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ECONOMICS

Headline sentiment index turns negative across the region, though
pockets of resilience remain evident

(3 rICS

The headline regional index moves into negative territory, driven by a deepening correction in the UAE
Saudi occupier conditions prove relatively resilient despite the tougher geopolitical backdrop, though

softening is more evident in the investment data

Zimbabwe and Uganda join the commentary this quarter, with both markets reporting positive demand

conditions in Q2

The Q2 2026 GCPM results across MEA point to a
weaker overall picture for the region’s commercial
property markets in aggregate. The headline
Commercial Property Sentiment Index slipped to -1,
from +3in Q1, with the Occupier Sentiment Index at

-2

having been clearly positive previously, while the

Investment Sentiment Index was little changed at 0

(C

hart 1).

As Chart 2 shows, comparing the latest readings with

th

e 2025 average, the deterioration has been most

pronounced across the UAE, where the heightened

te

nsions across the Middle East since the turn of the

year have been felt most directly. While the results
across Saudi Arabia are well off the highs seen

th

rough 2022-2024, the latest feedback shows many

Eockets of resilience despite the tough geopolitical
ackdrop. Meanwhile, the CPSI in South Africa

re
JO

mains in positive territory, and the two markets
ining the coverage this quarter, Zimbabwe and

Uganda, do so with positive readings of their own.

The UAE market downturn deepens

The scale and speed of the reversal in the UAE

re

mains the defining feature of the regional results.

Having averaged +34 across 2025, the CPSI fell to -12

in

Q1 and to -32 in Q2, the weakest outturn since the

pandemic. Chart 3 sets the headline index alongside

Chart 1 - Occupier and Investment Sentiment Index
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the occupier and investment series, which have
followed the same trajectory.

Investment enquiries have seen the starkest
deterioration. Indeed, the net balance fell to -70%, from
-32% in Q1 (compared to readings consistently above
+50% through last year). What's more, the Q2 figure is
the weakest outcome for the series since 2009. Foreign
investment enquiries tell a similar story, posting a net
balance of -66%, indicating that overseas capital has
adogted a cautious stance. Occupier demand fell to a
net balance of -35% from -15%, with retail remaining
the weakest segment at -46%. Meanwhile, net balances
for availability and inducements moved higher, while
development starts registered -39%, collectively
pointing to a market adjusting quickly to weaker
demand.

Even so, respondents appear to view the episode as
a sharp adjustment rather than the begginning of a
sustained decline. Twelve-month rental and capital
value expectations remain moderately positive, at
+2% and +1% respectively, and credit conditions,
while still clearly negative at a net balance of -26%,
were marginally less so than in Q1. Perceptions of
the cycle have nevertheless shifted, with the share of
respondents placing the market at its peak halving to
26% and roughly 50% of responses now identifyin
conditions as consistent with a downturn phase (Chart

Chart 2 - Commercial Property Sentiment Index by
Country
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Saudi Arabia: occupier resilience, investment
caution

The Saudi Arabian results point to a market holding
up comparatively well given the tougher geopolitical
backdrop, though with a clear split between the
occupier and investment sides. The CPSI came in at
+15, up from +12 at the end of last year, with the OSI
at +16 and the ISI at +14.

Occupier trends have proved relatively resilient. On
a net balance basis, tenant demand strengthened

to +30%, from +20% in the final quarter of last year,
with office demand particularly firm at +43% and
retail demand turning positive at +7%. Availability
slipped to -3% and the level of inducements on offer
fell to zero, together suggesting space continues to
be absorbed even as the wider environment has
become more uncertain. The softening is more
evident in the investment market, where the net
balance for investment enquiries eased to +21%,
foreign investment enquiries moderated to +8% from
+30%, and the credit conditions indicator declined to
a net balance of +8% from +30% (Chart 4).

Forward-looking metrics nevertheless remain solid,
with the net balance for twelve-month capital value
expectations firming to +48% and rental expectations
to +47%. At the sector level, prime office capital

value growth of nearly 7% is still anticipated over the
coming year (Figure 5).

