound in cash flow from operations (CFO) as Emaar Properties 
and Damac delivered a high number of units launched back in 2016-
2017

2021| Greater Cash Flow 2022 | Strong Collections
− Cash collections will remain high in 2022 backed by a sizable pipeline of 

projects to be delivered during the year

− Highly working-capital intensive new launches will weigh on cash flow 
generation from 2023-2024
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− Declining markets meant real estate operators and developers 
consistently reported asset impairments in recent years, though that 
notably decreased in 2021

2021| Declining Impairments 2022 | No Or Low Impairments
− We expect limited asset impairments in 2022 as the Dubai real estate 

sector’s outlook has significantly strengthened

− Companies with assets outside of Dubai may be exposed to lagging real 
estate markets and could continue to report some impairments 

− Net profit margins will improve on lower assets and receivables 
impairments 
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2021-2022 | Stable Outlook With Improved Headroom
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Company 

Rating 
Downside 

Trigger 2021 Business mix

Majid Al 
Futtaim Holding 
LLC

Debt/EBITDA 
> 4.5x

4.0x 50% Real estate
40% Retail (Carrefour)

Emaar 
Properties PJSC

FFO to debt 
<30%

44% 35% REIT
65% Development

Emaar Malls 
Management 
LLC*

Debt/EBITDA 
> 4.5x (sacp)

1.0x 100% REIT

Damac Real 
Estate 
Development 
Ltd.*

Debt/EBITDA 
> 4.0x

negative 95% - 98% Development

Excellent

Strong

Satisfactory

Fair

Weak

Vulnerable

Highly 
Leveraged

Aggressive Significant Intermediate Modest Minimal

Business Risk 
Profile

Financial

Risk Profile

Majid Al Futtaim
BBB/Stable/A-2
gcAA/--/gcA-1+

Emaar Properties
BB+/Stable

Emaar Malls
BB+/Stable

Damac Real Estate
B+/Positive

*9m 2021



2022 | Broad Ranging, Generally Positive Trend
− 2022 should deliver moderate increases in prices and rents as well as strong sales, which will encourage developers to continue to 

launch new projects.

− Developers’ revenue growth should accelerate over the next 4-5 years, tempered by a structural oversupply of residential properties and 
the delivery of new developments.

− High oil prices will remain an important positive factor for investor sentiment in the GCC region.

− Pressure on profitability will ease  and S&P adjusted debt to EBITDA metrics will improve as EBITDA increases. New projects that are 
working capital intensive will limit this deleveraging for some, while interest rate hikes will affect capitalization rates and weaken loan 
to value ratios.

− Higher energy prices and cost inflation will motivate companies to focus on cost efficiencies. Developers are somewhat protected from 
the impact of higher raw materials costs in the short run, which are carried by contractors.

− Some companies may consider non-core assets disposals as valuations rise. 

− Geopolitical tensions and their economic fallout are a key risk, but we expect Dubai will attract interest as a safe haven for wealthy 
individuals.

− The introduction of corporate taxes in the UAE  is viewed as a manageable medium-term risk, with no cash impact before 2024.
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Related Research

– Dubai-Based Residential Developer Damac Upgraded To 'B+' On Return To Growth And Deleveraging; Outlook Positive, 
March 22, 2022

– Emaar Properties, Majid Al Futtaim Holding Ratings Affirmed Following Change In Country Risk Assessment Approach, 
March 7, 2022

– Industry Top Trends 2022, Real Estate, Jan. 25, 2022

– Industry Top Trends 2022, Homebuilders and developers, Jan. 25, 2022

– Majid Al Futtaim Holding LLC, Nov. 25, 2021
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Disclaimer

“S&P Global Ratings acknowledges a high degree of uncertainty about the extent, outcome, and consequences of the military conflict between Russia and 
Ukraine. Irrespective of the duration of military hostilities, sanctions and related political risks are likely to remain in place for some time. Potential effects could 
include dislocated commodities markets -- notably for oil and gas -- supply chain disruptions, inflationary pressures, weaker growth, and capital market volatility. 
As the situation evolves, we will update our assumptions and estimates accordingly. See our macroeconomic and credit updates here: Russia-Ukraine Macro, 
Market, & Credit Risks. Note that the timing of publication for rating decisions on European issuers is subject to European regulatory requirements.”

https://www.capitaliq.com/CIQDotNet/CreditResearch/SPResearch.aspx?DocumentId=51040258&From=SNP_CRS
https://www.capitaliq.com/CIQDotNet/CreditResearch/SPResearch.aspx?DocumentId=50923436&From=SNP_CRS
https://www.capitaliq.com/CIQDotNet/CreditResearch/pdf.aspx?ResearchDocumentId=50501638&isPDA=Y
https://www.capitaliq.com/CIQDotNet/CreditResearch/pdf.aspx?ResearchDocumentId=50501457&isPDA=Y
https://www.capitaliq.com/CIQDotNet/CreditResearch/SPResearch.aspx?DocumentId=50010524&From=SNP_CRS
https://www.spglobal.com/ratings/en/research-insights/topics/russia-ukraine-conflict


Analytical Contacts

13

Sapna JagtianiTatjana Lescova
Associate Director, 
GCC Corporates

tatjana.lescova@spglobal.com

+971-4372-7151

Director & Lead Analyst, 
GCC Corporates

+971-4372-7122

sapna.jagtiani@spglobal.com

mailto:timucin.engin@spglobal.com
mailto:sapna.jagtiani@spglobal.com


14

Copyright © 2022 by Standard & Poor’s Financial Services LLC. All rights reserved.

