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Realty demand slightly contracting this year on the back of lower registered activity

Real estate activity in Lebanon was at the image of sluggish macro conditions in 2026, amid a decline
in registered transactions from the elevated levels of the previous year. Sales operations reached
29,404 in 7M-2026, down by 25.5% year-on-year, while the overall number of transactions decreased
by 23.2% to 70,924. However, this decline partly reflects the high comparison base recorded in 2025,
when the reopening of several land registries led to the processing of a substantial backlog of previously
concluded transactions. The total value of property sales actually declined by 5.4% year-on-year, from
USS 3.43 billion in 7M-2025 to US$ 3.25 billion in 7M-2026, despite the sharper drop in sales operations.

Realty supply pipeline improves amid uneven construction activity

Lebanon’s real estate supply remained shaped by contrasting forces over the first few months of
2026. Significant reconstruction requirements and the gradual return of some developers created
potential for renewed construction activity. However, security uncertainty, limited bank financing
and weak investor confidence continued to delay project implementation, leaving the recovery in
new supply gradual and uneven. Against this backdrop, construction permits issued by the Order
of Engineers and Architects of Beirut reached 1.53 million square meters in Q1-2026, increasing by
25.5% from 1.22 million square meters in Q1-2025. This followed a 30.3% increase during 2025, when
permitted construction area rose from 4.60 million square meters in 2024 to 5.99 million square
meters. The continued increase suggests an improvement in the pipeline of planned construction
and reconstruction projects, although permits do not necessarily translate immediately into executed
activity as witnessed by the contraction in cement deliveries.

No contraction in real estate prices in Lebanon in 2026 despite war conditions

Lebanon’s real estate market demonstrated notable price resilience against geopolitical shocks in
2026, with property prices either stabilizing or appreciating. This upward pressure was primarily driven
by a shortage of available housing inventory and a strong capital concentration within designated
secure zones. Property prices in Beirut either stabilized or appreciated by 5% to 10% over the year
2026, driven primarily by low supply and surging construction costs fueled by oil price rally globally.
This upward movement narrowed the post-crisis gap, leaving current residential valuations just 10%
to 15% below their pre-October 2019 benchmarks. Meanwhile, property prices in bombed areas like
Dahieh and South Lebanon has completely collapsed.

Three scenarios looking ahead revolving around macro conditions and event risks

Our Base case scenario for the next twelve to eighteen months revolves around flat-to-moderately
firmerfresh-dollar prices for prime completed assets, softer pricing for non-prime stock, and transaction
volumes below 2025 levels until security visibility improves. Under this scenario, to which we assign a
45% probability, real estate prices might stabilize at current levels within the next twelve to eighteen
months. The Upside case scenario rests on durable de-escalation, reform implementation, banking-
resolution progress, and visible reconstruction inflows revive diaspora investment and development
activity. Under this scenario, to which we assign a 35% probability, real estate prices might surge by
20% within the next twelve to eighteen months. The Downside case scenario hinges upon prolonged
conflict, displacement, exchange-rate pressure, or stalled reforms trigger another liquidity shock and
wider bid-ask spreads. Under this scenario, to which we assign a 20% probability, real estate prices
might contract by 10% within the next twelve to eighteen months.

Lebanese real estate investment remaining a worthy proposition for patient, selective investors
in the long term

Over the longer run, Lebanese real estate investment remains a worthy proposition for patient,
selective investors. Prime land scarcity, the enduring attachment and purchasing power of the
Lebanese diaspora, the role of tangible property as a store of value, and the potential for reconstruction
and economic normalization provide meaningful long-term support. Current fresh-dollar valuations
also remain attractive relative to historical levels in a number of locations, creating scope for capital
appreciation as confidence, financing channels, and institutional stability are gradually restored. This
case is not uniform across the market, however: it is strongest for well-located, legally clean, completed
assets acquired at disciplined prices and held through near-term volatility, with investors maintaining
a diversified portfolio and a sufficiently long investment horizon.
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MARKET DEMAND

Realty demand slightly contracting this year amid lower registered activity

Real estate activity in Lebanon was at the image of sluggish macro conditions in 2026, amid a decline in
registered transactions from the elevated levels of the previous year. Sales operations reached 29,404 in 7M-
2026, down by 25.5% year-on-year, while the overall number of transactions decreased by 23.2% to 70,924.
However, this decline partly reflects the high comparison base recorded in 2025, when the reopening of
several land registries led to the processing of a substantial backlog of previously concluded transactions.

