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Market highlights – Q1 2014 

• The first quarter of 2014 continued to witness growth in the prime 

residential market and further stabilisation of the office and hospitality 

sectors. Retail rents for malls on Abu Dhabi Island witnessed a slight 

increase during Q1.   

• Short-term demand will be fuelled by investment and job growth from new 

major construction projects (such as the Airport expansion, Etihad Rail, 

Saadiyat Island museums and other major infrastructure, economic and 

social development initiatives), combined with a general improvement in  

market sentiment.  

• Long-term market recovery will be dependent on the pace of the 

government’s ongoing initiatives to diversify the economy and generate 

sustainable new employment growth as many of these initiatives remain a 

work in progress. 

• A sustainable recovery also requires the government to continue to 

implement supply controls as many developers are now re-looking at 

schemes that had been placed on hold following the market downturn. 

While new supply is needed – particularly of quality residential product, 

supply controls are required to ensure the right product is prioritised in 

locations with existing infrastructure.   

• There were a number of major completions in the office market this 

quarter, including the NBAD building at Capital Centre and the Siemens 

building at Masdar City. 

• Office supply currently stands at 3.1 million sq m, with an additional  

122,000 sq m of office GLA expected to enter the market during 2014. 

The future additions to supply will continue to place downward pressure 

on rents for secondary space.  

• Grade A and Grade B office rents have remained unchanged in Q1 

2014 averaging AED 1,540 / sq m and AED 1,180 / sq m. The vacancy 

rate has also remained stable at 39%. There are early indications of 

office demand improving. 

• Residential stock increased by around 1,700 units in Q1, bringing the 

total stock to around 238,000 units. Additions to supply included units 

within Reem Island, Saadiyat Island and Al Reef. 

• Sales prices for residential units increased for a fifth successive quarter, 

with a 9% increase in Q1 2014, bringing the annual increase to 27%. 

• Residential rents have also increased by 4% during Q1 to now average 

AED 145,000 for a prime 2-bedroom unit. This increase has however 

been limited to prime projects and does not represent a general 

increase across the whole market.  

• Retail stock remained stable at 2.2 million sq m GLA this quarter with no 

major deliveries. Average line store retail rents for malls on Abu Dhabi 

Island increased this quarter to reach AED 3,000 / sq m per annum. 

Average line store rents in malls outside Abu Dhabi have however 

decreased to reach AED 1,820 / sq m per annum from AED 1,990 / sq 

m per annum in Q4 2013.  

• The hotel sector continues to witness new completions with the opening 

of Novotel Al Bustan and Royal Rose hotel in Q1 2014. Occupancies 

increased to 76% (YT February). While ADRs remain under pressure 

(decreasing by 14% in YT February 2014 compared to the same period 

in 2013), the hotel market has started to recover and is set to 

experience improved performance over the rest of  2014. 
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• Passenger growth continued at Abu Dhabi International Airport, with a 

14.5% increase in January and a 15.6% increase in February compared 

to the same months last year. Construction of the new Midfield Terminal 

Complex is progressing, due for completion in 2017.  

• In parallel with the airport expansion, Etihad Airways continues to grow 

the national airline. Etihad has been rapidly increasing its workforce (27% 

increase in 2013) and aims to raise around AED 7 billion to finance the 

delivery of 18 additional aircraft in 2014.  

• TDIC confirmed that the first museum on Saadiyat Island, the Louvre, is 

set for completion in Q4 2015, with construction of the other museums to 

follow over subsequent years. The UPC has awarded the Zayed National 

Museum a Three Pearl Design Rating Certificate, as part of its Estidama 

Pearl Building Rating System – now the second cultural institution on 

Saadiyat to receive this environmental accolade. 

• Aldar confirmed that Yas Mall will open in November 2014 to coincide 

with the F1 Grand Prix. Yas Mall will open with over 300 stores 

comprising of international and regional retail and F&B brands, a VOX 

Cinema, Géant hypermarket and a family entertainment centre. 

• Abu Dhabi Statistics Center (SCAD) reported that CPI increased by 2.6% 

in the year to February 2014. Inflation for the first two months of 2014 

was 2.3%, compared with the same period of 2013.  

Talking points – Q1 2014 

 

 

• Abu Dhabi’s rent cap was removed during Q4 2013. It is expected 

that a new property rental index will be launched later this year, 

dividing the city into 10 to 12 zones based on different rental levels. 

