Obslaze daala

L:,-)Li_d\ &Uaﬂ\ J:\:\u;LA G.ql_a‘).a - EJ‘J?\ 2\__\15

dpagandl dyyal) ASkaall (3 adil) aim Jaganll Ha1S i)
slan U dalall Liglly &jlaal) ol il diaia alasinly 2025-2021 55l dabdas 4y
2\:1.3}:..&3\

Glial g Uil b ptalal Ay e Jpemal) cilillindd YUl dotia Al
cllall alac)

Olakid) iiallae deas

261000008 : oaalall o350

<)
O dease daallue Jawll Lo

A pld L

£2026 sl oLl



Midocean University

College of Management — Master of Real Estate Program

Real Estate as an Inflation-Hedging Instrument in Saudi
Arabia

An Analytical Study for 2021-2025 Using the Saudi Real Estate
Indicators Platform and the General Authority for Statistics

A Thesis Submitted in Partial Fulfilment of the Requirements for the Master

Degree in Real Estate

Prepared by: Hamad Abdul-Aziz Al-Sulaiman
Student ID: 261000008
Supervisor:

Dr. Faisal Abdelhamid Mohammed Hassan

Dr. Fayez Jarad

Academic Year 2026



lgBlaig duahal) Olgie Jaaad Gl
ALY Gl dlad 8 3l olsial

Lagd) Lyl AShedl) & adcail) aa Jagaill 84S laal)
Lpleall diaysilly Hlan) Liaie by alasinly 2025-2020 555l Aiblias du)

Lsins ol Aleal) Jddl o i HSEl gl (e gmilly il pen Alaye ) Aadll dlac] Alaje (ge JUY) i
@lily o5 aly 2021 abad JsY) all e o aleally sany byl oy &ylaall ALl Alaiia 8ypem pfialll aliallg diledl)
Oaall Lsilatie Ligis py Alusbs el zrant Aylpaind daydig Bange dgals (e cpfialll lile dalie 2021 alal Aol olseY!
Joasll dgaly compal A cdpagnadl Lloal) Cligal) dmie e clan¥ls gal) Cillin Clpiige dalify alaii el LS L D)
@y e 3lig . lagl 3Suss (9leall Jadly Jaall Blys iy AAaY) lyslias elis po cAuahyall 8 deaiinaal) cilyigall )
ji Q;.\S\ A<iaa BLYCS )9:}3:\ O ‘ubyd\ ‘_ﬁ Q\.\l:uj\ Jdhaa d&aj dljc} 62025—2021 ‘Al 2025—2020 (e §):wl\ calae
codmil) dgalge 8 Al dadl) e Lliall e all 5% Lol 8 Jidid) Get)l) 4doe

)dasy clibull 3Uad Euaad e adiadl Slgil) Glsiall

Lagand) duyal) ASladl) b adil] aum daganll 85(Slal)
Lagaad) sloasDU dalall Aisglly Ljlaal) Clpigall diaia aladinly 2025-2021 syl Ay 4y

sadizall calilnll [adla

il ‘ izl )
Lia 3l 3 yidl) 2025 &) ol 12021 JsY) o
S 3Uail) el 5 Bas ¢yl
Syl B 50 By g
il pas gaill 32aLia 48 5 el ipall L giual 328LEe B0
o Jalasll i) s gl

il ) Tali 6303 gaad) 4 Hlaal) <y gall Aiaia

g il Jad) D) A 5 il Jadl s i 5155
sl 3lal sale) 5 4lie &l )Ll e «|BM SPSS Statistics

ol gias

Clajie o 2l sall 2l ol ilull Gy hast Guly «lilull delal) AalY) 390 dimyin Lagio Soaed Jawill 138 2y
ol



dalall Ao g A ludall (3 48a ) j3)

il Aol Ggin ofs codshae daala b dpale Gl ¥ casel ALl o3 ol Cledudl Sl des I U
ALl 8 5l ilially sl ginal) ol 81 LS L sadiaal) Loadlsll auads daalal) (sal deasall dailly dilaiall danlSY)
S ALl sadsid sale) (gl oy clgaalsa & iy Agiiall HISEY 15 lllid] Gy clgd Al jaleadly i) e
badl Glaal Bsing alall LY 2ol el o i Lgia elial

o dise Gpige mi Al cdasgand) dApliall Chdgall daie e Bsdie drany gl Clly ) Ldakil) Al xous
slas3l daladl dgl) co aball digiual) Sl il Bl cilily g Olad ASusy @laall dally Jaall Bl il
B Al sy Ll ol ez lad)) pe e Gale 8 Aige (3855 Clat dilea] Sl il By L Lpagend)
) e (A g

