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KARIM MAKAREM

Partner & Directon

This past year has confirmed the slow

market that began in 2011, as the systematic drop ¢

the main indicators goes [o show. It Is no surprise to anyone
situation and the

ortrait, the current situation
phase of stagnati
onger to be finalized and absc
D but demand persists. It is natural for |

down better than others. Tt ospitalit g
ments have been the most badly hit. Many hotels have had to
shut their doors :

grow. To !

drop their as

While the sale of high-end products is almost at a standstill,
residential studios between 70 and 80 SOM do not seem Lo
have been much affected by the slowdown. They continue to

sell well.

7, list prices have not dropped. Developers and

d ;Z_)()":-.é”'l'v"r? turn in events

The land market continues to be impervious to the difficult
nomic and security conditions as land continues to be a safe in-
vestment option. The price of land in Beirut continues to climb
and developers are still on a constant lookout for new opportu-
nities. although they will only buy at fair market value.




s Plots for sale in Ashrafieh are a rare product. Some areas have always had

To p F Ive a special cachet, while others have developed an image over the past several
. years. The heart of prime Ashrafich has traditionally been the area of

MOS[ Expens Ive |_ an d Sursock, which now sits at the center of the area known as the “Golden
Square.” The scarcity of land in the surrounding areas has spilled into

B k " A h ﬁ h neighboring areas, including Abdel Wahab el Inglizi Street or Georges
a n S | n S ra e Haimart Street. Other streets are prized for different reasons. Charles Malek
WHICH STREETS TOP THE LIST? Avenue, for instance, is Ashrafieh’s prime business center, while Georges

Haddad Avenue has the advantage of sitting at the entrance to BCD. The
highest land prices in Ashrafieh reach a value of around USD 2,500 per BUA.
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Top Five

Most Expensive Land
Banks in Ashrafien

WHICH STREETS TOP THE LIST?

CHARLES MALEK AVENUE

The business equivalent of Sursock Street, Charles Malek Avenue is the most prestigious com-
mercial hub of Ashrafieh. With some of the most prime business centers of Beirut, the street
has a very good image and is home to some of the leading businesses in town. Compared to
building residential developments, the cost of building offices and retail is considerably lower,

The most prestigious residential street of Ashrafieh, Sursock Street carries the prestige and aura
of one of the oldest families of Beirut. Lined with a few beautiful palaces, most notably the famed
“Sursock Palace” and the Linda Sursock Museum, the street is quiet, green, and very pleasant.

GEORGES HAIMARI STREET

The culminating point of Ashrafieh, this street has the tallest towers of the area. The rooftop of
Ashrafieh is 40 floors from ground level. This ability to reach the clouds makes Georges Haimari
Street a very lucrative investment to developers — prices usually go up by USD 100 per SOM pet
floor, so the 40th floor should sell at USD 4,000 more per SCGM than the first floor. The only
plots availadle are located on the southern side of the street. This is slightly less attractive than
Lhe northern sicde, which puts a slight downward pressure on prices.

GEORGES

STREET

CHARLES MALEK
SURSOCK
GEORGES HAIMARI e R
ABDEL WAHAB EL INGLIZI

EASTERN GEORGES
HADDAD ABDEL WAHAR ELINGLIZI

SURSOCK

* PRICE OF BUILDABLE, SELLABLE AREA ALLOWED
ON THE PLOT AS PER GOVERNING ZONING REGULATIONS

SOURCE: RAMCC SARL SEPTEMBER 2013 GEORGES HAIMARE

EASTERN GEORGES HADDAD AVENUE

The area of Saifi is a mixed commercial and residential neighborhood. with either apartments
or offices on the upper floors and retail on ground floor level, Although the area lacks a special
cachet, land prices are boosted by one major consideration: lts bordering of BCD and its prox-
imity to Saifi Village. Saifi has the added advantage of not falling within the Solidere urban regu-
lation zoning, and thus is not restricted by the building constraints of Solidere.