The aim of the index is to help establish rents that are fair to tenants 

and settle disputes between landlords and tenants.  

• According to propertyfinder.ae, Khalifa City A, Reem Island and Al 

Reef are the most searched residential rental submarkets in Abu 

Dhabi. Rents are typically lower within these submarkets, indicating 

price sensitivity as rents continue to rise, driven by various factors 

such as employment growth, policies to reduce commuting from 

Dubai and the removal of the rent cap.  

• Abu Dhabi Investment Authority (ADIA) and Abu Dhabi Investment 

Council (ADIC) both featured in the SWF Institution’s list of 10 most 

active funds in 2013, recording over AED 28 bn and AED 14 bn 

worth of deals respectively.  

• Aldar Properties announced that its current pipeline of National 

Housing projects totals 2,300 units with a total development value of 

AED 5.7 million. Aldar has also completed the first 2,130 homes at 

its Al Ghadeer project close to the Dubai border. 
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Abu Dhabi prime rental clock  

*Hotel clock reflects the movement of RevPAR.  

Note: The property clock illustrates where JLL estimates each prime market is within its individual rental cycle as at end of the relevant quarter. 

Source: JLL 
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Abu Dhabi office market overview 
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Office supply 

• The first quarter of 2014 witnessed the handover of the NBAD 

Building at Capital Centre and the Siemens Building at Masdar City.  

• These completions added approximately 24,000 sq m of office GLA to 

the Abu Dhabi Metropolitan area bringing the total office stock to 

approximately 3.1 million sq m.    

• An additional 122,000 sq m of office GLA is expected to be delivered 

during 2014 including the ADIB HQ on Airport Road, the Finance 

House HQ at Capital Centre and Al Hilal Bank HQ on Al Maryah 

Island, although some of these are likely to be delayed to 2015.  

• As much as 537,000 sq m of office GLA could enter the market by the 

end of 2016, increasing the total office stock to approximately 3.7 

million sq m. This new supply is primarily within master planned areas 

but also includes major corporate HQs such as ADNOC’s new HQ on 

the Corniche.  

• The leasing of Abu Dhabi’s prime project, Sowwah Square, remains 

largely on hold as the government progresses its plans for the new 

financial free-zone, Global Marketplace, on Al Maryah Island.  

 

Abu Dhabi Office Stock (2013 – 2016) 

 

Source: JLL, Q1 2014 
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Siemens Building 

Recent and near term office completions   

ADIB HQ 

Completed Q1 2014 

Awaiting handover 

 Finance House HQ – 

Capital Centre 

NBAD – Capital Centre 
Al Hilal Bank HQ – Al 

Maryah Island 

https://www.google.ae/url?q=http://www.tradeandexportme.com/2014/01/siemens-opens-new-hq-in-masdar-city/&sa=U&ei=hHFKU82hMenq0gGptIDABg&ved=0CEAQ9QEwCg&usg=AFQjCNEMVYQHJX53ptAx1dYCQOlebIUpDQ
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Office demand 

• Government-backed entities remain the principal source of demand 

within Abu Dhabi. Many of the largest occupiers (eg: government 

organisations, publicly owned banks and sovereign wealth funds) 

have purpose built their own HQs, while other government agencies  

have leased space in private developments such as the B2B building 

located between the bridges and Al Bustan complex on Airport Road.   

• There are indications that demand from foreign occupiers is 

increasing but most private sector requirements currently remain 

small scale, dominated by the professional services, financial 

services, engineering and construction services sectors. The lack of 

fitted out options in the smaller size ranges is proving an inhibitor to 

small scale office space transactions. 

• The office sector in Abu Dhabi is very much reliant on the 

Government growing new sectors of the economy and increasing 

private sector activity but this is unlikely to generate large-scale 

demand for private office projects in the short term.  

• Key areas of focus for new office demand will be the government-

backed free-zones, comprising Al Maryah Island / Global 

Marketplace, Masdar City, Twofour54 and Kizad and Airport / Skycity 

free-zones.   

Source: JLL 
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Office rental performance 

• Average net effective rents for both Grade A and Grade B office space 

have remained stable, averaging AED 1,540 per sq m and AED 1,180 

per sq m respectively during Q1 2014. 

