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EXECUTIVE SUMMARY

Structural Stability
in a Mature Market

The Dubai real estate sector in 2026 has entered a mature, institutionalized phase characterized by structural
market stability, healthy valuation moderation, and robust transaction depth. This assessment confirms
resilience through diversified buyer demographics, conservative capital structures, and regulatory safeguards.

AED 252 Billion

Q12026 Transaction Volume — strongest quarterly performance in history

5-8% Annual

Sustainable price growth outperforming London, New York & Singapore

87% Cash

Cash-dominant market eliminating mortgage leverage risk

70%+ End-User

Occupier & Golden Visa dominance ensuring long-term retention

USD 19.2B / 7.7B

Emaar & DAMAC combined escrow + cash reserves

13-25% Uplift

Metro Blue Line corridor capital appreciation through 2029
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01 - MACROECONOMIC CONTEXT & MARKET MATURATION FRAMEWORK

1.1 Post-Pandemic Growth Normalization

Following the exceptional post-pandemic expansion cycles of 2023-2024, which produced annual capital appreciation
surges between 18% and 22 %, residential price growth across Dubai has moderated to a sustainable range of 5% to 8%
annum in 2026. This pricing normalization reflects market maturation rather than structural vulnerability, as confirmed by
Knight Frank, CBRE, and ValuStrat.

ValuStrat's Q12026 research indicates citywide residential capital values are projected to achieve sustainable 10% growth
for the full year, with villas expected to outperform apartments by appreciating 17.7%.

1.2 Global Gateway City Performance Comparison

City 2026 Capital Growth Market Status
Dubai +5% to +8% Sustainable Growth
London Flat to Negative Stagnation

Paris Declining (Real Terms) Contraction

New York +1% to +3% Modest Growth
Singapore 0% to +2% Minimal Growth

Source: Knight Frank Global Residential Cities Index Q2 2026, CBRE UAE Market Review

1.3 Structural Market Evolution

Institutional Capital Inflows: Sovereign wealth funds and family offices increasing allocation to Dubai real estate as a
safe-haven asset class.

Golden Visa Impact: 10-year renewable residency for investors purchasing AED 2M+ properties incentivizes long-term
retention.

Demographic Diversification: Indian nationals remain the largest buyer group;
mainland Chinese capital inflows accelerating.
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02 - TRANSACTION VOLUME ANALYSIS & MARKET LIQUIDITY

2.1 Historic Transaction Benchmarks

Official data from the Dubai Land Department confirms unprecedented market activity. Q1 2026 represents a 31%
year-on-year increase in transaction value and a 6% rise in volume.

AED 252B 60,303 +31% AED 680B

Q12026 Total Registered Sales Year-on-Year Full Year 2025

Transaction Value Deals in Q1 Value Growth Transaction Volume

Period Volume (AED) Sales Deals Trajectory
Q12025 172.8B +28.8% 42,150 Accelerated Momentum
Q2 2025 167.4B +30.2% 48,200 Prime Luxury Inflows
Q32025 158.2B +29.9% 46,900 Off-Plan Expansion
Q4 2025 181.6B +30.9% 67,750 Historic Record
FY 2025 680.0B +30.0% 205,000+ Peak Annual Volume
Jan 2026 72.4B +33.3% 19,800 All-Time Monthly
Q1 2026 252.0B +31% 60,303 Institutional Growth

Source: Dubai Land Department Official Data, Q1 2026 Press Release
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02 - TRANSACTION VOLUME & LIQUIDITY

2.2-2.3 Market Depth & Capital Structure

Total Procedures: 718,160 real estate procedures in Q1 2026.
Average Capital Values: +12.5% YoY price per square foot.

Liquidity Resilience: Elevated volumes maintained through geopolitical disruption.