The total value of property sales declined by 5.4% year-on-year, from US$ 3.43 billion in 7M-2025 to US$ 3.25
billion in 7M-2026, despite the sharper drop in sales operations. Consequently, the average value per sales
operation increased by 27.1%, from US$ 86,890 to US$ 110,442. This suggests a shift in the composition of
registered activity toward higher-value transactions. However, the rise in the average sales value should
not be interpreted solely as an increase in property prices, as it may also reflect changes in the geographical
distribution and types of properties sold.

Attheregional level, Beirut accounted for the largest share of registered property sales values in 7M-2026, at
25.6%, followed by Metn with 20.8%, Baabda with 16.4% and Keserouan with 13.3%. Sales values increased
by 17.3% in Metn and 20.3% in Keserouan, while decreasing by 16.6% in Beirut and 16.9% in Baabda. North
Two registered a 45.0% increase, while sales values in the South declined by 32.5%. Nabatiyeh recorded
no registered sales values between February and July 2026, which could reflect disruptions in registry
operations or data availability.

NUMBER OF SALES OPERATIONS AND VALUE OF PROPERTY SALES
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PROPERTY SALES TRANSACTIONS VALUE BY REGION
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SEASONALITY ANALYSIS: AVERAGE PROPERTY SALES BY QUARTER (2015-2025)
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Foreign demand weakened considerably during the period. Sales operations to foreigners reached 441 in
7M-2026, declining by 53.9% from 957 in 7M-2025. Foreign purchases consequently represented around
1.5% of total sales operations, compared with 2.4% during the corresponding period of 2025. This suggests
that demand was predominantly domestic, while security concerns weighed on foreign buyers’ appetite.

At the level of household fundamentals, purchasing capacity remained constrained in 2026. BMI forecasts
real household spending to grow by only 2.0% during the year, following a downward revision from 4.7%,
while inflation is expected to average 18.3%. Essential goods and services are projected to account for
71.2% of household expenditure, including 28.4% for housing and utilities, leaving limited room for large
property purchases. Unemployment remains elevated, while the contraction in formal private-sector credit
continues to restrict mortgage-funded demand.

The availability of loans from Banque de I'Habitat nevertheless provides some support to residential
demand, particularly for lower- and middle-value properties. Housing loans are available to Lebanese
residents and expatriates, with ceilings of up to US$ 100,000 for property purchases or construction and
USS$ 50,000 for renovation. Applicants are required to provide at least 20% of the property value, while
eligible properties are limited to 150 square metres and a maximum building age of ten years. Loans
reportedly carry an annual interest rate of around 6% and are repayable in cash US dollars. These conditions
provide a financing channel for households and expatriates with documented and stable foreign-currency
income, although the facility’s reach remains limited by income, down-payment and employment-history
requirements.

Looking forward, demographic developments could provide some support to housing requirements.

Lebanon’s population is forecast to increase from 5.85 million in 2025 to 6.10 million in 2030, while
individuals aged 20-39 account for roughly 28% of the population in 2026. Nevertheless, weak purchasing
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power and limited financing availability are expected to direct a significant portion of younger demand
toward rental properties and smaller or more affordable residential units. In parallel, diaspora income and
remittances should continue to support cash-funded purchases and renovations.

Overall, real estate demand is expected to remain cautious in the short term, with activity concentrated
among cash buyers, expatriates and households eligible for Banque de I'Habitat financing. A sustained
improvement in security conditions, stronger access to housing finance and progress on economic and
banking reforms would support a broader recovery. Conversely, renewed instability, persistent inflation
and weak household incomes would continue to weigh on both domestic and foreign demand.

