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* Hotel clock reflects the movement of RevPAR (Revenue per available room: ADR * occupancy rate) 
Note: The property clock is a graphical tool developed by JLL to illustrate where a market sits within its individual rental cycle. These positions are not necessarily representative of 
investment or development market prospects. It is important to recognize that markets move at different speeds depending on their maturity, size and economic conditions. Markets 

will not always move in a clockwise direction, they might move backwards or remain at the same point in their cycle for extended periods. Source: JLL
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Market Summary

All sectors of the market performed positively in Q3 2019. The residential sector is 
stabilizing and absorbing the shock of Q1 and Q2’s slump in performance, with more 
developers looking at West Cairo as a promising destination for new projects. Prime office 
rents continued to rise as more businesses seek to enter the market in Egypt and vacancy 
rates have declined significantly due to the lack of additional office supply over the past 
12 months. Further progress on the New Administrative Capital (NAC) is driving the 
continued shift to the east of the city, which is applying upwards pressure on rental rates in 
locations within New Cairo.  

Retail rents have also continued to increase as new market entrants are attracting more 
footfall. The retail market has also benefitted from the opening of the Almaza City Centre 
in Q3 2019. The Cairo hotel market continues to perform strongly, recording a 14% 
growth in Revenue per Available Room (RevPAR) compared to 2018, with occupancy 
rates increasing to 73% in the YT August. With limited new supply and increased visitor 
arrivals, the Cairo hotel market is expected to perform strongly over the next 12 months. 
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Office 

No new office buildings were delivered in Q3 2019, 
leaving the total office stock in Cairo at around 1.1 
million sq m of GLA. A further 23,000 sq m of GLA is 
expected to be completed in Q4, with around 156,000 
sq m of office space potentially completing next year. 
As the market is witnessing high absorption rates, a 
number of new projects and extensions of existing ones 
have recently been announced, mostly in Western Cairo. 
These are mostly mixed-use developments with ground 
floor retail options and offices & clinics on the upper 
floors.

Developers are focussing on delivering more flexible 
office space. Samcrete recently acquired the American 
University in Cairo’s former dorms in Zamalek to create 
a mixed-use development including co working space. 
Another major flex space operator is currently seeking 
sites to roll out their city-wide expansion plans. Flexible 
offices may also emerge as an attractive option for 
companies from Cairo to the New Administrative Capital. 

Supply

Office rents in center and east Cairo have risen by 
between 7% and 9% this past quarter. New Cairo (Cairo 
Festival City) and Downtown Cairo (Nile City Towers) are 
competing as the prime office location. New Cairo offers 
a more modern business district and closer proximity 
to New Administrative Capital, while Nile City Towers 
offers a downtown location bordering the overhauled 
Maspero Triangle.

Office rents in West Cairo have improved drastically 
(by as much as 11%) thanks to strong demand in both 
existing high-end gated communities (such as SODIC’s 
Polygon) and other recently announced projects. 
 
The average vacancy rate across Cairo dropped to 5% 
in Q3 2019, reflecting strong demand and limited new 
supply. 

Performance

Source: JLL
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Residential 

No new residential supply was delivered to the market 
in Q3 2019. Around 11,000 are scheduled to complete by 
year end. Two of Egypt’s biggest residential developers, 
SODIC and Emaar, have recently announced new gated 
community projects in the west of Cairo (The Estates and 
Emaar West respectively). The increased interest in the 
west reflects the lower land prices and therefore better 
affordability compared to New Cairo.

2020 could potentially witness an unprecedented 
increase in residential supply, with 46,700 units 
proposed. However, we remain cautious on the delivery 
of projects within their timeframe.

Supply

Villa sale prices in the secondary market continued to 
increase in Q3 2019, by 13% in New Cairo and 11% in  
6th of October. On an annual basis, villa prices increased 
at a faster rate in 6th of October, registering 24% growth. 
Meanwhile sale prices in New Cairo grew by just 2% 
y-o-y.