Oladidl jajallae dea rllal) ol
gl

S Lidaay) olSA gl aladivd Gl

A5V Ara) yall 5 g sall) At lpall (a5 anall o) jal (any aalais 8 5ailie by say e liha) ¢lSA ol gof Caeaddi)
(dangiall e cc.;\‘yd\ OA&MU c&\w‘)&\ L jolias (e bl S s:&u\‘)ﬂ\ ¢ e Jaas Gaalall ‘_J"S X éhﬁm
Ll (5 gine o ALlS dpalall A4 g susall Jaady g (gliil) yadi g il daal ja



uaidlall

el e 5l (DS Apagend) Bpnjel) ASLedll b admtl) aa Jagaill B0IS laad) Adeld (saa sl ) Aol sda cdoa
OV 2021 alay sall Ay caaady aladlly sang Galyll e e 30 pe 2025 alad ol ao)ll 1) 2021 alal JoY!
Laie (pan b U8 Blgia €8 ol G el (o A3)lkall 4415 5y gemy ¢pfialll Aalially Aibeally Alaiall dsgias ao)ll Judludl
Plas e B3l ge gl cliand Aolall Linglly Loagand) Ljliall il pigall daie cilily e duhall Cadiels Sasge
i) ¢ el ) Tagat cpr doadly dyal) iy« lag) Aeds (liall daadly Janll s b Al ALY cyasal
V) abes AN 35 pdaill (laad) sl Apulisns Guliall ¢ oagiall Jasatly cadaill sleiind Sy Cimpe Rin gal (3T
Craasfinly ¢ gpiaal) gaill luad AL oy 0Lk 48 5 (lpigall Cbigisal st a) 528L5e 60 Auhall 308 Caaag
oll) dalasg AR(1) z 35ai5 Bootstrap dayyhay 48l dualsty Jadll Jlasi¥ly Glojmss Osmapn Walils dadasll clsbanl)
.Kruskal-Wallis y Welch <),

LSl hlial) a5 (ol adal) sall Javsie il 3 5l DA s ool el ciia bl of g3l @l
Tsa b adill e (5 ol eclld pag 2Augh oyl ange LaaDISs (%6881 chladll adsll saill avsies <%10.93
aamil (o eang iy ¥ pdmil) e Gaudl Gsin o i Las ¢ 3130 Tl V) rama aa Lilian) Y1 byl cllial) Sl
Jabee 31 3 ¢hladlly chlaal) Jlasd o IS5 adimill G Lingie ADLe (558l Cpela ian g - Y1 13g) LAl iadl 58
CHLas) b Aifieg dafiye Ailias) A3 e ¢9.33 sad chlad) zisai A5 «10.17 sa hlaall el zisal b adal)
AN Lage 0 ol al) sl avsgio oS0 cpiatll olas chlanl) Sland allas Linge Bl Cpgls 3 caloal) Ll L dsulisal)
%0.59~ 1y Al Aad il Wsai Janssia Jamsg chagaill e s chlagY) s o) LS (dilias)

edl S e gl ) paes B lgasd Al Bange Jagat B e W ASLed) & SSu) Sl G Al cuals
cladl pdl Golati (Bgud) b ddae alliads ol 138 Ll eay By ¢ lad olal Lasad (gl (mlll caesd s . eyl
Lileas] T L llall 868 e Yy - (5)la] Jagas (g0 Tasana Wilandy Unsas alaal) gy ¢ ongia dagas (gil 52 ae Lty
Gapalls sailly cliball il Sitons o)lsl pjlies Maine ooboadl Tyonsis Laily Hliose Tysia Lgaa) paad Mol 7350l o
Cllall GUas aasis ¢doyse dulae g (o cluladly HLEiu) ChLE elig ¢ Alagll aenil) cuiaty Auhall agis . ISl
el cOLalaall CallSsy elials cangll ol Jadid Siose

ol cellgindl bl ulidl) 281 cablagy) Sland A€l cliall Slend cadimill aa dagatl] sdaabiaal) @l
SPSS (g5t gyl daill calaall can