• Grade A rents are expected to remain stable in the short term, 

however secondary rents are expected to decline further as supply 

increases. Tenants will continue to be in a strong negotiating position, 

which is likely to strengthen as further deliveries take place in 2014. 

• The vacancy rate has also remained stable this quarter at 

approximately 39%. Vacancies are expected to increase over the 

next two years as new supply outweighs improved demand, however 

a large proportion of upcoming office space, such as ADNOC HQ, is 

owner occupied.   

• Rents and vacancy trends are expected to continue to diverge in 

2014, increasing the performance gap between prime and 

secondary buildings. 

Average Grade A Office Rents* (Q4 2008 – Q1 2014) 
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Source: JLL, Q1 2014 
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Indicator Level  Comment / Outlook 

Current Office Stock 3.1 million sq m 

The majority of existing office space is Grade B/C by 

international standards but this proportion is changing in line with 

the high quality additions to the market. 

Future Supply  

(by end 2016) 
537,000 sq m 

The proportion of Grade A office space is increasing significantly 

as new stock is delivered to the market.  

Current Vacancy Rate 39% 
Vacancy rate remained stable this quarter but is 

expected to rise as new supply is added in 2014. 

Average Grade A Rent 
AED 1,540 per sq m  

per annum 

Grade A rents have remained stable for the last 

seven quarters and are expected to remain stable 

throughout 2014. 

Average Grade B Rent 

 

AED 1,180 per sq m 

 per annum 

 

Grade B rents remained stable this quarter but 

are expected to decrease as supply increases.  

Office market summary 



Abu Dhabi residential market overview 
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Residential supply 

• Approximately 1,700 residential units were delivered in Abu Dhabi 

during Q1. The majority of these units are within the Gate Tower 2 

and the Reem Diamond Building on Reem Island. Further units were 

also delivered within the Saadiyat Beach Residences and Al Reef 

Downtown projects. 

• These deliveries bring the total residential stock to approximately 

238,000 units.  

• An additional 8,000 units are scheduled to be delivered to the market 

throughout 2014 although many of these are likely to experience 

further delays. The majority of this additional supply will be located 

within master-planned areas such as Reem Island, Al Reef, Danet 

and Rawdhat.  

 

 

Source: JLL, Q1 2014 Source: JLL, Q1 2014 

• Of the sub-districts monitored by JLL, the largest market by number 

of residential units is Midtown. This includes recently developed 

schemes such as Danet, Rawdhat, Capital Centre, Rihan Heights, 

Eastern Mangroves and Al Bustan Complex.  

• While there is market-wide vacancy, there remains a shortage of 

quality residential stock (in terms of quality of design, parking, 

amenities, management, etc) across all price points.  

• There are also a number of units scheduled for handover during 

2014 within National Housing communities including Al Falah and 

Watani developments.   
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Abu Dhabi Residential Stock (2013 – 2016) 
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Completed Q1 2014 

Awaiting handover 

6 

Saadiyat Beach Residences – 

Block 6 
Al Reef Downtown  

(Phase 5) 

Recent and near term residential completions  

  The Gate Tower 2 – 

Reem Island  

 World Trade Centre 

Reem Diamond – 

Reem Island 

Al Dana Tower – 

Danet  

C59 - Rawdhat 

https://www.google.ae/url?q=http://www.aabarproperties.com/en/project/projects/rawdhat-c59.html&sa=U&ei=j-RMU67_DpTp0QHLxIGIBQ&ved=0CCwQ9QEwAA&usg=AFQjCNHIKErnsfouJonSNKqwXm2pYYNkFg
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• During the first quarter of 2014 average residential asking prices 

within Investment Areas increased by 9% to reach approximately 

AED 14,000 per sq m from AED 12,800 per sq m in Q4 2013. 

• Asking prices have increased for both apartments and villas, to     

AED 16,400 per sq m  and AED 12,100 per sq m respectively.  

• These increases are limited to prime buildings within Investment 

Areas and do not represent a market-wide recovery. Price growth 

has been limited to prime developments which meet end user 

requirements, particularly developments with sufficient parking and 

amenities.  

Residential performance – sales price 

*Asking prices 

Source: JLL, Q1 2014 

Note: Sales prices pertain to Investment Areas only. 