South Africa steady, with foreign buyer interest
returning

South Africa recorded a CPSI reading of +13 this

time around, up from +11 in Q1, leaving it among the
more stable markets in the region this quarter. Office
occupier demand strengthened, with a net balance
of +50% of respondents reporting stronger demand,
while the reading for investment enquiries rose to
+25% from +15%. Most notably, foreign investment
enquiries turned marginally positive at +5%, marking
the first time this series has been above zero since
2014,

Chart 3 - UAE Market Indicators
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Chart 4 -Credit Conditions Indicator
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Not all indicators moved in the same direction,
however. The retail occupier demand measure fell to a
net balance of -7% from +27%, while credit conditions
turned modestly negative at a net balance of -6%
having been positive in Q1. Even so, the overall picture
remains one of stability, and expectations are solid,
with all-sector twelve-month capital value growth of
around 3.5% anticipated, led by student housing and
data centres.

Zimbabwe and Uganda join the coverage on a
positive footing

This quarter marks the first inclusion of Zimbabwe and
Uganda in the coverage. Both enter with positive CPS|
readings, Zimbabwe at +14 and Uganda at +7, with the
balance of feedback in each case Rointing to markets

in the early stages of an upturn. The underlying detail
is encouraging in both cases, particularly on the
demand side. On a net balance basis, occupier demand
in Zimbabwe stands at +27%, led by an exceptionally
strong retail reading of +64%, while investment
enquiries are firmly positive at +41% and development
starts at +63%. Office occupier demand is the one
notable weak spot, with the net balance negative at
-18%. Twelve-month expectations are robust, with
rental and capital value expectations at +41% and +42%
respectively, while prime retail and multifamily assets
carry the strongest sector projections.

Uganda reports the strongest occupier demand
reading in the region, at a net balance of +42%, with
gains spread evenly across the office, industrial and
retail sectors. Investment enquiries are similarly strong,
evidenced by a net balance reading of +48%. The
forward-looking picture is somewhat more moderate
than in Zimbabwe, with the net balances for twelve-
month rental and capital value expectations both just
below +28%, while sector projections are led by student
housing. In both markets, elevated availability readings
suggest that supply is expanding alongside demand,
which may temper rental growth even where activity
remains strong.

rics.org/economics
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Chart 5 - Twelve-month Capital Value Growth Projections by Sector and Country
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Chart 6 - Perceptions Regarding Point in the Cycle
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Regional comments from survey participants

Bahrain
Current market scenario. - Busaiteen

Effects of War in the region are the significant driving factors in the
market currently. - Manama

For the last three months, Bahrain does not appear to have
experienced a broad collapse in demand, but demand has

likely weakened compared with late 2025, especially in tourism-
related and trade-dependent sectors due to regional disruptions.
Government support measures and liquidity programs were
introduced to cushion the slowdown. - Manama

Market activity has been suppressed by the regional conflict. New
entrants have held back, fit-out works and development have been
stalled due to supply chain issues. Sectors such as hospitality will
have a longer recovery time than other areas of the economy as it
may take some time for tourists from outside the region to return.
Bahrain's hospitality sector will be more resilient than others in the
GCC as many tourists come from within the region. - Manama

Not strong economic environment. - Manama

Still feeling the effects of the conflict. - Manama

Egypt

Egypt witnessing revolution in real estate development, with cost
increases, in parallel with increase in demand, which rhave pushed
rents and values of all real estate.. - Alexandria

Kenya

The Mombasa commercial property market remains stable. Retail
is the strongest-performing sector, supported by steady consumer
demand, tourism, and neighbourhood shopping centres. The
industrial sector is experiencing higher vacancy levels as some
logistics and manufacturing activities continue to shift inland,
while the office market remains subdued due to moderate occupier
demand. Investor activity is cautious, with interest concentrated in
well-located, income-generating assets. - Mombasa

Government continues to influence real estate decisions both
directly and indirectly through policy interventions, central bank
interest rate adjustments, direct investment in infrastructure, and
the unprecedented supply of affordable housing. Major real estate
investments continue to be largely driven by foreign investors. -
Nairobi

Malawi

Malawi is currently facing a recession. Property market has
stagnated with rentals slightly rising because of adjustment to
rising inflation. However, retail space is increasing with a lot of
traders closing and relocating to neighboring countries. - Blantyre