ABDEL WAHAB EL INGLIZI STREET

Ihis prime residential street is within Ashrafieh’s Golden Square. It caters to the upper-middie-
class of Ashrafieh, with some of the capital’s most impressive mega-developments. The fact
that there is only limited high-end retail on ground level boosts the street’s image and the price
of apartments,




Verdun is an established, prestigious

residential address — from a quiet suburban
neighborhood containing individual villas
surrounded by gardens, it developed into a
good quality residential neighborhood of Ras
Beirut in the 1960s and early 1970s.

The southern part of Verdun, from Goodies
toward Saeb Salam (Mazraa) Boulevard, is
the most expensive. It is thus more dynamic as
it enjoys affluent demand and has the most
recent developments.

While the overall image of Verdun remains
upscale, the new supply, particularly the one
on Verdun Street, has become slightly less
up-market. Still, the name of Verdun enjoys
an excellent reputation and attracts sustained

and stronger demand .
VERDUN RESIDENTIAL MARKET
ction 330

/SQM) 3,600 - 4,500

7

SUPPLY \
There are currently seven projects taking
place in the area of Verdun. Altogether,
they offer a total residential area of around
68.000 SQM. or slightly more than 205
apartments. This reflects an average apart-
ment size of around 330 SOM, which is a
net decline from the large apartment sizes
that formerly characterized the prime
neighborhood of Verdun.

Qverall, however, the better-quality proj-
ects under construction in Verdun are
signed by some of the leading developers
in the construction industry. In particular,
two of the most recent projects under con-
struction are mega-developments that
offer all the amenities modern residential
towers are expected to have.

The past several years have seen residential
developments on Verdun Street (Rachid
Karameh Street), which was shunned by
developers during the 1980s and 1990s,
when the street attracted strictly commer-
cial (office and retail) projects.

DEMAND - -

Verdun has traditionally attracted the moneyed local elite, looking for a large family home as
a primary residence. Over the past few years, however, demand has been changing.

First, demand is shifting from high-income households to the upper-middle market. This is
reflected in the shrinking size of apartments, ideally around 250 SOM, to adapt to shrinking
budgets, which currently range between USD 1 - 1.5 million.

Today, demand is shifting from the local social Ras Beiruti elite to the expatriate community,
particularly the African Diaspora. Because many new buyers do not live permanently in Leba-
non, demand is characterized by a small pied-a-terre in Beirut and not a primary residence,.
and by the growing number of investors buying to rent or sell.

Verdun's popularity remains intact. with an absorption rate of more than 55% across all new
projects currently under construction in the area.

SALES PRICES

Despite the changing profile and budgets of the new Verdun buyers, the area remains among
the highest priced in Ras Beirut, mainly due to its very strong positive image and high social
standing.

Starting asking prices vary between USD 3,600 and USD 5,500 per SOM. depending mainly
on the project’s exact location. The internal streets of southern Verdun are the most prized,
with starting asking prices ranging between USD 4,700-5,500 per SQM. These prices may
be boosted by the arrival of ABC Verdun around the year 2020. Northern Verdun is less pleas-
ant and has a lesser commercial cachet. Starting asking prices between the Verdun Paolice
headquarters and the BLOM Bank headquarters stand around USD 3,600 and USD 4,500
per SQM.




South-Eastern Periphery :

The immediate, south-eastern periphery of Beirut is well-serviced in shopping malls: To the existing
Beirut Mall and Le Mall Sin el Fil has just been added the largest shopping center of the area — Cily
Center, supplementing the area’ existing leasable area of 29,000 SQM with another 60,000 SQM of
refail space. These three malls cater to the catchment area at the border of Municipal Beirut as well as
sonte Beirut neighborhoods. Located on high-traffic, main thoroughfares and at strategic intersections
(Tayyouneh Roundabout, Habtoor Roundabout, and Damascus Highway), they are easy to access for
nearby residents as well as shoppers coming from further away. All three of these malls target a pre-
dominately low-mid-market clientele with mass market brands and fast food chains.

el Q NAME LEASABLE AREA (SQM) OPENING DATE
= ° Beirut City Centre 60,000 2013
e CityMall 60,000 2005
Dbayeh ABC Dbayeh 45,000 1992*

Le Mall Dbayeh 24,000 2012

Beirut Mall 16,000 2006

Le Mall Sin el Fil 13,000 2008

205,000
9 * Fully renovated and relaunched in 2012.
Riias SOURCE: RAMCO SARL - SEPTEMBER 2013
Northern Suburbs

ST Three large shopping malls at the northern exit of Beirut offer a total of 116,000 SQM of retail space.
Si el kil Although City Mall no longer holds the leadership position as the largest mall in the country, it is at a tie
il b g with Beirut City Centre. ABC Dbayeh has recently finished its several-year renovation works to add more
retail space, a movie complex, and a kids play avea. Le Mall Dbayeh has also launched its second brand
gr.‘.-‘n Center right next door to ABC, increasing the attraction potential for shoppers toward the area in general.