CASH TRANSACTIONS END-USER / GOLDEN VISA

of purchases cash-funded, insulating the market from of activity from occupiers & Golden Visa holders ensuring

interest rate shocks and global debt distress. long-term asset retention.
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Location-Wise Performance
& Submarket Segmentation

Two-speed market - Prime to mid-market dynamics
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03 - LOCATION-WISE PERFORMANCE & SUBMARKET SEGMENTATION

3.1-3.2 Two-Speed Structure & Prime Hubs

PRIME WATERFRONT & VILLAS ESTABLISHED LUXURY HUBS

Record low vacancy. Strong capital appreciation 8-13% Higher gross rental income 7-10%. Balanced capital growth
projected for 2026. Constrained supply supports resilience. 5-8%. Strong end-user demand.

Core luxury pillar. Values AED 3,500-4,000/sq ft; trophy villas >AED 14,500/sq ft. Yields 5.0-7.0%. Projected growth +8% to +13%. Entry
AED 2.5M+. Constrained land & HNWI demand ensure resilience.

High-rise luxury hub. Values AED 1,700-2,500/sq ft. Yields 5.46-7.5%. Growth +6% to +10%. Entry AED 1.8 M. Limited new supply + Metro
connectivity drive appreciation.

Business Bay: AED 1,450-2,360/sq ft, yields 6.29-9.0%, growth +5-7%. Dubai Marina: AED 1,700-2,200/sq ft, yields 6.5-8.5%, growth
+5-8%. Tourism-driven demand.
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03 - LOCATION-WISE PERFORMANCE & SUBMARKET SEGMENTATION

3.4-3.5 Mid-Market Belts & Master-Planned Communities

Most active resale market (>20,000 transactions 2025). Values AED 1,050-1,473/sq ft. Yields 7.15-10.0%. Growth +5-8%. Entry from AED
700K. Exceptional cash-flow.

Tech & academic core. Values AED 900-1,200/sq ft. Yields 7.62-10.0%. Growth +4-7%. Entry AED 550K. Blue Line BO8 catalyst: 16-21%
potential through 2029.

High-yield off-plan. Values AED 1,000-1,400/sq ft. Yields 7-9%. Growth +5-8%. Entry AED 600-800K. Strong NRI & first-time buyer demand

Anchored by Al Maktoum Airport expansion (260M passengers). Values AED 1,400-1,700/sq ft. Yields 7.24-8.5%. Growth +3-6%. 85.5%
surge in new-build transactions.

Flagship waterfront with SOM Metro interchange. Values AED 1,600-2,200/sq ft. Yields 5.9-8.0%. Growth +5-8%. Blue Line terminus:
18-25% appreciation through 2029.
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03 - LOCATION-WISE PERFORMANCE & SUBMARKET SEGMENTATION

3.6 Comprehensive Submarket Performance Matrix

Community Avg Value Entry 1-Bed Gross Yield 2026 Growth
Palm Jumeirah 3,500-4,000 AED 2.5M+ 5.0-7.0% +8% to +13%
Downtown Dubai 1,700-2,500 AED 1.8M 5.46-7.5% +6% to +10%
Business Bay 1,450-2,360 AED 11M 6.29-9.0% +5% to +7%
Dubai Marina 1,700-2,200 AED 1.4M 6.5-8.5% +5% to +8%
Jvc 1,050-1,473 AED 700K 7.15-10.0% +5% to +8%
Dubai Silicon Oasis 900-1,200 AED 550K 7.62-10.0% +4% to +7%
Dubai South 1,400-1,700 AED 550K 7.24-8.5% +3% to +6%
Dubai Creek Harbour 1,600-2,200 AED 1.3M 5.9-8.0% +5% to +8%

Source: Knight Frank Q4 2025, ValuStrat Q1 2026, CBRE UAE Market Review

INVESTMENT INSIGHT

Prime waterfront and low-density villa communities offer capital preservation and 8-13% projected growth with
constrained supply.

Mid-market belts deliver superior cash-flow (7-10% yields). Metro Blue Line corridors present asymmetric upside of
13-25% through 2029 for acquisitions during the construction phase.
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Developer Landscape
& Balance Sheet Health

Escrow protection - Low leverage - Multi-billion reserves
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04 - DEVELOPER LANDSCAPE & BALANCE SHEET HEALTH

4.1 Escrow Account Law & Major Developers

The developer landscape is defined by low debt, disciplined inventory releases and strict compliance under Law No. 8 of 2007.
100% of off-plan funds held in project-specific escrow; released only on verified RERA milestones.