Average rental rates increased across both villas and 
apartments during Q3 2019 with the only exception 
being villa rents in 6th of October (which recorded a 
2% decline q-o-q due to newly launched projects at 
relatively competitive prices and flexible payment 
plans). Villa rents performed strongly over the past year, 
increasing by 24% in New Cairo. Further growth in rents 
is anticipated in New Cairo over the next 12 months, 
while rents in 6th of October are expected to remain 
largely unchanged.

Performance

Source: JLL
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Retail

Q3 2019 saw the handover of Almaza City Center, adding 
approximately 104,000 sq m of retail GLA to the market. 
An additional 46,000 sq m of GLA is expected to hand 
over in the remainder of the year. 

The slowdown in the future supply pipeline reflects 
the disruption to the market from the growth of 
e-commerce and a shifting of focus to merging locations 
within Egypt.

Supply

Prime retail rents increased to 21% in Q3 2019.  
Further growth in retail rents is expected over the next 
12 months.

In attempts to diversify their tenant mix and continue to 
appeal to consumers, many centre's are incorporating 
entertainment concepts and new F&B outlets. 

Retailers are also enhancing their in-store experiences in 
addition to investing in their online presence as they seek 
to implement omnichannel strategies in response to 
changing consumer patterns and trends.

Some brands that have not entered the market in a 
full-store retail format are setting up pop-up stores and 
adopting specialty leasing approaches within major 
developments in order to test market accessibility and 
consumer demand.

Performance

Source: JLL
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Hotel 

The hotel sector saw no new completions in Q3 2019, 
with the total stock of hotel keys remaining unchanged 
at 23,500. This is partly due to developers turning their 
attention to resort destinations elsewhere in Egypt. 

As west Cairo gears to become the tourist hub of the 
capital, new hotel developments are making their way to 
Cairo’s future supply. Hyatt Regency Cairo West (Al Dau), 
expected to open in Q4 2020, will bring 242 rooms next to 
the Grand Egyptian Museum.

Supply

Performance in the Cairo hotel market continued to 
improve in Q3, with occupancy rates increasing by 300 
basis points to 73% in the YT August 2019 compared to 
70% in the YT August 2018. Average daily rates (ADR’s) 
increased to USD 104 in the YT-August 2019 (almost 10% 
higher than those of August 2018). As a result, revenues per 
available room (RevPAR’s) have increased by 14%. On the 
back of these healthy performance metrics, promotional 
campaigns abroad and regulatory reforms within the 
industry in Egypt (E-TRP), we remain positive in our outlook 
for the sector.

Recent renovations of tourist attractions (e.g. The Baron 
Palace) combined with innovative concepts designed 
by local entrepreneurs (e.g. URentX) are diversifying 
and improving Egypt’s tourist appeal. The long-awaited 
completion of the Grand Egyptian Museum (due to open 
before the end of 2020) and the proposed Disneyland on the 
North Coast (with investment of USD 3.3 billion from a US / 
Saudi consortium), will further boost the hospitality sector 
in coming years.

Performance

Source: STR Global
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Definitions

Definitions

12 O’clock

12 o’clock indicates a turning point towards 
a market consolidation / slowdown. At this 
position, the market has no further rental 
growth potential left in the current cycle, 

with the next move likely to be downward. 

9 O’clock

9 o’clock indicates the market has reached 
the rental growth peak. While rents may 

continue to increase over coming quarters 
the market is heading towards a period of 

rental stabilisation. 

3 O’clock

3 o’clock indicates the market has reached 
its point of fastest decline. While rents may 

continue to decline for some time, the 
rate of decrease is expected to slow as the 
market moves towards a period of rental 

stabilisation. 

6 O’clock

6 o’clock indicates a turning point towards 
rental growth. At this position, we believe 

the market has reached its lowest point and 
the next movement in rents is likely to be 

upwards. 

Property Clock

Office

Supply. The current supply of completed 
office GLA is based on a comprehensive list of 
office buildings within certain areas in Cairo 
that have been handed over for immediate 
occupation. This includes standalone office 
buildings and office space within mixed-use 
buildings. Our project list excludes owner-
occupied and government office buildings. 