Mauritius

The commercial property market in Mauritius generally remains
stable with continued demand for well-located office, retail and
mixed-use properties. In the Plaines Wilhems area, especially
around Ebene, Quatre Bornes, Rose Hill and Curepipe, demand

is still driven by financial services, professional firms, education
and healthcare and local retail activity. But tenants are becoming
more selective and are looking at things like affordability, parking
facilities and quality of building. - Quatre Bornes

In Mauritius the property market is generally buoyant and dynamic.
For the investor the market offers an opportunity to maximise their
profit. Occupiers’ demand has increased a lot during the past 20
years thus making the acquisition of a house exorbitant. With the
acquisition of properties by foreigners the amount of foreign direct
investment has kept increasing over the years. It is noteworthy
that Mauritius has benefited a lot from such an investment. - Trou
aux Biches, district of Pamplemousses

Nigeria

From the downturn with right policies,upward turn is imminent. -
Abuja

Lagos remains the dominant commercial real estate market in
Nigeria and continues to benefit from its position as the country’s
economic, financial, and logistics hub. Market activity has improved
over the past year despite ongoing macroeconomic challenges,
including inflation, high financing costs, exchange rate volatility,
and pressure on operating expenses. Occupier demand is
becoming more selective, with businesses prioritizing efficiency,
quality, and locations that offer reliable infrastru. - Lagos

With inflation in Nigeria, market is not picking up as expected
especially with ongoing political election. However, the retail
market has increased especially with high demand in residential
buildings for the middle income class. The banking sector has
reduced the interest rate to attract more investors so as to
synergies the economy. Also, the government has improved on
infrastructural facilities such as roads to improve investments
appetite. Above are some of the efforts being implemented. - Lagos

Generallythere is increased demand for offices and retail

outlet within the Port Harcourt and it's environs.This leads to a
corresponding increase in the supply of offices and retail shops. -
Port Harcourt

Oman

The commercial property marketin Oman remains cautiously
positive, supported by continued economic diversification,
infrastructure development, tourism growth, logistics activity,

and government-led initiatives under Oman Vision 2040. Demand
is generally stronger for well-located, good-quality assets,
particularly in established commercial areas of Muscat and in
sectors linked to logistics, industrial use, mixed-use developments,
and hospitality. - Muscat

The current conflict conditions and the crisis surrounding the

Strait of Hormuz cast a heavy shadow over the global economy in
general, and neighbouring countries in particular. Furthermore,
the notoriously hot weather in the Arabian Gulf states constitutes a
highly significant factor influencing current market trends. - Muscat

The market is heating up in Oman across all sectors. Facilitated by
prudent fiscal measures by the Oman government and increased
FDI to diversify away from reliance on oil revenues. Construction
costs however remain high, prolonged now by regional geo-
political events. There remains some uncertainty regarding
absorption rates and sales values + oversupply in the coming years.
However, growth remains robust and generally market participants
are positive about Oman'’s prospects in the years ahead. - Muscat

Republic of the Congo
Market is stable, but lacks momentum. - Brazzaville

Although the global situation is unstable, with tensions in

the Middle East and the conflict in Ukraine continuing to
escalate, economic development in the Republic of the Congo is
advancing, and infrastructure investment will drive the country’s
development. - Pointe-Noire

Saudi Arabia

Overall market mostly depends upon geopolitical situation. - Al
Jazeera Building Al Jubail

There is a major problem in the Saudi market regarding developer
financing, requiring guarantees of up to 200% of the project value.
This is compounded by constant changes in real estate regulations
that surprise both investors and developers, as well as numerous
taxes and fees. These changes alter the findings of the studies
upon which investors relied on. - Jeddah

rics.org/economics
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Regional comments from survey participants

The market across the Kingdom continues to evolve and attract
more foreign businesses as well as the expansion of Government
and home grown businesses. A lack of supply in sectors such as
Grade A offices are pushing up rents and added additional stress to
an already overly competitive market. - Riyadh

South Africa

Alot of properties that have been developed for particular
functions and to repurpose them with thoughtful space planning
is becoming quite the headache for investors as the return
diminishes so much and its making deal strategy difficult to
package. - Johannesburg