EMAAR DAMAC DANUBE DECA

Escrow USD 11.7B H1 Profit USD 456M Private / Low Debt Project Escrow

Liquidity USD 7.5B Escrow USD 6.0B 1% monthly post-handover

Avana - Trinity - Milos
Entry < AED 800K

Total USD 19.2B Liquidity USD 1.7B Breez - Timez

S&P Investment Grade Total USD 7.7B Expats & NRIs Yields 7-9%

4.3 Developer Financial Strength Matrix

Developer Segment Reserves Key Projects Target
Emaar Master / Ultra-Luxury $11.7B / $7.5B Creek Harbour, Hills Institutional, HNWIs
DAMAC Branded Luxury $6.0B/ $1.7B Lagoons, Surfside Global Investors
Danube Mid-Market Private / Low Debt Breez, Timez Expats, NRIs

DECA High-Yield Off-Plan Project Escrow Avana, Trinity, Milos Buy-to-Let
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04 - DEVELOPER LANDSCAPE

Balance Sheet Resilience

« Major developers enter 2026 with multi-billion-dollar liquidity buffers and low leverage.

o Escrow Account Law eliminates the primary risk vector of the 2008 cycle.
« S&P Global confirms investment-grade positioning for leading developers.

« This structural strength underpins market confidence even during geopolitical noise.

KEY TAKEAWAY

Low leverage + ring-fenced escrow + institutional reserves = structural protection

against short-term volatility and a foundation for continued capital inflows.

EPIC Properties - Institutional Grade Investment Research - Confidential
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Infrastructure Catalysts
& Growth Corridors

Metro Blue Line - Dubai 2040 - Airport expansion
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05 - INFRASTRUCTURE CATALYSTS & GROWTH CORRIDORS

5.1-5.2 Dubai Metro Blue Line Expansion

The Dubai Metro Blue Line is the single largest transit infrastructure catalyst through 2029. Public investments tied to Dubai
2040 remain the primary long-term value driver.

AED 18-20.5B 30 km 14 Stations Sep 2029

Capital Expenditure Network (Y-shaped) 9 elevated - 5 underground Commercial Operations

Empirical Value Uplift (RTA Studies)

Residential properties within 700-900 m of stations: average capital uplift 13-25% prior to
completion.

Commercial property gains of up to 76% within the same radius.

Key Beneficiary Communities
18-25% projected - SOM iconic interchange - Direct Downtown
link 20-25% gains - Main Y-junction - Congestion relief
16-21% uplift - Tech & academic connectivity

14-20% appreciation - Major suburban family communities
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05 - INFRASTRUCTURE CATALYSTS & GROWTH CORRIDORS

5.3 Expanding Transit Networks & Airport

DUBAI METRO GOLD LINE

Announced April 2026. 42 km network - 18 stations - Completion 2032. Serves Meydan, Dubailand and central residential
corridors. Extends rail access to previously underserved communities, driving long-term capital appreciation.

AL MAKTOUM INTERNATIONAL AIRPORT (DWC)

Passenger capacity target up to 260 million annually. 85.5% increase in new-build transactions in Dubai South over 12
months into mid-2026. Average apartment entry AED 1,400-1,700/sq ft. Southern logistics and residential districts
receiving sustained capital from airport-driven activity under Dubai 2040 priority zoning.

Investment Implication

Acquiring in Blue Line corridor communities during active construction (2026-2027) positions investors to capture 13-25%
infrastructure-driven appreciation ahead of the September 2029 inauguration.
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Quantitative Risk Assessment
& Market Deconstruction

Supply reality - Bubble index context - 2008 vs 2026
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06 - QUANTITATIVE RISK ASSESSMENT & MARKET DECONSTRUCTION

6.1 Deconstruction of the 2026 Supply Pipeline

Concern: Media projections of 120,000 residential units scheduled for handover in 2026.