MARKET SUPPLY

Realty supply pipeline improves despite uneven construction activity

Lebanon’s real estate supply remained shaped by contrasting forces over the first few months of 2026.
Significant reconstruction requirements and the gradual return of some developers created potential for
renewed construction activity. However, security uncertainty, limited bank financing and weak investor
confidence continued to delay project implementation, leaving the recovery in new supply gradual and
uneven.

CONSTRUCTION PERMITS & CEMENT DELIVERIES
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BREAKDOWN OF CONSTRUCTION PERMITS BY AREA
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Against this backdrop, construction permits issued by the Order of Engineers and Architects of Beirut
reached 1.53 million square meters in Q1-2026, increasing by 25.5% from 1.22 million square metersin Q1-
2025. This followed a 30.3% increase during 2025, when permitted construction area rose from 4.60 million
square meters in 2024 to 5.99 million square meters. The continued increase suggests an improvement
in the pipeline of planned construction and reconstruction projects, although permits do not necessarily
translate immediately into executed activity.

At the regional level, Mount Lebanon accounted for 52.8% of permitted construction area in Q1-2026, up
from 46.1% in Q1-2025. Beirut’s share also increased from 5.0% to 10.1%. In contrast, the share of South
Lebanon declined from 26.7% to 19.4%, while those of Nabatiyeh and the Bekaa decreased from 10.2%
and 10.6% to 7.5% and 9.5%, respectively. North Lebanon accounted for the remaining 0.7%, compared
with 1.4% in the previous year. The increase in Mount Lebanon and Beirut indicates that planned activity
remained concentrated around the main urban and residential markets.

However, cement deliveries pointed to weaker actual construction activity at the beginning of the year.
Deliveries declined by 16.6% year-on-year, from approximately 418,000 tons in 2M-2025 to 349,000
tons in 2M-2026. This followed an increase of 36.0% during 2025, when deliveries reached 3.02 million
tons, compared with 2.22 million tons in 2024. The divergence between rising construction permits and
lower cement deliveries suggests that part of the planned supply pipeline had not yet moved into the
implementation phase or that construction activity slowed following the rebound recorded in 2025.

Reconstruction requirements increased considerably following the latest escalation of hostilities. According
to a UNDP and CNRS-L assessment, direct damage to buildings across South Lebanon was estimated
at US$ 1.38 billion as of April 29, 2026, while the volume of resulting debris reached approximately 3.1
million cubic meters. The assessment identified 11,095 destroyed buildings affecting 17,891 housing units,
alongside 2,242 partially damaged buildings affecting 5,219 units and 9,311 buildings with minor damage
affecting another 18,282 units. In total, around 41,392 housing units were affected, indicating a significant
impairment of the residential stock and creating a substantial backlog of reconstruction and repair work.
However, the satellite-based assessment covers only visible damage recorded between October 23, 2025
and April 29, 2026 and excludes critical infrastructure and underground structures.

Separately, a building-level assessment of Beirut and Mount Lebanon estimated direct damage at more
than US$ 365 million. It identified 3,168 destroyed housing units and 4,437 partially damaged units.

At the level of reconstruction financing, the Lebanon Emergency Assistance Project was established as a
scalable USS 1 billion framework, with initial World Bank financing of US$ 250 million. The project supports
rubble management and the restoration of damaged public infrastructure and essential services. However,
a financing gap of US$ 750 million remains under the framework, while the available financing does not
directly cover the reconstruction of private housing. Accordingly, the restoration of residential supply will
remain dependent on additional external assistance and private financing.

In parallel, developers have gradually begun returning to the market after being largely absent since 2020,
with activity reportedly concentrated in residential projects. Recent land transactions in Ras Beirut and
Achrafieh provide some indication of renewed interest in future developments. Nevertheless, the lack of
developer and project financing continues to restrict the launch and implementation of new projects.