Sales Price* of Residential Units (Q4 2009 – Q1 2014) 

• Sales prices have increased by 27% over the year to Q1 2014. This 

growth can be attributed to a variety of factors including:  

- Limited stock available for purchase within high grade schemes, 

the majority of the stock within Investment Areas has been 

absorbed; 

- Both Abu Dhabi and Dubai are benefiting from the UAE’s status 

as a safe haven following political unrest in the wider region, 

resulting in demand from regional investors; 

- Expectations of further price growth as the market returns to 

growth; 

- Greater levels of job security post and confidence, with some Abu 

Dhabi expats now choosing to buy rather than rent; 

- Continued improved sentiment across the UAE, further 

accentuated by the Expo 2020 announcement. 
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Residential performance – rents 

• High quality developments performed well in Q1 2014, whereas 

secondary stock has been affected by major increases to supply, 

with rents continuing to decline.  

• This divergence in performance is expected to continue throughout 

2014, with high quality projects (in terms of location, design 

functionality, asset management, amenities, car parking, etc) 

achieving a premium to the market average.  

• The recent removal of the rent cap will have a major impact on rents 

this year. We welcome the introduction of a new, well-considered, 

rental control mechanism to maintain the right balance between 

keeping Abu Dhabi cost competitive while allowing landlords to 

achieve fair rents.  

*Asking rents 

Source: JLL, Q1 2014 
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• Average asking rents for prime two bedroom apartments increased 

by approximately 4% this quarter to AED 145,000 per annum. This 

represents a rise of 11.5% over the year to Q1 2014. 

• Demand  remains strong due to a variety of factors including:  

- New job growth from government spending initiatives (principally 

new major infrastructure and construction projects) and growth of 

state-owned enterprises;  

- Policy moves to reduce the level of government employees 

commuting from Dubai; 

- Reduced rental differential between Abu Dhabi and Dubai as rents 

in prime areas of Dubai continue to increase. 
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Residential market summary 

Indicator Level  Comment / Outlook 

Current Residential Stock 238,000 units 

Good quality residential stock is set to increase further throughout 

2014 with the delivery of the WTC residential building and 

additional units within major schemes such as the Gate Towers on 

Reem Island. 

Future Supply  

(by end 2016) 
30,000 units 

Concentrated within master developments such as Rawdhat, 

Danet and Reem Island in addition to sizeable National housing 

developments.  

Average Prime 2 Bed  

Apartment Rent 

AED 145,000 

 per annum 

Rents for prime apartments increased this 

quarter and are expected to increase further in 

the short term. 

Average Prime 2 Bed  

Apartment Sale Price 

AED 16,400 

per sq m 

Sale prices for 2 bedroom apartments continued 

to increase in selective projects, particularly in 

investment areas, albeit not market wide.  

Average 3 Bed Villa Rent 
AED 175,000  

per annum 

Rents for 3 bed villas increased slightly this 

quarter and are expected to increase in the short 

term. 



Abu Dhabi retail market overview 
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Completed Future Supply

Retail supply 

• As of Q1 2014, total retail space across the Abu Dhabi metropolitan 

area stands at approximately 2.2 million sq m. 

• No major deliveries took place during the first quarter of 2014. 

However, over 440,000 sq m of retail GLA is expected to enter the 

market by the end of 2014, dominated by the delivery of Yas Mall on 

Yas Island together with retail space at Capital Mall within the 9712 

BMC, Nation Towers on the Corniche and Al Shamkah Community 

Mall in Al Shamkhah. 

• In addition to these new malls, a number of further retail centres within 

mixed-use developments are expected to enter the market in 2014. 

These include retail space within the Al Reef Community, Saadiyat 

Beach and Marasy in Al Bateen. 

• Scheduled handovers could increase the total retail supply to 2.8 

million sq m by the end of 2016. Recent announcements of new 

Super Regional malls such as Sowwah Central, Saadiyat Mall / The 

District and Reem Mall together with the planned Marina Mall 

extension could also increase Abu Dhabi’s retail supply significantly in 

2017 / 2018.  

• A notable shortage of Neighbourhood and Convenience retail remains 

in many areas of Abu Dhabi. 