Abstract

This study examines real estate as an inflation-hedging instrument in Saudi Arabia from the
first quarter of 2021 to the fourth quarter of 2025, focusing on Riyadh, Jeddah, and Dammam.
The starting year was limited to 2021 because continuous, publicly announced quarterly series
that were comparable across the three cities were not available to researchers before that date
through a unified platform. The study uses the Saudi Real Estate Indicators Platform and the
General Authority for Statistics, while recognising the underlying administrative sources of the
real estate indicators, including Ministry of Justice and Real Estate Registry transaction data
and Ejar records. It distinguishes between ex-post performance hedging, assessed through
positive real growth after inflation adjustment, and systematic hedging, assessed through the
inflation coefficient in growth regressions. The dataset comprises 60 quarterly index-level
observations and 48 city-quarter observations with computable year-on-year growth rates. The
empirical strategy combines descriptive statistics, Pearson and Spearman correlations, OLS
regressions, bootstrap confidence intervals, AR(1) robustness models, and parametric and non-
parametric city comparisons.

Riyadh recorded the strongest ex—post performance: average real year-on—
year growth reached 10.93% for residential property prices and 8.81% for rents.
However, the inflation coefficient in Riyadh was not statistically robust after
accounting for serial correlation, suggesting that market-specific forces, rather
than inflation alone, explain much of the observed outperformance. Jeddah
showed the strongest systematic hedge for both property and rental prices, with
positive and significant inflation coefficients that remained robust across
alternative specifications. Dammam exhibited a significant property—price
response to inflation, but its average real property growth was not statistically
different from zero, while rents did not hedge inflation and posted a negative

average real growth rate of —(0.59%.

The findings reject the notion of a uniform national real estate hedge. Hedging effectiveness
is city-specific and differs between capital appreciation and rental adjustment channels. Riyadh
offers the strongest realised wealth preservation, Jeddah the strongest systematic inflation
sensitivity, and Dammam only limited capital-price protection. Strong local demand is treated
as a plausible economic interpretation rather than a statistically established cause, because
demand was not included as an independent variable in the present models. The study
recommends city-level monitoring, transparent and exportable data, and future models
incorporating transaction activity, financing, housing supply, population growth, and
neighbourhood-level heterogeneity.

Keywords: inflation hedge; residential real estate; rental prices; consumer price

index; Riyadh; Jeddah; Dammam; quarterly analysis; SPSS.
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Real annual growth in residential property prices
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4 gh o ) i) 3aed (1) Ggatall
el Aad ) 2 lay dlen oY Q12022 e aindl (goiad) saill oy L ulatl 8 dessiosal) il LW Jolanll myes
cblall 8 ALISH adll crendinl L cmpell aliie ) dujie a8V L sl alall e Ll

oalll Aaal dgie aoll bl 211 Jsan

5 _yial) cpio, Sl e e S 5o e
DGal) % % BIENY % oY) %

2021-Q1 527 72.36 0.91

2021-Q2 573 72.10 0.91

2021-Q3 0.43 75.29 0.94

2021-Q4 1.03 81.48 0.95

2022-Q1 1.60 85.17 17.70 15.85 0.96 549 383
2022-Q2 227 92.15 27.81 24.98 1.00 9.89 7.45
2022-Q3 293 94.30 2525 2168 1.00 6.38 335
2022-Q4 3.07 97.62 19.81 16.24 1.03 8.42 5.20
2023-Q1 3.03 99.29 16.58 13.15 1.07 11.46 8.18
2023-Q2 273 101.93 10.61 7.67 1.10 10.00 7.07
2023-Q3 2.00 99.56 558 3.51 1.13 13.00 10.78
2023-Q4 1.60 99.76 219 0.58 1.15 11.65 9.89
2024-Q1 1.67 105.51 6.26 452 1.20 12.15 10.31
2024-Q2 157 111.09 8.99 7.31 1.25 13.64 11.88
2024-Q3 1.60 115.50 16.01 14.18 1.29 14.16 12.36
2024-Q4 1.93 115.50 15.78 13.58 1.33 15.65 13.46
2025-Q1 1.80 127.72 21.05 18.91 1.37 14.17 12.15
2025-Q2 2,07 12453 12.10 9.83 1.40 12.00 973
2025-Q3 223 120.38 4.23 1.95 1.46 13.18 10.71
2025-Q4 2,07 119.07 3.0 1.00 1.42 6.77 461

