


Executive Summary

Over the last 15 years Dubai has become a global hotspot for tourism welcoming over 14 million visitors a year from around the world. One of the

main drivers for this has been the creation of its mall industry focused on shopping and F&B sector. An analysis of the shopping mall mix of Dubai

reveals that the majority of the gross leasable area resides in the super-regional mall and regional mall category, accounting for 77% of total supply.

A comparison to the United States mall mix reveals an inverted trend, where the majority of mix is skewed towards community and neighborhood

centers (68%). This comparison is significant, because it highlights that for a country as a whole, it is domestic residential spending that drives the

retail market and the structure of malls represent this spend; a factor that has thus far not been prevalent in Dubai.

A look into spending patterns of Dubai residents and visitor on mall related activity reveals that the latter account for 63% of total spend. This ratio

is unsurprising as the tourist population is nearly 40% of the non-labor resident population at any month. The growth rates of both segments

reveal that the domestic spend is increasing at a quicker rate to international visitors (20% vs 16%). However, the bulk of the upcoming supply is

still focused on super-regional malls which caters towards the needs of the tourists. Given the growth of master planned communities, the market

share of community centers and small malls are expected to rise, especially as communities become more self-contained.

A look into the portfolio of Emaar Malls helps shed light on the rental and occupancy trends of the different segments of the mall mix. We can

witness that super-regional malls have highest leasing rates and have also incurred the highest growth rates. In the last four years super-regional

lease rates have increased by 30%, whereas community integrated retail has increased by only half of that. However, there have been double digit

growth rates for occupancy levels in both regional and community retail over the last 4 years. It highlights that in terms of future growth, community

centers and neighborhood centers have far more upside potential, especially as a number of such centers move to specialist F&B stores.

Given the shift that is taking place on a structural basis throughout the economy (a transition from an investment oriented economy to that of a

consumption driven one), we opine that the emphasis on domestic spend will continue to increase; this then opens up the opportunity for

developers to offer a greater number of community based malls, distinguishing themselves through their F&B and other retail based offerings. This

is likely to reduce the disparity of rents between destination and community based offerings as retailers (as well as consumers) have greater

choice.
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A look into the Supply Dynamics of Malls 

"Don't be afraid to give up the good to go for the great."

John D Rockefeller



Current Structure of Dubai Shopping Mall Supply

Current Supply of Dubai Malls (Sqf)

The above graphs reveal the topography of Dubai’s ready shopping mall mix. As expected the majority of gross leasable area resides in

the super-regional mall and regional mall category, accounting for 77% of total supply. As Dubai is a tourist hotspot attracting over 14

million visitors a year, developers have catered largely to meet the demand from this segment of the market. Contrary to other markets,

the super mall category has itself been a source of major tourist draw, and it is likely that this strategy will continue to draw increasing

number of tourism numbers.
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Composite of Supply of Dubai Malls

A look into the supply mix of the United States reveals an opposite break-up to that of Dubai. In the United States, super-regional malls

only account for 12% of total supply, where as in Dubai they account for 61%. In the US the bulk of the supply is skewed towards smaller

size shopping malls (below 400,000 Sqf) which caters to the resident population. This comparison is significant, because it highlights that

for a country as a whole, it is domestic residential spending that drives the retail market and the structure of malls represent this spend;

a factor that has thus far not been prevalent in Dubai.
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Demand Dynamics

“The importance of money flows from it being a link between the present and the 
future”

John Maynard Keynes



Spend on Mall related Activity in 2016 for Residents and Visitors

Dubai Annual Spend on Mall related Activities 2016 

The above graph reveals an estimated spend on mall related activities by visitors and residents of Dubai. In 2016, we can see that tourist

account for 63% of spend in mall related activities with an estimated value of AED 53 Billion (shopping and F&B), whereas the domestic

population spend is Aed 30 billion. This ratio is not unexpected as the tourist population accounts for nearly 40% of the population (non

labor) at any given point. Even so, overall spending in specific categories for tourism is twice that of the domestic spend, indicating that

tourism remains a major driver for the retail spending market; it further indicates that a structural shift maybe underway as retailers start

to cater to domestic spending residents in a targeted manner.

