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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 1(0.93% 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 —(.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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Rent-to-household-income indicator
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Real annual growth in residential property prices
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3 yidl) cPio S e Cow e . L
el % % B Y% =Y %

2021-Q1 5.27 72.36 0.91

2021-Q2 5.73 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 5.49 3.83
2022-Q2 2.27 92.15 27.81 24.98 1.00 9.89 7.45
2022-Q3 2.93 94.30 25.25 21.68 1.00 6.38 3.35
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 2.73 101.93 10.61 7.67 1.10 10.00 7.07
2023-Q3 2.00 99.56 5.58 3.51 1.13 13.00 10.78
2023-Q4 1.60 99.76 2.19 0.58 115 11.65 9.89
2024-Q1 1.67 105.51 6.26 4.52 1.20 12.15 10.31
2024-Q2 1.57 111.09 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 2.07 124.53 12.10 9.83 1.40 12.00 9.73
2025-Q3 2.23 120.38 423 1.95 1.46 13.18 10.71
2025-Q4 2.07 119.07 3.09 1.00 1.42 6.77 4.61

5as Al Ligis ol bl 121 Jgan

3yl cPI% 5= o e i 52 S
x| % % S % %

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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2021-Q1 5.27 96.38 1.00

2021-Q2 573 89.21 1.01

2021-Q3 0.43 91.07 1.02

2021-Q4 1.03 94.16 1.02

2022-Q1 1.60 91.74 -4.81 -6.31 1.01 1.00 -0.59
2022-Q2 2.27 98.75 10.69 8.24 1.01 0.00 222
2022-Q3 2.93 102.56 12.62 9.41 1.01 -0.98 -3.80
2022-Q4 3.07 98.32 4.42 1.31 1.03 0.98 -2.02
2023-Q1 3.03 104.15 13.53 10.19 1.03 1.98 -1.02
2023-Q2 2.73 102.78 4.08 1.31 1.03 1.98 -0.73
2023-Q3 2.00 97.84 -4.60 -6.47 1.00 -0.99 -2.93
2023-Q4 1.60 95.23 -3.14 -4.67 1.05 1.94 0.34
2024-Q1 1.67 99.34 -4.62 -6.18 1.02 -0.97 -2.59
2024-Q2 1.57 97.51 513 -6.59 1.02 -0.97 -2.50
2024-Q3 1.60 97.98 0.14 -1.43 1.05 5.00 3.35
2024-Q4 1.93 99.50 4.48 2.50 1.07 1.90 -0.03
2025-Q1 1.80 101.48 2.15 0.35 1.05 2.94 1.12
2025-Q2 2.07 106.13 8.84 6.64 1.07 4.90 2.78
2025-Q3 2.23 109.32 11.57 9.14 1.10 4.76 2.47
2025-Q4 2.07 107.53 8.07 5.88 1.08 0.93 1.1
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'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 FI1.0/
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_sgm_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

LAad) G Llayyls Lstaas)) lelias) *
.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

Lodilaall Bootstrap Jualsig Durbin-Watson 4 OoLSs Dlasal *
REGRESSION /DEPENDENT property _yoy /METHOD=ENTER cpi_yoy
.STATISTICS=COEFF ouTsS R ANOVA CI(95) DURBIN/
REGRESSION /DEPENDENT rental_yoy /METHOD=ENTER cpi_yoy
.STATISTICS=COEFF ouTs R ANOVA CI(95) DURBIN/
BOOTSTRAP /SAMPLING METHOD=SIMPLE /VARIABLES TARGET=property_yoy INPUT=cpi_yoy
.CRITERIA CILEVEL=95 CITYPE=PERCENTILE NSAMPLES=20000/
.REGRESSION /DEPENDENT property yoy /METHOD=ENTER cpi_yoy
BOOTSTRAP /SAMPLING METHOD=SIMPLE /VARIABLES TARGET=rental_yoy INPUT=cpi_yoy
.CRITERIA CILEVEL=95 CITYPE=PERCENTILE NSAMPLES=20000/

.REGRESSION /DEPENDENT rental_yoy /METHOD=ENTER cpi_yoy
. yiall Qi N Losus st/ Jans gial selay) Lgas Slaal *

.T-TEST [TESTVAL=0 /VARIABLES=real_property yoy real_rental_yoy /CRITERIA=CI(.95)
.NPTESTS /ONESAMPLE TEST (real_property yoy real_rental_yoy) WILCOXON(TESTVALUE=0)
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MIXED
FIXED=INTERCEPT
REPEATED=period_id
.PRINT=SOLUTION

cAaalea s
ONEWAY

STATISTICS
.POSTHOC=TUKEY
.NPAR TESTS
ONEWAY

STATISTICS

.POSTHOC=TUKEY

Statistics

Loagrad) Lanpal) ASLadl) b adiail) aum Jaganll 84S laal)