Protracted nervousness around where the Middle East conflict
settlement will end. Prices have risen significantly in groceries and
fuel, but whether they will return to somewhere near the beginning
of the year is seeming unlikely. People’s day-to-day spending is
being reduced and the incentive to move diminishes. This impacts
across the property sectors. - Johannesburg

The SA Reserve Bank tightened lending conditions by raising
interest rates b 25 basis points to 7%. - Pretoria

Bad government policies and incentives lacking. - Rustenburg
Uganda

In the Ugandan market, ESG factors are not as significantly
impacting values, and as such, we have not yet developed
benchmarked premiums for valuations. However, some players,
especially the foreign investors/clients, are actively inquiring on
the adaptability of different assets to climate change and require
a highlight of these identified ESG factors in valuation reports. -
Kampala

The market is beginning to stabilize after the January Elections and
Post election security crackdowns. - Kampala

Uganda is still a developing country, and the housing deficit
remains a major challenge, particularly in urban centers. Housing
affordability is another significant concern, as many people are
unable to afford adequate housing and instead opt for lower-cost
alternatives, often resulting in the growth of informal settlements
and slums. - Mbarara

United Arab Emirates

Abu Dhabi’s recent rent freeze could result in increased tenant
retention but caps landlords near term revenue. - Abu Dhabi

All depends on the effective and permanent solution of the
ongoing reginal conflict. - Dubai

Green and sustainability considerations are becoming more
important in commercial property, especially for offices, retail
and income-producing assets. In my view, the impact should be
considered where it is supported by market evidence and where
it affects rent, occupancy, operating costs, capital expenditure,
tenant demand or investor appetite. From my experience in the
UAE market, especially Dubai, Sharjah and the Northern Emirates,
sustainability is not always clearly reflected directly. - Dubai

The real estate market within the region is currently facing a period
of decline, influenced by the ongoing geopolitical tensions in the
Middle East. These developments have created uncertainty among
investors and occupiers, adversely affecting market confidence.

As a result, both property prices and rental levels are experiencing
downward pressure across various property sectors. - Dubai

The UAE real estate market remains resilient, supported

by population growth, foreign investment, and economic
diversification. Residential demand remains strong, while Grade

A offices and logistics assets continue to outperform. Increased
supply is expected to moderate price growth, but overall sentiment
remains positive. Despite global economic uncertainty, the UAE
continues to benefit from strong fundamentals, infrastructure

investment, and sustained investor confidence. - Dubai

The year started with positive momentum across rents and capital
values; however, the Middle East conflict introduced uncertainty,
primarily impacting rental demand as occupiers delayed decisions
and seasonal summer trends took effect. Capital values remained
relatively stable, reflecting a more cautious market, although
sentiment is improving as confidence returns with greater visibility
on the conflict outlook. - Dubai

Zambia
The market is showing early recovery. - Lusaka

Due to forthcoming General elections in the country there is less
activity in the Real estate market especially from investors. - Ndola

Zimbabwe

Due to Climate Change the Commercial Real Estate sector has been
impacted heavily in Zimbabwe and robust adaption strategies

to are needed to enable the sector to be resilient. Economic
fluctuations in Zimbabwe need Commercial Property Developers,
Valuers, Property & Facility Manager’s,Agents,Investors and
Principals to be abreast of current trends and economic cycles
happen atalocal, regional and international level since the world
is now a Globalised village. - Bulawayo

Residential property values have increased significantly in the past
three years. However, demand for office space is declining in city
centres, with vacancy levels rising above 50%. Demand for retail
cubicles has reached its peak as evidenced by constant rentals and
decline in retail buildings partitions. - Bulawayo

In Zimbabwe, the conversations on sustainability are beginning

to grow, however implementation is still at its infancy with big
organizations like Old Mutual making the leading strides in their
recent developments or redevelopments. The country has become
a retail hub with most supermarkets being overtaken by smaller
tuck-shops and some being converted to multitenant retail spaces
through subdivision of spaces. SMEs are taking up most of these
spaces. - Harare

“Office demand remains subdued as remote work and economic
uncertainty weigh on uptake, with rising vacancies in CBDs. In
contrast, retail and warehousing space has significant demand
driven by FMCG, and growth in logistics and informal trade.