Located immediately on the main Dora and Dbayeh Highway, all three are extremely easy to access and
very highly visible. They are located on one of Lebanons busiest highways, with an estimated 150,000 cars
contmuting into and out of Beirut through there every day.

Southern Suburbs
The suburban areas of Greater Beirul count a lotal of six malls. Three malls are located within the first peripheral The southern exit of Beirut, the near southern suburbs are a huge niche market with great potential. The
circle outside Municipal Beirut, and three in the far northern suburbs of Dora and Dbayeh. Together, these malls exil highway from Beirut is the second busiest thoroughfare of the country, with tremendous cormmuting
offer more than 650 brands. This is quite natural, as the Greater Beirut area is home to more than two-thirds of traffic. Many developers are actively looking for a good plot and location - easy to access from both sides
the capilal’s inhabitanis. The southern suburbs of Beirut are still not serviced in modern, large shopping centers. of the highway, large enough to accommodate at least 50,000 SQM of leasable retail space. One mall is
The entire area from Jnah to Khaldeh does not have a single adequate shopping center within less than a under construction In South Beirut: Spot C Mall in Shweifal, with 47,000 SQM of leasable area; and
30-minute drive from Beirut. Malls cater to commuters returning home from work or to people looking for an Airport Mall in Aramoun, with 60,000 SQM of leasable area is in the piepline.

entertaimment destination



BCD is the prime office hub of Beirut —impeccable urban plan

e e e ) e s s i s el S I e
ning, high concentration of dedicated office BUA, stock of

good quality, and excelfent amenities are all advanltages
very few other areas can claim, and certainly none on such a
large scale. These many advantages make BCD one of the
most expensive office stocks 1n town, which post some of the
highest occupancy rates in Beirut. BCD, however, also has
some

such as the presence of a number of high-security institutions

major drawbacks that hamper fts further development,
(the Parliament, a number of ministries, the UN House, the
Embassy Complex, etc.), and a higher sensitivily to any secu
rity or political upheavals.
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SUPPLY
A lotal of aboul 430,000 SOM of office space already
BCD. An additional 35,000 SOM are c:urrently uncier constr
Stock is made up of three different types of office profiles: _
* A large chunk of the stock is constituted of renovated old buildings, which Hor|
laid-out, partitioned into small rooms, have minimal commaon services and m‘amtenance.
and no underground parking facilities. : . _
* Some renovated old stock is of very high-end quality. Although they do not foﬂrﬁm‘kng
spaces and have only basic common area facilities and amenities, they do offer an open
floor plan that conforms to modern office standards. Their high ceilings and large bay:

windows make them very pleasant working environments and highly prized by businesses

in search of a unique brand image. -

« New stock in BCD Is the most modern, high-end office stock in the country. which
conforms to the highest international standards - large open spaces, state-of-the-art
amenities and services, underground parking, excellenl maintenance. ..

DEMAND

Demand for offices in BCD comes from local service companies — media agencies, telecom
firms, financial companies, real estate agencies, engineering and architecture Arms, contract-
Ing agencies, etc. — that require a high profile brand image because they receive customers Lo
their offices. Some large local companies also like to establish their headguarters in the most
luxurious business centers of Beirut. Multinational companies were also a Lraditional source
of demand for BCD offices because of the image of the area and the quality of the stock it
offers. Lately, however, and due to the strict security measures and the hyper-sensitivity of
BCD to any pelitical developments in the country, many multinationals prefer to be located
outside BCD. Demand is strongest far northern BCD, around Bab ldriss, the Foch-Allenby
area, and around Uruguay Street. Other parts of BCD are less attractive because they never re-
covered from the protracted sit-ins between 2006 and 2008 and the more recent sit-ins near
the UN House. Conversely, Park Avenue or Minet el Hosn, are attractive because of their easy
access and modern stock.