Source: JLL, Q1 2014 

Abu Dhabi Retail Stock (2013 – 2016) 
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Saadiyat Beach Retail 
Al Shamkhah Community Mall 

Awaiting handover 

Capital Mall 

   Nation Towers Retail 

Yas Mall 

Recent and near term retail completions 

Marasy Al Bateen Retail 

https://www.google.ae/url?q=http://www.propertyfinder.ae/en/rent/apartment-for-rent-abu-dhabi-al-bateen-936072.html&sa=U&ei=V-dMU7-WEYje0QGA-4GAAw&ved=0CEQQ9QEwDA&usg=AFQjCNH64U7Rd83JQhNDp-5gX7_qbzSOgA
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Retail performance  

• Continuous growth in retail spending (derived from both the growing 

resident population and higher tourism levels) is supporting demand 

for additional retail space in Abu Dhabi.  

• Average rents in retail centres on Abu Dhabi Island have increased by 

4% this quarter to reach approximately AED 3,000 / sq m per annum 

from AED 2,887 / sq m per annum in Q4 2013. However, average 

rents of retail centres outside Abu Dhabi Island have decreased by 

4% to reach approximately AED 1,820 / sq m from AED 1,900 / sq m 

per annum in Q4 2013. 

 

• Vacancies remain minimal within established centres on Abu Dhabi Island, 

such as Marina Mall and Abu Dhabi Mall.  Vacancies are much higher in 

newly completed centres, with some opening with significant levels of 

vacant space. 

• While there are a number of large malls in the supply pipeline, the majority 

are expected to materialise between 2017 and 2018. This additional 

supply could cause rents to soften in the short to medium term as 

developers compete to secure the best retailers.  

 

Source: JLL, Q1 2014 *Average retail rents for line shops in regional and super regional malls on Abu Dhabi Island 

Source: JLL, Q1 2014  

 Rental Rates:  Regional and Super Regional Malls – Abu Dhabi 

 F&B (AED / sq m) 
Casual Dining: 2,000 to 3,000 

Food Court: 2,500 to 4,500 

 Line Shops (AED / sq m) 2,000 to 4,000 

 Anchor (AED / sq m) 500 to 1,500 

 Kiosk (AED / per annum) 60,000 to 180,000 

Retail Rental Performance* (Q4 2008 – Q1 2014)  
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Retail sector summary 

Indicator Level Comment / Outlook 

Current Retail Space (GLA) 2.2 million sq m 
The proportion of high quality retail is increasing as a percentage of 

total GLA. 

Additional Supply  

(by end 2016) 
586,000 sq m 

There is a significant level of new retail expected to open by the end 

of 2016, although some delays are expected.  

Current Vacancy Level 

(Regional and Super Regional 

malls on Abu Dhabi Island) 

2% 

The vacancy rate is expected to remain stable at 2% 

in established malls on Abu Dhabi Island, with 

significantly higher rates in newer decentralised 

schemes.  

Average Rents 

(Regional and Super Regional 

malls on Abu Dhabi Island) 

AED 3,000 per sq m       

per annum 

Rents have increased this quarter but are expected to 

remain stable in the short to medium term due to 

increased competition from new high quality malls.  

Average Rents 

(outside Abu Dhabi Island) 

AED 1,820 per sq m       

per annum 

Average rents have decreased this quarter outside of 

Abu Dhabi Island but are expected to stabilise at 

current levels throughout 2014. 



Abu Dhabi hotel market overview 
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Hotel supply 

• The first quarter of 2014 saw the opening of the Novotel Al Bustan 

and Royal Rose Abu Dhabi, providing more than 700 additional 

rooms. 

• These new openings add to Abu Dhabi’s expanding hotel supply, and 

almost half of the new supply projected for 2014 opened in Q1. 

• Approximately 850 more hotel rooms are expected to enter the market 

by the end of 2014 with the openings of the Capital Centre Rotana 

and Southern Sun Abu Dhabi. A number of serviced apartment 

buildings are also expected to enter the market, including Adagio Al 

Bustan, Capital Centre Arjaan and Millennium Executive Suites. 

• Around 3,450 additional rooms are expected to enter the market by 

the end of 2016, with most of these rooms in the 5-star segment. 

• Many hotel projects continue to experience delays and there have 

been limited recent hotel project announcements. However, some 

previously delayed projects have again begun to progress, including 

the Hard Rock Hotel. 

• Overall supply is expected to reach about 22,300 rooms by the end of 

2016, representing a CAGR of 7.2%. from 2013 levels. 