Overall, real estate supply prospects remain cautiously positive but uneven. The increase in construction
permits and the gradual return of developers point to an improving project pipeline, while the decline
in cement deliveries indicates that planned projects have not yet translated into a broad acceleration in
actual construction. Reconstruction requirements represent a major potential source of future activity.
At the institutional level, a cooperation framework between the Ministry of Public Works and Transport
and UNDP covering urban planning, sustainable transport and infrastructure governance could support a
more effective development environment over the medium term. However, its impact will depend on the
identification, financing and implementation of concrete projects. More broadly, the realization of supply
prospects will depend on the availability of financing and reconstruction assistance, alongside improved
security conditions and stronger investor confidence at large.
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Property prices trending upward in 2026 despite geopolitical shocks

Lebanon’s real estate market demonstrated notable resilience against geopolitical shocks in 2026, with property
prices either stabilizing or appreciating. This upward pressure was primarily driven by a shortage of available
housing inventory and a strong capital concentration within designated secure zones.

The pricing structure of the Lebanese real estate market is adjusting to a severe holding pattern where owners
refuse to drop their asking rates despite reduced sales. Property prices in Beirut either stabilized or appreciated
by 5% to 10% over the year 2026, driven primarily by low supply and surging construction costs fueled by oil
price rally globally. This upward movement narrowed the post-crisis gap, leaving current residential valuations
just 10% to 15% below their pre-October 2019 benchmarks. Meanwhile, property prices in bombed areas like
Dahieh and South Lebanon has completely collapsed.

Besides, areas in the capital viewed as physically insulated from political friction have become highly sought-
after safe havens. Mid-range to premium residential properties in Beirut average between US$ 3,000 and US$
4,500 per square meter, while ultra-luxury downtown high-rises climb well past US$ 5,000 to US$ 6,000 per
square meter.

This followed a 2.9% annual price increase recorded in the Beirut residential market during the fourth quarter
of 2025, according to the Real Estate Syndicate of Lebanon’s index. The Real Estate Syndicate of Lebanon
(R.E.AALL)) Index methodology calculates the average selling price per square meter exclusively in fresh cash USD,
establishing the fair market values of relatively new apartments under 15 years old located on the first floor.
This standardized pricing index covers three primary property criteria, residential units, commercial retail shops,
and commercial showrooms, ensuring a consistent, structured benchmark across both housing and business
sectors.

In parallel, real estate prices in luxury havens such as Fagra Club continued to rise over the year 2026, fueled
by demand from high-net-worth individuals and returning expatriates deploying fresh international cash
dollars. The entry-level price range for newly constructed luxury chalets now holds firm between US$ 3,000 and
US$ 4,000 per square meter, directly matching the pricing tiers of premium urban properties in central Beirut
neighborhoods like Achrafieh and Ras Beirut. Depending entirely on layout size and the specific development,
these square-meter metrics translate into a substantial total ticket price of US$ 850,000 to USS 1.2 million per

chalet.
i Sttt e Gross Rental Yield City Gross Rental Yield Price to Rent Ratio City Price to Rent Ratio Out- Mortgage as a Percent- Affordability Index
Center Outside of Centre Centre side of City Centre age of Income
Egypt 20.40 5.00 5.10 20.00 19.60 366.80 0.30
Lebanon 17.80 5.40 5.60 18.40 17.80 215.30 0.50
Algeria 16.50 2.70 2.80 37.40 35.80 142.40 0.70
Morocco 13.40 5.20 4.70 19.10 21.10 104.60 1.00
Tunisia 12.80 4.80 5.30 20.70 19.00 158.30 0.60
Iraq 10.10 4.60 6.20 21.60 16.20 90.60 1.10
Jordan 7.50 5.80 6.30 17.30 16.00 74.30 1.30
UAE 7.40 5.80 8.20 17.40 12.10 56.80 1.80
Palestine 6.50 7.60 7.40 13.10 13.50 64.20 1.60
Kuwait 6.50 3.70 5.50 27.10 18.10 54.30 1.80
Qatar 570 7.20 8.00 13.90 12.50 49.20 2.00
Regional Average 11.33 5.25 5.92 20.55 18.34 125.16 1.15
Global Average 15.28 5.04 5.62 24.54 22.44 191.42 1.01

Sources: Numbeo, Bank Audi’s Research Department
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Finally, data from the Numbeo Property Price Index underscores the severe disconnect between local purchasing
power and real estate valuations. Lebanon’s property price-to-income ratio has reached a staggering 17.80. This
means an individual needs an average of 17.8 years of full annual family income to afford a modest 90-square-
meter apartment, heavily outpacing the regional MENA average of 11.33 years and the global benchmark of
15.28 years. Despite the lack of local affordability, the gross annual rental yield outside of Center stands at 5.60%
of the total property price, bearing in mind that rental yield in inversely proportional to the value of the property.
This aligns tightly with the regional average of 5.92% and the global baseline of 5.62%.