Historical Completion Rates: Actual annual handovers average 45-55% of scheduled projections.
Adjusted 2026 Delivery: 54,000 to 66,000 units (not 120,000).
Population Absorption: +157,000 net new residents in H1 2026 alone.

Segment Concentration: >70% of new completions in mid-market apartments; prime/villa supply constrained.

Verdict: Supply concerns are overstated; fundamentals support calibrated absorption.

6.2 Contextualizing the UBS Global Real Estate Bubble Index

Factor Dubai Reality Vulnerable Cities
Valuation 24.6% below 2014 peak At/above historical peaks
Affordability Price-to-income < 10x Consistently > 10x
Yields 6-9% gross Zurich/London 2-4%
Real Growth ~50% over 5yrs from low base From elevated baselines

Verdict: Dubai's fundamentals distinguish it from genuinely vulnerable markets.

Actual Delivery
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06 - QUANTITATIVE RISK ASSESSMENT & MARKET DECONSTRUCTION

6.3-6.4 Geopolitics, Demographics & 2008 vs 2026

March 2026: Temporary population decline of 61,000 (-1.3%) during peak regional volatility.
June 2026 Rebound: Population reached record 4.74 million — net +157,000 since start of year.

2040 Target: 5.8 million residents under Dubai Urban Master Plan.

Verdict: Temporary volatility does not indicate structural weakness.

Feature 2008 Crash 2026 Architecture
Capital Structure High leverage, speculative 87% cash; minimal retail debt
Buyer Demographics Short-term offshore flippers >70% end-users & Golden Visa
Escrow Protections Unregulated, diverted funds 100% milestone-gated (Law 8/2007)
Developer Liquidity Heavily indebted Low leverage; multi-billion reserves
Demographic Base ~1.8M transient 4.74M (target 5.8M by 2040)
Asset Valuations Peak speculative bubble 24.6% below 2014 peak

Verdict: 2026 architecture exhibits fundamentally superior structural characteristics.

Selected 2026 Structural Indicators
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Cash in capital End-users & Milestone-gated Below 2014
structure Golden Visa escrow peak valuation

Note: Indicators are different structural measures; they are shown as percentages for direct visual comparison.
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07 + REGULATORY FRAMEWORKS:8&SOVEREIGN SAFEGUARDS

7.1 RERA Regulatory Governance

The Government of Dubai focuses on eliminating boom-and-bust cycles in favour of long-term stability and sustainable
wealth preservation.

Mandatory DLD Open Data Reporting
Enforces market transparency through real-time transaction disclosure.

Escrow Account Law (No. 8 of 2007)
Protects buyer capital; funds disbursed only on verified construction milestones.

RERA Rental Index (Ejari)
Regulates lease renewals, protecting tenants while providing stable returns for owners.

7.2 UAE Golden Visa Framework

STRUCTURAL STABILITY MECHANISM

Eligibility: Real estate investment of AED 2 million ($545,000) or more.

Benefit: 10-year renewable residency decoupled from employment contracts.
Behavioral Impact: Incentivizes long-term capital retention; mitigates panic-selling risks.
Strategic Implication: Aligns investor residency with long-term property ownership.

REGULATORY STABILITY FRAMEWORK

A coordinated regulatory ecosystem that enhances transparency, protects investors, and supports
long-term property ownership in Dubai.

01 @% 02 .% 03 @% 04

DLD Open Data Reporting Escrow Account Law RERA Rental Index (Ejari) UAE Golden Visa
(No. 8 of 2007)
Rental stability through Long-term residency

regulated lease renewals. aligned with property
investment.

Transaction transparency Buyer capital protection
through real-time disclosure. with verified construction
milestones.
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08 - GLOBAL TAX COMPARISON & INVESTMENT CASE STUDIES

8.1 Sovereign Tax Structure & Yield Advantage

Tax Component Dubai London New York Singapore
Personal Rental Income Tax 0% Up to 40% Up to 45% Up to 24%
Capital Gains Tax 0% Up to 28% Up to 20%+ 0%

Annual Property Tax 0% ~0.5-1.5% 1-3% 0.3-0.6%
Inheritance Tax 0% 40% 40% Federal 0%

One-Time Acquisition Fee 4% DLD Up to 14% SDLT ~4% Up to 60% ABSD
Net Yield Margin Retained ~80-85% ~45-55% ~40-50% Extremely Low

Competitive Advantage: Dubai maintains one of the narrowest gaps between gross and net rental yields among global gateways.