63%

37%

International Visitors Spend Domestics Spend

Annual International Visitor Spend on 
Mall related Activities

Shopping: AED 35 B
Food and Beverage: AED 17 B

Total: 53 B

Source: Master Card Report 2016

Annual Domestic Spend of Households on 
Mall related Activities (Est)*

Food and Beverage: AED 12.5 B
Clothing and Food: AED 2 B
Household Equipment: AED 3.6 B
Recreation: AED 1.9 B
Restaurants: AED 4.1 B
Misc. Good and Services: 5.6 b

Total: 30 B

Source: Dubai Statistics Center and Unitas



Growth Rates Spend of Residents Outpace Foreign Visitors, Whereas as 
Future Supply is Focused on Destination Malls

Annual Spend on Mall related Activities - 2014 vs 2016 (AED Billion) 

A look into the spending patterns of residents and international visitors reveals a demand/supply mismatch. Domestic spend is increasing

at a faster rate to that of international visitors, but the supply is skewed towards the super-regional and regional malls. As Dubai’s

population continues to grow at 5% per annum, we expect to see a shortage of neighborhood centers and community malls. Given the

growth of master planned communities, the market share of community centers and small malls are expected to rise, especially as

communities become more self contained.
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A Look into Emaar Malls

“The Dubai Mall is a powerful demonstration of the competencies that Emaar has 
developed in retail, regarded as one of the core sectors of Dubai's economy”

Mohamed Alabbar



A Look into Emaar’s Retail Portfolio: Rents

Rent by Mall Type (AED Per Sqf)

A look into the portfolio of Emaar Malls reveals that super-regional malls have the highest leasing rates and have also incurred the

highest growth rates. In the last four years super-regional lease rates have increased by 30%, whereas community integrated retail has

increased by only half of that. Unsurprisingly, the emphasis therefore has been on the construction of the larger mall category, even as

each master planned community offers the opportunity for neighborhood community centers. We opine that the private sector will be

capitalizing on this phenomena (including offering such centers even in vertical developments, similar to other centers such as Hong

Kong and Singapore).

Rent by Mall Type: % Change Between 2014-2017
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A Look into Emaar’s Retail Portfolio: Occupancy Rates

Occupancy Rates by Mall Type (2014-2017)

A look into the occupancy rates reveals of the Emaar retail portfolio reveals that the super-regional malls have remained stable with

virtually no vacancies. We have seen double digit growth rates in both the regional and community retail over the last 4 years. This

highlights the growing demand for smaller size shopping mall in order to cater to the resident population. It further highlights that in

terms of future growth, community centers and neighborhood centers have far more upside potential, especially as a number of such

centers move to specialist F&B stores.

Occupancy Rates by Mall Type: % Change between 2014-2017
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Conclusions

A look into the Supply Dynamics of the Mall Industry Spending Patterns of Dubai Residents and Visitors

In 2016 tourist account for 

63% of spend in mall related 

activities with an estimated 

value of AED 53 Billion 

(shopping and F&B), whereas 

the domestic population 

spend is Aed 30 billion

A look into Emaar Malls: Rentals and Occupancy Rates Conclusions

The majority of gross leasable 

area in the Dubai shopping 

mall industry resides in the 

super-regional mall and 

regional mall category, 

accounting for 77% of total 

supply

An analysis of the mall supply of Dubai reveals that the majority

of gross leasable area resides in the super-regional mall and

regional mall category, accounting for 77% of total supply.

A look into the supply mix of the United States reveals an

opposite break-up to that of Dubai. In the United States, super-

regional malls only account for 12% of total supply, whereas in

Dubai they account for 61%. In the US the bulk of the supply is

skewed towards smaller size shopping malls (below 400,000

Sqf) which caters to the resident population.

We opine that as the economy continues to move towards domestic

consumption and investment based; developers will capitalize on

opportunities prevalent in the master planned communities of Dubai to

offer a greater array of community centers and malls, making Dubai’s

retail offerings more similar to that of international tier one cities.

As these offerings come into the market, both retailers and consumers

will have a greater degree of choice available; on a macro level, there

will be a convergence in rents between destination malls and their

smaller community center counterparts.

In 2016, we can see that tourist account for 63% of spend in mall

related activities with an estimated value of AED 53 Billion (shopping

and F&B), whereas the domestic population spend is AED 30 billion.

This ratio is not unexpected as the tourist population accounts for

nearly 40% of the population (non-labor) at any given point.

A look into the spending patterns of residents and international

visitors reveals a demand/supply mismatch. Domestic spend is

increasing at a faster rate to that of international visitors, but the

supply is skewed towards the super-regional and regional mall.

A look into the portfolio of Emaar Malls reveals that super-

regional malls have the highest leasing rates and have also

incurred the highest growth rates. In the last four years super-

regional lease rates have increased by 30%, whereas

community integrated retail has increased by only half of that.

A look into the occupancy rates reveals of the Emaar retail

portfolio reveals that the super-regional malls have remained

stable with virtually no vacancies. We have seen double digit

growth rates in both the regional and community retail over

the last 4 years.
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Our Aspiration and Motto

“No barrier can withstand the strength of purpose”
HH General Sheikh Mohammed Bin Rashid Al Maktoum

The Ruler of Dubai and Prime Minister of UAE