Ultimately, the deep gap between high real estate prices and actual local earnings highlights a market
completely detached from local affordability. While mainstream buyers remain locked out, secure premium
districts continue to serve as highly lucrative safe havens for international cash-rich investors looking to shelter
their capital.

Selective recovery, high dispersion, and persistent event risk

Lebanon’s property market enters the next 12-18 months from a stronger 2025 base, but the recovery is
unlikely to be linear. The market remains largely cash-funded and dollarized, supported by diaspora capital,
remittances, the reopening of land registries, and demand for real assets as a store of value. At the same
time, renewed regional conflict in 2026, weak mortgage intermediation, unresolved banking-sector losses,
and elevated political uncertainty materially constrain liquidity and visibility. The central case is therefore
one of transaction activity stabilizing below the 2025 peak, with resilient pricing for scarce, completed,
well-located assets and greater discounting for secondary stock, unfinished projects, and conflict-exposed
locations.

We assume three scenarios for the real estate sector looking forward, largely dependent on the country’s
political, economic and security conditions. In the concluding part of this report, we describe the base case
scenario, the Upside Case scenario, and the Downside case scenario along with their outcomes in terms of
real estate price outlook.

The Base case scenario revolves around flat-to-moderately firmer fresh-dollar prices for prime completed
assets, softer pricing for non-prime stock, and transaction volumes below 2025 levels until security visibility
improves. Under this scenario, to which we assign a 45% probability, real estate prices might stabilize at
current levels within the next twelve to eighteen months.

The Upside case scenario rests on durable de-escalation, reform implementation, banking-resolution
progress, and visible reconstruction inflows revive diaspora investment and development activity. Under
this scenario, to which we assign a 35% probability, real estate prices might surge by 20% within the next
twelve to eighteen months.

The Downside case scenario hinges upon prolonged conflict, displacement, exchange-rate pressure, or
stalled reforms trigger another liquidity shock and wider bid-ask spreads. Investors should prioritize clean
title, completed construction, energy and water resilience, realistic rental yields, and exit liquidity rather
than relying on broad market appreciation. Under this scenario, to which we assign a 20% probability, real
estate prices might contract by 10% within the next twelve to eighteen months.

Real Estate Sector 2026 7
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The Bottom line is that Lebanese real estate remains a capital-preservation and optionality story more
than a conventional leveraged growth market. The investable opportunity is narrow but real: high-quality,
cash-generating or scarce residential assets acquired at disciplined valuations can outperform, while
speculative development and conflict-exposed properties warrant a materially higher risk premium.

Over the longer run, Lebanese real estate investment remains a worthy proposition for patient, selective
investors. Prime land scarcity, the enduring attachment and purchasing power of the Lebanese diaspora,
the role of tangible property as a store of value, and the potential for reconstruction and economic
normalization provide meaningful long-term support. Current fresh-dollar valuations also remain
attractive relative to historical levels in a number of locations, creating scope for capital appreciation as
confidence, financing channels, and institutional stability are gradually restored. This case is not uniform
across the market, however: it is strongest for well-located, legally clean, completed assets acquired at
disciplined prices and held through near-term volatility, with investors maintaining a diversified portfolio
and a sufficiently long investment horizon.

The content of this publication is provided as general information only and should not be taken as an advice to invest or engage in any form of financial or commercial activity.
Any action that you may take as a result of information in this publication remains your sole responsibility. None of the materials herein constitute offers or solicitations
to purchase or sell securities, your investment decisions should not be made based upon the information herein. Although Bank Audi sal considers the content of this
publication reliable, it shall have no liability for its content and makes no warranty, representation or guarantee as to its accuracy or completeness.
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