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Friday GCC & E Real Estate Market Pulse

e Abu Dhabi prices rise while the rent freeze protects tenants
e Dubai buyers favour ready homes

e Saudi Arabia registers more property ownership

e CBE rate hike a potential headwind for Egypt real estate

This week's property story is one of strong foundations meeting tighter
financing, with prices and earnings holding up across the UAE, regulators
pushing for more transparent markets, and borrowing costs looking set to
stay higher for longer.

Starting in Abu Dhabi, prices are still climbing. According to ValuStrat,
residential values rose 16.8% YoY in 3Q2026, with apartments up 24% and
villas up 10.2%, while Al Reef led the gains as apartment prices rose 36.6%
and villa values 26.8%. Apartment rents, however, rose just 1.5% YoY to an
average of AED121,500 a year, held back by the temporary rent freeze
introduced in June, which caps annual increases at 0%. The freeze came
at the right time, as new lease prices had risen 15% YoY across the emirate
and 23% in investment zones, according to the Abu Dhabi Real Estate
Centre (ADREC), with residential supply at around 409,000 units in TH2026
and another 71,000 due by 2030. In our view, the freeze gives tenants some
breathing room, but rents will only ease for good once more homes are
actually delivered.

Meanwhile, Aldar reported a 16% YoY rise in 3Q2026 revenue to AED9.3bn
and a 21% increase in net profit to AED2.3bn, supported by its development
backlog and steady rental income from the properties it owns. The value of
homes it sold during the quarter, however, moved in the opposite direction,
with its UAE property sales falling 45% YoY to AED5bn in the quarter and
46% to AED14.4bn in the first nine months of the year, despite seven project
launches. We believe this gap is worth watching, since the quarter's profits
largely reflect homes sold in earlier periods, although Aldar's rental income
should help soften the impact.

Turning to Dubai, resales rose 18.5% QoQ to 9,491 deals worth around
AED25bn in 3Q2026, according to ValuStrat. That was the first quarterly
increase since late 2025, although volumes were still 23.8% lower YoY. Off-
plan sales, moved the other way, falling 10.1% QoQ to 24,375 transactions,
a fourth consecutive quarterly decline, while average resale prices slipped
4.4% QoQ to AED1,627 per sq ft. This reinforces a theme we have flagged
before, as buyers increasingly favour homes they can move into or rent out
straight away over waiting years for completion.

Looking ahead, Dubai's Executive Council has approved an Urban Centres
Development Plan worth more than AED2bn through 2040, according to
WAM. It covers six main urban centres and 42 supporting sub-centres,
together making up 12% of the emirate's urban area, and is expected to lift
property values in those areas by around AED20bn. The plan also aims to
raise the share of residents living near metro stations from 52% to 74%, and
public services coverage from 74% to 85%.

On the rental side, Dubai's Rental Disputes Center (RDC) has set a new
judicial principle on signed rental agreements, as reported by Gulf News.
Either side can now cancel such an agreement before the tenancy begins if
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the other is proven to have misled them. Put simply, honesty is now part of the contract. The RDC is also
encouraging both sides to use its free Rental Good Conduct Certificate to check for risks before signing, which,
in our view, is a small but welcome step towards a more transparent rental market.

Commercial property is also getting an upgrade. According to TradeArabia, AHS Properties is set to launch its
AED4.8bn AHS Twin Towers on Sheikh Zayed Road, converting the Shangri-La Dubai hotel it recently bought
into a 51-storey, top-quality office building with wellness, dining and parking facilities. How companies use
offices is changing as well. Flexible workspaces account for 2.6% of Dubai's office stock, compared with 5.2%
in London and 6.8% in Singapore, according to Cushman & Wakefield Core. More than 680,000 sq ft of flexible
space has been taken up across the UAE since January 2025, and 71% of surveyed operators plan to expand
over the next 12 months. From where we sit, there appears to be plenty of room to grow as more businesses
look for ready-to-use offices without a long-term commitment, giving landlords good reason to offer more
flexible rental terms.

Over in Qatar, the industry gathered in Doha as Cityscape Qatar 2026 opened on 27 October. According to
Zawya, the event showcased more than 400 projects from over 70 developers, alongside the fourth Qatar Real
Estate Forum. Lusail, a planned city just north of Doha, took centre stage, alongside sustainable urban
development and regulatory transparency, while Qatari developer Barwa reported assets of more than
USD10.2bn across around 40 projects. The wider economy, however, is facing a difficult year, with the IMF's
October World Economic Outlook projecting Qatar's real GDP to shrink 15.6% in 2026. Even so, the strong
developer turnout suggests the industry is looking beyond this year, although buyers are likely to stay cautious
until the economy starts growing again.

In Saudi Arabia, the Real Estate General Authority has completed more than 2mn property registrations under
the Real Estate Registration Law, out of over 5mn properties set for registration, according to Argaam. The
authority plans to extend the system to all cities and regions and add more digital services, a step that should
lead to clearer ownership records, fewer disputes and greater confidence among investors.