No content (including ratings, credit-related analyses and data, valuations, model, software or other application or output therefrom) or any part thereof (Content) may be modified, reverse engineered, reproduced or distributed in any form by any 
means, or stored in a database or retrieval system, without the prior written permission of Standard & Poor's Financial Services LLC or its affiliates (collectively, S&P). The Content shall not be used for any unlawful or unauthorized purposes. S&P 
and any third-party providers, as well as their directors, officers, shareholders, employees or agents (collectively S&P Parties) do not guarantee the accuracy, completeness, timeliness or availability of the Content. S&P Parties are not responsible 
for any errors or omissions (negligent or otherwise), regardless of the cause, for the results obtained from the use of the Content, or for the security or maintenance of any data input by the user. The Content is provided on an "as is" basis. S&P 
PARTIES DISCLAIM ANY AND ALL EXPRESS OR IMPLIED WARRANTIES, INCLUDING, BUT NOT LIMITED TO, ANY WARRANTIES OF MERCHANTABILITY OR FITNESS FOR A PARTICULAR PURPOSE OR USE, FREEDOM FROM BUGS, SOFTWARE ERRORS 
OR DEFECTS, THAT THE CONTENT'S FUNCTIONING WILL BE UNINTERRUPTED, OR THAT THE CONTENT WILL OPERATE WITH ANY SOFTWARE OR HARDWARE CONFIGURATION. In no event shall S&P Parties be liable to any party for any direct, 
indirect, incidental, exemplary, compensatory, punitive, special or consequential damages, costs, expenses, legal fees, or losses (including, without limitation, lost income or lost profits and opportunity costs or losses caused by negligence) in 
connection with any use of the Content even if advised of the possibility of such damages.

Credit-related and other analyses, including ratings, and statements in the Content are statements of opinion as of the date they are expressed and not statements of fact. S&P's opinions, analyses, and rating acknowledgment decisions 
(described below) are not recommendations to purchase, hold, or sell any securities or to make any investment decisions, and do not address the suitability of any security. S&P assumes no obligation to update the Content following publication in 
any form or format. The Content should not be relied on and is not a substitute for the skill, judgment and experience of the user, its management, employees, advisors and/or clients when making investment and other business decisions. S&P 
does not act as a fiduciary or an investment advisor except where registered as such. While S&P has obtained information from sources it believes to be reliable, S&P does not perform an audit and undertakes no duty of due diligence or 
independent verification of any information it receives. Rating-related publications may be published for a variety of reasons that are not necessarily dependent on action by rating committees, including, but not limited to, the publication of a 
periodic update on a credit rating and related analyses.

To the extent that regulatory authorities allow a rating agency to acknowledge in one jurisdiction a rating issued in another jurisdiction for certain regulatory purposes, S&P reserves the right to assign, withdraw, or suspend such acknowledgement 
at any time and in its sole discretion. S&P Parties disclaim any duty whatsoever arising out of the assignment, withdrawal, or suspension of an acknowledgment as well as any liability for any damage alleged to have been suffered on account 
thereof.

S&P keeps certain activities of its business units separate from each other in order to preserve the independence and objectivity of their respective activities. As a result, certain business units of S&P may have information that is not available to 
other S&P business units. S&P has established policies and procedures to maintain the confidentiality of certain nonpublic information received in connection with each analytical process.

S&P may receive compensation for its ratings and certain analyses, normally from issuers or underwriters of securities or from obligors. S&P reserves the right to disseminate its opinions and analyses. S&P's public ratings and analyses are made 
available on its Web sites, www.standardandpoors.com (free of charge), and www.spcapitaliq.com (subscription) and may be distributed through other means, including via S&P publications and third-party redistributors. Additional information 
about our ratings fees is available at www.standardandpoors.com/usratingsfees.

Australia: S&P Global Ratings Australia Pty Ltd holds Australian financial services license number 337565 under the Corporations Act 2001. S&P Global Ratings' credit ratings and related research are not intended for and must not be distributed to 
any person in Australia other than a wholesale client (as defined in Chapter 7 of the Corporations Act).

STANDARD & POOR'S, S&P and RATINGSDIRECT are registered trademarks of Standard & Poor's Financial Services LLC.

spglobal.com/ratings


	Dubai Property Market 2022�Reinvigorated By Strong Demand�
	Contents 
	Slide Number 3
	2021 | Residential Bounce Back
	2021| Retail Pressure Reduced
	2021| Hospitality Pick-Up In H2
	2021| Office Rents Bottomed Out
	2021| Greater Cash Flow
	2021| Declining Impairments
	2021-2022 | Stable Outlook With Improved Headroom
	2022 | Broad Ranging, Generally Positive Trend�
	Related Research
	Analytical Contacts
	Slide Number 14