Gl el Sl gl
property_yoy
cpi_yoy I
| SUBJECT(series_id)

Aales ahloal Ol
real_property yoy BY
DESCRIPTIVES HOMOGENEITY
/K-W=real_property_yoy BY
real_rental_yoy BY
DESCRIPTIVES HOMOGENEITY

Ala Olosl *
cpi_yoy
SSTYPE(3)/
COVTYPE(ARI)/
TESTCOV/
.SPLIT FILE OFF
)l *
city _code
WELCH/
ALPHA(0.05)/
city_code(1 3)
city code
WELCH/
ALPHA(0.05)/

.NPAR TESTS /K-W-=real_rental_yoy BY city_code(1 3)

35



Loagrad) Lanpal) ASLadl) b adiail) aum Jaganll 84S laal)

Adaa U
Q3-2021 L=kl Jlag) e 4ad
94

Q4-2022 L=l eyl sdise el
1.30 @
Q4-2024 =l < Jlie e
& Rl a5 e «Q3-2024 (5 sl
sl il
Gadati Y clalal) 4 el i ey
gl e e
Taile Glal slawa J2aI 1) Hlany) dous
Lol
& Lzl il jras dans g
calaldll

Glibad) 33 s Jaww 1(7) Gl

saasal) ))ally bl Baga dat 1=z Jgas

RECA I
ol #50.94 ) Gaata
ol g gl s
e 33:11.03 S caata
el sl
Cransy s daball) dagll cal
il il
galll Y ara PV E R IVEN e
5l ysise ga
e B8 I5aS Lok yai e
Jeaill
Dl Jay al s Lia g axsiiul
(S s )l

36

sl e Y
Axilaiag 3303 dad fa

gadl) Jay a8 ¢Undas i dam
REEPNENN]

AL

el i sl (sl



Loagrad) Lanpal) ASLadl) b adiail) aum Jaganll 84S laal)

1SE AL G 2(3) Galal

Ayl alsl calaid g (SPSS_ Thesis YoY _Verified.csv caldll o Al Jglas ae dallaiall lild) s2c 18 culaés
oy dalaially alad) Cllull Excel cile paayy WS .SPSS_Thesis_YoY_Verified.sps caldl & cilas¥) - 1) salefs
Baliall Guaan gl die amag Baaa Gl jsha die afiasty Jadaal) b salels il oda andy L clpariall uselds G
(@l B Jaall ) Hlad) L phasind aseg e Y] s Javsian ladl Sl S5l mad pies clgast Slapadl e
2 Sy oo CPL ity sl dals (gl adiaill Jasigia Jlaiiul ade

37



Loagrad) Lanpal) ASLadl) b adiail) aum Jaganll 84S laal)

Js8all G gald g 4y oSl bl 21 Al 23 gad 3(2) Ggalall
bl ool ) 2 3pail) aaddil Sy Apen dugilh il o WIS aae W eeDle o dlau) bl aadns ol
sl Sl b ULl aas 815 AL 8] 985 clgia (3Rally Lgdnyais

Ll Cllal) zhasu) zigei t1—a Jgas

Jaal) el 81l b ol sina sl sacld
| S - I Q1- Uail) dayUae
3yl 5 Al ol Al 5 Aupall and IS e 5 Q4-2025 ‘A.m‘ 2021 g=il 4,
. . o | gy e Lk aae | iy i) dayUae
S5 CPI 51 <d o) f it i AT
Aalay) dadl daidl 5 il 8 < jels LS dagl) Uiaiia ala 48 ) b gy LliaY)
Ly g jaadl gl i g )l s Jasl ll 5 5l dgal) bl il ) dan ) daie e dlaicY)
¥ 5 4 sl oY) 358 ol Ay (5 siusfs s aa s e 8 nilie Adlida ac) 8 Cld il siase A3l aie
Baainall dagsl) enaaill 5 Cadaiil) aey dagdl bl 83 5a Ja & Jaaed JS 3 53
Julasl) cliiie hiall saill g 5 siadl sl DSl AL fam el il sl (e Clasall 30le
SJ).;“ e ds;ﬂcl_\;)/@aa.e/ﬁh daﬁ)gsﬁ& BJS}A):\Q@JLL\KM\ pe

LGall) dlag) : jaadll

38



http://www.tcpdf.org