8.2 Investment Case Study — 1-Bed Branded Residence, Dubai Marina

Acquisition Price AED 2,600,000 Service Charges AED 29,750
DLD Transfer (4%) AED 104,000 Management (8%) AED 15,600
Total Acquisition Cost AED 2,704,000 Maintenance Reserve AED 9,750
Gross Annual Rent AED 195,000 Net Annual Income AED 139,900
Gross Yield 7.5% Net Yield 5.4%

TOTAL ANNUAL ROL: 12.4%

Capital gains (7% midpoint) AED 182,000 + Net rental AED 139,900 = AED. 321,900 total return
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09 - STRATEGIC RECOMMENDATIONS & CAPITAL ALLOCATION

9.1 Capital Allocation Strategies by Investor Profile

STRATEGY 1 Cash-Flow Assets in Mid-Market Belts
Profile: Income-focused

JVC, Business Bay, DSO, DLRC - Studio/1-bed - AED 600K-1.2M - Yields 7-9% - Growth 5-8%

STRATEGY 2 Metro Blue Line Infrastructure Corridors
Profile: 3-5 year capital appreciation

Creek Harbour, International City, DSO - Acquire 2026-27 - Target 13-25% uplift by 2029

STRATEGY 3 Prime Coastal & Master-Planned Enclaves

Profile: Wealth preservation / HNWI
Palm Jumeirah, Downtown - Entry AED 1.8M-2.5M+ - Growth 6-13% - Yields 5-7.5%

9.2 Risk-Adjusted Return Matrix

Strategy Expected Return Risk Liquidity Allocation
Mid-Market Cash Flow 8-11% (yield + growth) Low-Moderate High 40-50%
Metro Corridor Appreciation 10-15% (capital gains) Moderate Moderate 30-40%
Prime Wealth Preservation 7-10% (yield + growth) Low High 20-30%
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10 - INDUSTRY LEADERSHIP VERDICTS & EXECUTIVE COMMENTARY

— Founder, Emaar Properties

"l look at so much data, | think a 15% correction is very unrealistic... The supply coming in 2026 and 2027 is good for the market. We are here
for the long term... | want stability and long-term progress for the city."

— Founder & Chairman, Danube Group

"Dubai is safer than the headlines suggest... Anxiety is largely driven by sentiment rather than structural weakness. The property market has
significant growth potential. With population growth outpacing real supply, the outlook remains positive."

— Managing Partner, Urban Terrace

"In real estate, the data that matters is the transaction data. Everything else is noise. And the transaction data for Dubai entering 2026 is the
strongest this city has ever recorded."

— Credit Assessment

"Tighter real estate regulations and stronger financial buffers among developers help the sector absorb short-term volatility. The low
leverage of major developers provides structural protection."
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CONCLUSION - INSTITUTIONAL INVESTMENT VERDICT

The Dubai property market in 2026 exhibits the
characteristics of a mature, institutional-grade market.

(0} Population Expansion 4.74M residents (targeting 5.8M by 2040)

02 Transaction Depth AED 252B in Q12026 — strongest quarterly on record
0k Tax Advantages 0% income, capital gains & property tax

04 Escrow Protection 100% milestone-gated under Law 8/2007

05 Infrastructure AED 20.5B Metro Blue Line + DWC expansion

06  Developer Strength Emaar $19.2B - DAMAC $7.7B reserves

07 Capital Structure 87% cash - 70%+ end-user occupancy

INVESTMENT OPPORTUNITY

Dubai offers a stable economic environment for foreign capital with superior risk-adjusted returns versus traditional global gateways.
Tax efficiency, regulatory safeguards, infrastructure catalysts and demographic momentum create a compelling case for
income-focused, capital-appreciation and wealth-preservation strategies.
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