Separately, as reported by TradeArabia, Umm Al Qura for Development and Construction signed a land sale
agreement worth around USD37mn with Methak Investment Holding to develop a tower of serviced apartments
and hotel rooms in Zone 3 of Makkah's Masar Destination. The deal adds to the steady flow of private
investment into Makkah, where demand from pilgrims and visitors continues to support new hotel and serviced-
apartment supply.

In Egypt, attention is turning to the resale market, where owners sell their properties on to new buyers.
According to Daily News Egypt, Property Exit has launched a platform offering real estate resale and
investment services, backed by financial advisory firm Gateway Financials. The platform combines valuations,
market research and financial analysis to help investors assess returns and plan when and how to sell, while
narrowing the information gap between buyers and sellers. In our view, this is exactly what Egypt's real estate
market needs, as property there has long been far easier to buy than to sell.

Finally, the US Federal Reserve held its policy rate at 3.75-4.00% this week, following a 25bp hike in
September, although two members voted for another hike and futures are pricing in roughly a 73% chance of
a further (25bp) tightening in December. As expected, the Central Bank of the UAE (CBUAE) kept its Base
Rate at 3.9%, Qatar, Bahrain and Kuwait also held, and Saudi Arabia's repo rate remains at 4.50% after
September's increase. As a result, mortgage costs across the GCC are likely to stay higher for longer, and a
December Fed hike could push them up again. This matters most for end-users who rely on financing and may
keep cash-rich buyers in the lead.