The certain areas within Cairo we cover 
include: Downtown Cairo, New Cairo, and West 
Cairo.  

The future supply of office GLA is updated 
on a quarterly basis and is based on primary 
research (physical inspections) and secondary 
research (discussions with developers). 

The future supply of office GLA is reflective 
of projects actively under construction. It 
excludes projects that have been announced, 
where ground works have not started.

Performance. The weighted average rent 
(WAR) is based on lease transactions from the 
JLL Offices and Business Space team. It reflects 
the average rates across a basket of Grade A 
buildings. 

Grade A buildings are defined as high quality 
office spaces, well located, with good access 
to infrastructure and amenities including F&B 
and retail. 

The WAR of Grade A buildings represents the 
top open-market, net rent (exclusive of service 
charge and incentives) for a new lease that 
could be expected for a notional office unit. 

Vacancy rate is based on estimates from the 
JLL Offices and Business Space team. It reflects 
the average rate across a basket of buildings. 
This basket represents approximately 86% of 
the current supply of quality office space in 
Cairo.

Residential 

Supply. The current supply of completed 
residential buildings is based on residential 
units in New Cairo and 6th of October, that 
have been handed over for immediate 
occupation. 

Our definition of residential units includes 
apartments, villas, and townhouses. 

The future supply of residential units is 
updated on a quarterly basis and is based 
on primary research (physical inspections) 
and secondary research (discussions with 
developers). 

The future supply of residential units 
is reflective of projects actively under 
construction. It excludes projects that have 
been announced, where ground works have 
not started.

Performance. Data on residential 
performance in Cairo is based on the asking 
prices and rents of a basket of selected 
residential units within selected areas. 

Retail

Supply. The classification of retail centers 
is based on the Urban Land Institute (ULI) 
definition and based on their Gross Leasable 
Area (GLA):

• Super Regional Malls have a GLA of above 
90,000 sq m 

• Regional Malls have a GLA of  
30,000 - 90,000 sq m 

• Community Malls have a GLA of  
10,000 - 30,000 sq m 

• Neighborhood Malls have a GLA of 3,000 
- 10,000 sq m 

• Convenience Malls have a GLA of  
less than 3,000 sq m

The current supply of completed retail GLA is 
based on a comprehensive list of mall-based 
retail in Cairo that have been handed over 
for immediate occupation. Our project list 
excludes street retail and retail within mixed-
use buildings. 
 

The future supply of retail GLA is updated on 
a quarterly basis and is based on primary 
research (physical inspections) and secondary 
research (discussions with developers).

The future supply of retail GLA is reflective 
of projects actively under construction. It 
excludes projects that have been announced, 
where ground works have not started. 

Performance. Weighted average rents (WAR) 
are based on lease transactions from the JLL 
Retail team. It reflects the rents across a basket 
of super regional and regional centres. 

WAR represents the top open market net rent 
expected for a standard in line unit shop of 100 
sq m in a basket of centers. Given the variation 
in rentals, we quote percentage change for 
retail rents rather than actual figures. 

Vacancy rate is based on estimates from the 
JLL Retail team. It reflects the average rate 
across regional centres in Greater Cairo. 

Hotels 

Supply. The current supply of hotel rooms 
is based on data from the Egyptian Hotel 
Association. It reflects hotel rooms that have 
been handed over for immediate occupation. 
Our project list includes all graded supply and 
excludes serviced apartments. 

The future supply of hotel rooms is updated 
on a quarterly basis and is based on primary 
research (physical inspections) and secondary 
research (discussions with developers). 

The future supply of hotel rooms is reflective 
of projects actively under construction. It 
excludes projects that have been announced, 
where ground works have not started.

Performance. STR performance data is 
based on a monthly survey conducted by STR 
Global on a sample of international standard 
midscale and upscale hotels. Average Daily 
Rates (ADR) and Revenue Per Available Room 
(Rev Par) are the key performance metrics.
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