Ban Al dusis o))l i) :2-1 Jgan

3 yidll ey S e e = e - C o
el % % oY) % oY) %

2021-Q1 5.27 85.71 0.91

2021-Q2 573 84.09 0.85

2021-Q3 0.43 87.63 0.87

2021-Q4 1.03 88.87 0.88

2022-Q1 1.60 91.74 7.04 5.35 0.92 1.10 -0.49
2022-Q2 2.27 95.47 13.53 11.02 1.00 17.65 15.04
2022-Q3 2.93 103.10 17.65 14.30 1.02 17.24 13.90
2022-Q4 3.07 102.33 15.15 11.72 1.01 14.77 11.36
2023-Q1 3.03 102.34 11.55 8.27 1.02 10.87 7.61
2023-Q2 2.73 99.96 4.70 1.92 1.02 2.00 -0.71
2023-Q3 2.00 99.63 -3.37 -5.26 1.01 -0.98 2.92
2023-Q4 1.60 98.07 -4.16 -5.67 1.01 0.00 1.57
2024-Q1 1.67 99.12 -3.15 -4.73 1.02 0.00 -1.64
2024-Q2 1.57 98.30 -1.66 -3.18 1.01 -0.98 2,51
2024-Q3 1.60 99.46 -0.17 -1.74 1.01 0.00 -1.57
2024-Q4 1.93 99.04 0.99 -0.93 1.03 1.98 0.05
2025-Q1 1.80 101.22 2.12 0.31 1.04 1.96 0.16
2025-Q2 2.07 100.20 1.93 -0.13 1.05 3.96 1.86
2025-Q3 2.23 100.99 1.54 -0.68 1.07 5.94 3.63
2025-Q4 2.07 101.28 2.26 0.19 1.06 2.91 0.83
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2025-Q3
2025-Q4

5.73

0.43

1.03

1.60
2.27
2.93
3.07
3.03
2.73
2.00
1.60
1.67
1.57
1.60
1.93
1.80
2.07
2.23
2.07
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94.16

91.74
98.75
102.56
98.32
104.15
102.78
97.84
95.23
99.34
97.51
97.98
99.50
101.48
106.13
109.32
107.53

-4.81
10.69
12.62
4.42
13.53
4.08
-4.60
-3.14
-4.62
-5.13
0.14
4.48
2.15
8.84
11.57
8.07
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9.41
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10.19
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-6.47
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9.14
5.88
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1.00
0.00
-0.98
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1.94
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Jaladl) z L) 3aley Aa jilall SPSS gl 1(<) c@alall

o) Saasis Gaidl) i) Cale Sy *

'GET  DATA  [TYPE-TXT  [FILE='SPSS_Thesis_YoY_ Verified.csv' ~ /ENCODING="UTF8
DELCASE=LINE /DELIMITERS=",’ JQUALIFIER="" JARRANGEMENT=DELIMITED/
FIRSTCASE=2 /IMPORTCASE=ALL/

VARIABLES=period_id F2.0 series_id F1.0 period A7 vyear F4.0 quarter F1.0/
city_code F1.0 city ar A20 cpi_yoy F8.3 property index F10.3

property yoy F10.3 real_property yoy F10.3 rental_index F10.3
rental_yoy F10.3 real_rental_yoy F10.3 annual_land_sqm_price_sar F10.2
.annual_rent_to_income pct F8.3 quality flag A60
'VALUE LABELS city _code 1 'Riyadh’ 2 'Jeddah’ 3 '‘Dammam

.SORT CASES BY city_code period_id. EXECUTE
gl s LY Ayns) lelasy) :
.SPLIT FILE LAYERED BY city code
DESCRIPTIVES VARIABLES=cpi_yoy property yoy real property yoy rental yoy real rental yoy
.STATISTICS=MEAN STDDEV MIN MAX/
FREQUENCIES  VARIABLES=property yoy real property yoy rental yoy real rental yoy

.STATISTICS=MEDIAN/
.CORRELATIONS  /VARIABLES=cpi_yoy property yoy rental_yoy /PRINT=TWOTAIL SIG
.NONPAR CORR /VARIABLES=cpi_yoy property_yoy rental_yoy /PRINT=SPEARMAN TWOTAIL

Lol Bootstrap Jualgig Durbin—-Watson 4 OLS Jlasal *
REGRESSION /DEPENDENT property yoy /METHOD-ENTER cpi_yoy
.STATISTICS=COEFF ouTsS R ANOVA CI(95) DURBIN/
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