Egypt, meanwhile, moved in the opposite direction to its Gulf neighbours. The Central Bank of Egypt raised its
key rates by 100bp on Thursday, taking the overnight deposit rate to 20%, its first hike since March 2024, even
as urban inflation eased to 13.9% in September. With Egyptian buyers having long used property to protect
their savings from inflation, we believe higher borrowing costs could cool demand from buyers relying on loans
in the near term, while cash buyers continue to see property as a safe place for their money.
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Important Notice: This communication has been prepared by individual personnel of First Abu Dhabi Bank PJSC or its
affiliates (collectively, “FAB”) and, accordingly, it may not represent the views of FAB. FAB is licensed and regulated by
the Central Bank of the United Arab Emirates and its registered office address is P.O. Box 6316, 1 — Al Qurm, Abu Dhabi,
the United Arab Emirates. This communication is directed at persons (i) who have been or can be classified by FAB as
eligible counterparties, professional clients or sophisticated investors, (ii) who have experience in matters relating to
investments and (iii) other persons to whom it may otherwise lawfully be communicated. No other person should review
the contents or access the products or transactions discussed in this communication. All material contained herein,
including any proposed terms and conditions, is indicative and for discussion purposes only, is subject to change without
notice, is strictly confidential, may not be reproduced and is intended for your consideration only. It does not include a
number of terms and conditions that will be included in any actual transaction and final terms and conditions are subject to
further discussion and negotiation nor does it purport to identify all applicable risks. This communication is not a
commitment to deal in any product, offer financing or enter into any transaction described herein. FAB is not acting as your
agent, fiduciary or investment adviser and is not managing your account. The provision of information in this communication
is not based on your individual circumstances and must not be relied upon as an assessment of suitability for you of a
particular product or transaction. It does not constitute investment advice and FAB makes no recommendation as to the
suitability of any of the products or transactions mentioned. Even if FAB possesses information as to your objectives in
relation to any transaction, series of transactions or trading strategy, this is not sufficient for, and does not constitute, any
assessment of suitability for you of any transaction, series of transactions or trading strategy. Save in those jurisdictions
where it is not permissible to make such a statement, FAB hereby informs you that this communication should not be
considered as a solicitation or offer to sell or purchase any securities, deal in any product or enter into any transaction.
You should make any trading or investment decisions in reliance on your own analysis and judgment and/or that of your
independent advisors and not in reliance on FAB and any decision whether or not to adopt any strategy or engage in any
transaction will not be FAB’s responsibility. FAB does not provide investment, accounting, tax, financial, legal, regulatory
or other advice; such matters as well as the suitability of a potential transaction or product or investment should be
discussed with your independent advisors. Prior to dealing in any product or entering into any transaction, you and the
senior management in your organization should determine, without reliance on FAB, (i) the economic risks or merits, as
well as the investment, accounting, tax, financial, legal and regulatory characteristics and consequences of dealing with
any product or entering into the transaction (ii) that you are able to assume these risks, (iii) that such product or transaction
is appropriate for a person with your experience, investment goals, financial resources or any other relevant circumstance
or consideration. Where you are acting as an adviser or agent, you should evaluate this communication in light of the
circumstances applicable to your principal and the scope of your authority. Any prices used herein, unless otherwise
specified, are indicative. Although all information has been obtained from, and is based upon sources believed to be
reliable, it may be incomplete or condensed, it has not been verified by FAB and its accuracy cannot be guaranteed. FAB
makes no representation or warranty, expressed or implied, as to the accuracy of the information, the reasonableness of
any assumptions used in calculating any illustrative performance information or the accuracy (mathematical or otherwise)
or validity of such information. Any opinions attributed to FAB constitute FAB’s judgment as of the date of the relevant
material and are subject to change without notice. Provision of information may cease at any time without reason or notice
being given. Commissions and other costs relating to any dealing in any products or entering into any transactions referred
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to in this communication may not have been taken into consideration. Any scenario analysis or information generated from
a model is for illustrative purposes only. Where the communication contains “forward-looking” information, such information
may include, but is not limited to, projections, forecasts or estimates of cashflows, yields or return, scenario analyses and
proposed or expected portfolio composition. Any forward-looking information is based upon certain assumptions about
future events or conditions and is intended only to illustrate hypothetical results under those assumptions (not all of which
are specified herein or can be ascertained at this time). It does not represent actual termination or unwind prices that may
be available to you or the actual performance of any products and neither does it present all possible outcomes or describe
all factors that may affect the value of any applicable investment or product. Actual events or conditions are unlikely to be
consistent with, and may differ significantly from, those assumed. FAB shall not be under an obligation to update any
information contained in this communication. lllustrative performance results may be based on mathematical models that
calculate those results by using inputs that are based on assumptions about a variety of future conditions and events and
not all relevant events or conditions may have been considered in developing such assumptions. Accordingly, actual results
may vary and the variations may be substantial. The products or transactions identified in any of the illustrative calculations
presented herein may therefore not perform as described and actual performance may differ, and may differ substantially,
from those illustrated in this communication. When evaluating any forward looking information you should understand the
assumptions used and, together with your independent advisors, consider whether they are appropriate for your purposes.
You should also note that the models used in any analysis may be proprietary, making the results difficult or impossible for
any third party to reproduce. This communication is not intended to predict any future events. Past performance is not
indicative of future performance. FAB accepts no responsibility and makes no representation to you or to any third parties
for, and has not independently verified, the quality, accuracy, timeliness, continued availability or completeness of any data
or calculations contained and/or referred to in this communication and FAB shall not be liable for any special, direct,
indirect, incidental or consequential loss or damage which may be sustained because of the use of the information
contained and/or referred to in this communication or otherwise arising in connection with the information contained and/or
referred to in this communication, provided that this exclusion of liability shall not exclude or limit any liability under any law
or regulation applicable to FAB that may not be excluded or restricted. The transactions and any products described herein
may be subject to fluctuations of their mark-to-market price or value and such fluctuations may, depending on the type of
product or security and the financial environment, be substantial. Where a product or transaction provides for payments
linked to or derived from prices or yields of, without limitation, one or more securities, other instruments, indices, rates,
assets or foreign currencies, such provisions may result in negative fluctuations in the value of and amounts payable with
respect to such product prior to or at redemption. You should consider the implications of such fluctuations with your
independent advisers. The products or transactions referred to in this communication may be subject to the risk of loss of
some or all of your investment, for instance (and the examples set out below are not exhaustive), as a result of fluctuations
in price or value of the product or transaction or a lack of liquidity in the market or the risk that your counterparty or any
guarantor fails to perform its obligations or, if this the product or transaction is linked to the credit of one or more entities,
any change to the creditworthiness of the credit of any of those entities. FAB (whether through the individual sales
and/trading personnel involved in the preparation or issuance of this communication or otherwise) may from time to time
have long or short principal positions and/or actively trade, for its own account and those of its customers, by making
markets to its clients, in products identical to or economically related to the products or transactions referred to in this
communication. FAB may also undertake hedging transactions related to the initiation or termination of a product or
transaction, that may adversely affect the market price, rate, index or other market factor(s) underlying the product or
transaction and consequently its value. FAB may have an investment banking or other commercial relationship with and
access to information from the issuer(s) of securities, products, or other interests underlying a product or transaction. FAB
may also have potential conflicts of interest due to the present or future relationships between FAB and any asset
underlying the product or transaction, any collateral manager, any reference obligations or any reference entity. Any
decision to purchase any product or enter into any transaction referred to in this communication should be based upon the
information contained in any associated offering document if one is available (including any risk factors or investment
considerations mentioned therein) and/or the terms of any agreement. Any securities which are the subject of this
communication have not been and will not be registered under the United States Securities Act of 1933 as amended (the
Securities Act) or any United States securities law, and may not be offered or sold within the United States or to, or for the
account or benefit of, any US person, except pursuant to an exemption from, or in a product or transaction, not subject to,
the registration requirements of the Securities Act. This communication is not intended for distribution to, or to be used by,
any person or entity in any jurisdiction or country which distribution or use would be contrary to law or regulation. FAB may
process your personal data to provide you with information or promotional and advertising communications on products,
services, other events and campaigns.

If you wish not to receive email from the Market Insights team at FAB, please click here to send us your request
to unsubscribe, and you shall no longer receive such information. You can also let us know by contacting your usual
FAB representative should you wish to no longer receive any such further information. You may be entitled according to
the applicable laws to exercise your rights to access, to rectification, to erasure and to portability of your personal data, to
restrict the use of and to object to the processing of your personal data. You may exercise any such aforesaid rights by
sending your request to FAB at the following address: privacy@bankfab.com.
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