Green building adoption lags; only 1 LEED-rated project exists, still
under construction ESG initiatives are limited across the sectors,
with few developers prioritising sustainability standards. - Harare”

The Zimbabwean market is very active at the moment and poised
for growth. In terms of rentals and capital values, the market is

in a period of self correction after reaching an all time peak and

the expectation is that they wont be significant changes. The

issue of sustainability and ESG is still seen from a perspective of
occupier resilience for tenants and owner occupiers, although
institutional investors are starting to consider the aspect due to the
requirements of sustainability reporting. - Harare

The Zimbabwean real estate market is slowly becoming more
alive. There are a lot of developments happening which and green
building principles are slowly being embraced. - Harare

There has been no major change in the property market. Limited
financing and economic policy uncertainty continue to impact
investor decisions. - Harare

Whilst the issues relating to Sustainability in buildings is gaining
traction as evidenced by webinars and seminars relating to that
specific matterlittle is being done by way of institutional support
from the government and therefore the real estate industry has
remained in the traditional course it has always been. - Harare

rics.org/economics
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Global Commercial Property Monitor

RICS’ Global Commercial Property Monitor is a quarterly
guide to the trends in the commercial property investment
and occupier markets. The report is available from the
RICS website www.rics.org/economics along with other
surveys covering the housing market, residential lettings,
commercial property, construction activity and the
facilities management market.

Methodology

Survey questionnaires were sent out on 10 June 2026 with
responses received until 13 July 2026. Respondents were
asked to compare conditions over the latest three months
with the previous three months as well as their views as
to the outlook. A total of 1368 company responses were
received.

Responses have been amalgamated across the three

real estate sub-sectors (offices, retail and industrial) at a
country level, to form a net balance reading for the market
as awhole.

Net balance = proportion of respondents reporting a rise
in a variable (e.g. occupier demand) minus those reporting
a fall (if 30% reported a rise and 5% reported a fall, the net
balance will be 25%). Net balance data can range from -100
to +100.

A positive net balance reading indicates an overall increase
while a negative reading indicates an overall decline. The
RICS Occupier Sentiment Index (OSI) is constructed by
taking an unweighted average of readings for three series
relating to the occupier market measured on a net balance
basis; occupier demand, the level of inducements and

rent expectations. The RICS Investment Sentiment Index
(ISI) is constructed by taking an unweighted average of
readings for three series relating to the investment market
measured on a net balance basis; investment enquiries,
capital value expectations and the supply of properties
for sale. The Commercial Property Sentimet Index is an
unweighted average of the OSI and ISI. Regional indicators
are weighted using estimates of the stock of commercial
property provided by LaSalle Investment Management,
and are adjusted on an annual basis.

Contact details

This publication has been produced by RICS. For all
economic enquiries, including participation in the monitor
please contact: economics@rics.org

((\ RICS

Disclaimer

This document is intended as a means for debate

and discussion and should not be relied on as legal or
professional advice. While every reasonable effort has
been made to ensure the accuracy of the contents, no
warranty is made with regard to that content. Data,
information or any other material may not be accurate and
there may be other more recent material elsewhere. RICS
will have no responsibility for any errors or omissions.
RICS recommends you seek professional, legal or technical
advice where necessary. RICS cannot accept any liability
for any loss or damage suffered by any person as a

result of the editorial content, or by any person acting or
refraining to act as a result of the material included.

Economics Team

Simon Rubinsohn
Chief Economist

srubinsohn@rics.org
Tarrant Parsons

Head of Market Research & Analysis

tparsons@rics.org
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Delivering confidence

We are RICS. As a member-led chartered professional body
working in the public interest, we uphold the highest technical
and ethical standards.

We inspire professionalism, advance knowledge and support
our members across global markets to make an effective
contribution for the benefit of society. We independently
regulate our members in the management of land, real
estate, construction and infrastructure. Our work with others
supports their professional practice and pioneers a natural
and built environment that is sustainable, resilient and
inclusive for all.

Enquiries
contactrics@rics.org
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