OCCUPANCY RATES

By the end of 2012, offices in BCD posted an occupancy rate of around 80% across the differ-
ent types and grades of offices. This rate has not changed during 201 3, although new transac-
tions have been scarce in recent months. Grade A, modern office space, however, posts

nearly full occupancy rate.This is a record high occupancy rate for BCD. However, it is
dragged downward by a number of factors:
* Many buildings are offered in their entirety on the sale or rental market, which has
obviously made it difficult to find buyers or tenants.
* A number of old renovated buildings are in a deplorable state of maintenance and
do not attract tenants.

142
430,000

twe !east WEH mammmeﬁ- stock of oid
renovated buildings, without parking, to a
high of USD 400 per SOM per year in the
most luxurious and most modern business
centers, with wide open spaces, top-of-
the-lineé maintenance and amenities, and
underground parking spaces.

These rental values reflect sales prices of
UsSD. 6,000-7.000 per SOM for core and
shell stock. Old stock without parking facili-
ties post sales prices that vary between
UsD 4,500 and USD 6,000 per SOM for
the first floor. depending on the quality of
the building and its state of maintenance.




BCD
Special

ne

The Beirut Central District (BCD) has defined itself from the earliest days
of its reconstruction as the leading prime real estate address of the capital.
Its developments follow the highest international design and construction
standards, its buildings adhere to the strictest norms, and it has the most
perfected Master Urban Plan of any other neighborhood in Beirut,

B

eyed elite,
Many of these large apartments are duplexes
or triplexes, very often reserved for the top-
most floors of the impressive towers of BCD.
Some buildings offer stunning penthouses,
with swimming pools, huge terraces, and
breathtaking views of BCD, the Mediterranean,
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prestigious architectural gems: mega, ulira-m

garden are the rarest gems of all. :
Their advantages are innumerable: Tﬁ'_ey are in
very limited supply, making them extremely exclu-
sive; they are located in the most prestigious
urban environment in Beirut; they are close to
the capital’s leading business, shopping, and lei-
sure centers; and they are often associated with
a long history and exquisite architecture.

There are no more than 15 private villas and pal-
.aces across BCD, located for the most part in the
area of Wadi Abou Jmil.
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ties they offer, such as the size of the gar
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particularly

how sheltered it is from public gaze,
the surrounding high-rises.

Officially, none of these properties are for sale.
However, unofficially, they are all potentially on
the market — at a minimum price tag of USD 50
million or anywhere between USD 15,000 and

USD 20,000 per SQM.
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WHAT WE SAID

“Syrian nationals have invested heavily in Lebanese real
estate during the past 20 years but we have not felt a surge
of investment in Lebanon since the Syrian crisis began, as
Syrian nationals have preferred to own property in Cyprus or
Dubal for security reasons.”’

Syrian nationals have chosen to own property in Cyprus or Dubai in-
stead of Lebanon - Al Joumhouriah, 17 july 2013

"Despite the generally troubled situation, the price of land
continues o climb. [...] Money laundering contributes much
to the increase in the price of land.”

Political crises slow down real estate development and as soon as they
are over, prices will rise again — Al Mustagbal, 25 July 2013

“The price resiliency [is] a healthy market sign. signaling that
Lebanon would nol see a real estate bubble bursting like
Dubai did in 2009 "

Demand for real estate down but prices not budging - The Daily Star,
5 August 2013

“A real estate boom is to be expected during the coming
three years, driven primarily by the Lebanese expatriate com-
munity, which represents about 99% of demand for real
estate in Lebanon.”

Makarem: The Lebanese have invested in real estate - Al Khaleej,
August 2013

WHERE WE APPEARED

~AMCO Founder and
Managing Director Raja
Makarem appeared on Al
Jazeera TV on 28 August
2013. He was also interviewed
by Rana Riachi on Voice of
Lebanon on 19 August 2013
to give his opinion on the
prevailing market conditions.
He was on Future News with
Khaled Daher on 23
September 2013 and
appeared in an exclusive
feature article in al Kawalis on
3 and 19 September 2013