Source: ADTCA, JLL (Q1 2014)   

Expected Future Supply (2013 – 2016) 
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Completed Q1 2014 

Awaiting handover 

Novotel – Al Bustan 

Complex  

Capital Centre Arjaan 

by Rotana 

Recent and near term hotel completions 

Southern Sun Hotel 

Royal Rose Hotel 
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Trading performance 

• Approximately 277,000 guests visited the Abu Dhabi emirate in 

January 2014, an increase of 36% above the same period in 2013. 

• In addition to attracting more visitors, Abu Dhabi saw an increased 

average length of stay, which reached 3.14 nights in 2013. 

• After strong growth in 2013, occupancy levels continued to increase 

during Q1 with a growth of 7% compared to the same period in 2013. 

However, ADR remained under pressure and saw negative growth of 

14%. 

• Heavy competition has caused hotels to reduce rates to drive 

occupancy across the city, particularly in the upscale segment. 

• Despite the continued increase in occupancy, the decrease in 

average rates resulted in negative RevPAR growth of minus 8% 

compared to YT February 2013. 

• In an effort to attract diversified demand beyond the historically strong 

corporate and MICE (Meetings, Incentives, Conferencing, Exhibitions) 

segments, Abu Dhabi continues to develop its leisure offerings. 

• Tourism demand is expected to go through a step change in the 

medium term as various major projects come to fruition, including 

expansion of the Airport and Etihad, major new visitor attractions on 

Saadiyat and Yas Islands, global marketing campaigns and continual 

capture of “stop over” demand.   

Source: STR Global, 2014 
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Hotel Sector Summary 

Indicator Level Comment / Outlook 

Current Hotel Room 

Supply 
18,900 keys 

Two internationally branded hotels opened in Q1 2014, the Novotel Al 

Bustan and Royal Rose Hotel, adding more than 700 rooms. 

Future Supply  

(by end 2016) 
3,450 keys 

Between the additions seen in Q1 and the Capital Centre Rotana and 

Southern Sun Abu Dhabi expected later this year, supply is expected to 

increase by 8.6% in 2014. In addition, the supply of serviced 

apartments is expected to increase with the openings of the Adagio Al 

Bustan, Capital Centre Arjaan and Millennium Executive Suites. 

2014 YTD Occupancy 76% 

Occupancy levels have continued to increase in 2014 after strong 

growth throughout 2013. YT February occupancy increased by 7% 

compared to the same period in 2013. 

2014 YTD ADR  AED 555 

ADR levels continued to fall in Q1, decreasing by 14% in YT February 

2014 compared to the same period in 2013. Because of the notable 

decrease in ADR, RevPAR fell by 8% year over year. 
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Definitions and methodology 

Residential: 

• Residential buildings are considered handed over once they are 

ready for tenant occupation. This data excludes labour 

accommodation. 

• Residential performance data is based on asking prices from a 

basket of selected developments.  

Retail: 

• Retail space is considered handed over once it is open and 

operational. 

• Classification of Retail Centres is based upon the ULI definition as 

published in Retail Development, 4th Edition published by ULI. 

• Prime Rent Shopping Centre represents the top open market net 

rent that could be expected for a notional standard line unit shop 

situated in a specified shopping centre – preferred in an inner city 

location, as at the survey date (normally at the end of each quarter 

period).   

 

Office: 

• Office buildings are considered handed over once they are ready for 

tenant fit-outs.  

• Total supply excludes government owned and wholly occupied buildings 

(such as Abu Dhabi Municipality).  

• Average Grade A Office rents represent the average effective rents 

taken from a basket of selected buildings defined as superior in the 

current market. The Average Rent reflects values captured in 

occupational leases that is standard for the local market. It is an effective 

rent that accounts for ‘rent free’ periods only (and not the financial impact 

of any other tenant incentive/s) and excludes service charges and local 

taxes.  

Hotels:  

• Hotels are considered handed over once they are open and operational. 

• Hotel room supply is based on existing supply figures provided by 

ADTCA as well as future hotel development data tracked by JLL Hotels. 

Room supply includes all graded supply and excludes serviced 

apartments. 

• Hotel performance data is based on a monthly survey conducted by STR 

Global on a sample of international standard midscale – upscale hotels. 
Note: Some of the supply numbers for previous years have been 

revised in line with JLL’s continuous research and work with 

government entities.  
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