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THE BIG PICTURE

Dubai's General
Market Climate

Dubai's real estate sector entered 2026 from the most sustained period of growth in its modern history.
Property prices have risen 60-75% since 2021, and the market recorded 270,000+ transactions worth
approximately AED 917 billion ($250 billion) in 2025 alone — its highest annual volume ever recorded.
Far from the speculative frenzy of earlier cycles, however, industry analysts describe this era as structurally
different

"The sustained momentum in market activity reflects the city's evolution
from a speculative real estate market to one characterised by genuine enc
user demand, structural depth and long-term investor confidence."
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AED 917B 9% 4M+

2025 TOTAL TRANSACTIONS PRICE GROWTH (2025) DUBAI POPULATION

lighest annual figure Dubai's \verage price per sq.ft. up 9% year- Crossed 4 million in 2025; 175-225K
ecorded real estate histor on-ye 52024 new residents projected for 2026

The market's composition has shifted meaningfully. Off-plan properties dominated, accounting for 65% of
all 2025 transactions — driven by flexible payment structures, developer incentives, and strong capital
appreciation between sale and handover. Ready properties performed equally well, with record luxury

transactions in the $10M+ segment: over 500 properties sold above that threshold in 2025, compared to ju

301in 2020
TOP PERFORMING RESIDENTIAL AREAS INVESTOR ORIGIN MIX
Jumeirah Village Circle - Business Bay - Dubai South - Indian nationals lead foreign purchases at 20-22% of
Jebel Ali - Dubai Marina - Dubai Hills Estate - Creek volume. Followed by buyers from UK, China, Russia,
Harbour - MBR City. High rental yields of 6-11% Ukraine, Pakistan, and Afghanistan. GCC institutional
across affordable and mid-market zones; ultra-luxury capital remains deeply embedded. African HNW
on Palm Jumeirah and Downtown seeing strong capital — including Nigerian and South African — is a
appreciation growing segment

As of mid-2026, the market is normalising in pace, not reversing in direction. Price growth has become

more measured following five years of expansion, and supply is increasing with ~182,000 units completing in



2025-2026. This moderation is textbook late-cycle behaviour — not a harbinger of collapse, but a period of
selective opportunity for disciplined investors who know where to position

THE 2026 OPPORTUNITY WINDOW

January 2026 recorded the highest single-month property sales in Dubai's history — AED 72 .4 billion
across 48,000 transactions — entering the current period of geopolitical disruption from a position of

exceptional underlying strength. Q1 2026 totalled AED 176.7 billion. Even amid the Iran conflict shock, CBRE
confirmed 2026 transaction activity is ahead of last year's record pace.
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GEOPOLITICAL ANALYSIS

The War Factor —
Impact & Reality

In early 2026, the escalation of the US-Israel-Iran conflict introduced unprecedented geopolitical pressure on
Dubai's real estate market. Iranian strikes involving drones and missiles affected the UAE, triggering airspace
closures, temporary stock exchange halts, and a sharp spike in investor anxiety. The Dubai Financial Market

Real Estate Index (DFMREI) fell approximately 21% in under two weeks. For the first time in three years of

near-uninterrupted boom, Dubai's property market confronted a geopolitical shock with real consequences

Stock index: DFM Real Estate Index fell ~21% (equities, not physical property). Transaction sentiment: A "wait-
and-see" pause of 48-72 hours in peak transaction activity. Luxury segment: $8M+ properties — already slowing
in late 2025 — saw accelerated hesitation. Off-plan risk: Projects reliant on foreign demand face slower

absorption if hesitation persists. However, construction activity across the emirate remained entirely unaffected —

no project delays directly linked to the conflict

"Analysts are currently describing the physical market impact as
'sentiment-driven rather than structural.' Construction activity across the
emirate remains unaffected, with no project delays directly linked to the
conflict."

The critical distinction here — and the one every serious investor must internalise — is the difference betwee
equity market sentiment and physical property fundamentals. The DFMREI measures listed developer stocks;
does not measure your apartment in Dubai Hills or a penthouse on Dubai Marina. Stock prices react instantly
to news; property prices take months to move, and even then are anchored by supply-demand dynamics and

rental yields.

HISTORICAL RESILIENCE PATTERN THE "DUBAI HEDGE" FOR REGIONAL
CAPITAL

Dubai weathered the 2003 Gulf War (market

continued growing), the 2008 financial crisis (sharp Paradoxically, the Iran conflict accelerated capital
correction, full recovery within 7 years), and inflows from conflict zones. HNW inflows in 2025
COVID-19 (12-18 month disruption, then record- rose 46% year-on-year — $63 billion from Iran,
breaking 2021-2025). In each case, recovery was Israel, Lebanon, Russia, and Ukraine. Capital fleeing
sharper than the correction. The pattern is political risk gravitates toward a dollar-pegged, rule-
consistent: sentiment shocks create entry windows of-law market. Dubai is that market. The conflict

deepens, not weakens, this dynamic



Even at the height of uncertainty, a luxury apartment in Dubai sold for AED 422 million (~$115 million) in

early 2026 — the third most expensive apartment sale in the emirate's history. Ultra-wealthy buyers, the mo¢
risk-sensitive capital in the world, continued transacting. Elon Musk publicly reaffirmed confidence in Dubai
post-strikes. CBRE's Chairman for MENA described the geopolitical tensions as "a temporary pause in investo

activity" while affirming that "Dubai's real estate fundamentals remain resilient."

THE CEASEFIRE SIGNAL — A BUYING WINDOW

With the US-Iran ceasefire and stabilisation of tensions through April-May 2026, analysts across ANAROCK,
CBRE, and Pangea Dubai are describing the market as "poised to transition quickly from caution to recovery."
Accumulated demand, an investor base that paused but did not exit, and structural supply dynamics point to

a sharp rebound in transaction volumes. Seasoned investors know: the pause is the entry point.

Dubai Real Estate Intelligence - 2026 - Pag



REGULATORY ARCHITECTURE

Your Capital

How Dubai Shields

path to them

RERA ESCROW PROTECTION

El

Under Law No. 8 of 2007, all buyer payments for
off-plan properties must be deposited into RERA-
approved escrow accounts held at DLD-
authorised banks. Developers cannot access
funds without independent verification of
construction milestones. In 2025, RERA increased
monitoring of escrow usage by 35% and levied
AED 12M+ in penalties. If a developer goes
bankrupt, escrow funds are protected and ring-
fenced — not folded into the general bankruptcy
estate.

RENTAL DISPUTES & EJARI

All tenancy contracts must be registered through
the Ejari system, providing legal standing for both
parties. The Rental Disputes Settlement Centre
(Decree No. 26, 2013) has exclusive jurisdiction
over rental disputes with structured, fast-track
resolution. Landlords must provide 90 days notice
for rent increases, which are governed by the Al-
powered Smart Rental Index launched in January
2025

@ DEVELOPER ACCOUNTABILITY

Developers must register projects with RERA (via
Ogood) before selling a single unit. They cannot
advertise, collect funds, or launch sales without
full DLD approval. Structural defects carry a 10-
year developer liability. In 2025, RERA issued
warnings to 23 firms, fined 256 brokers, and
sanctioned 30 companies. Milestone-based
escrow releases are verified by independent

b

>

Dubai's investor protection framework is among the most sophisticated in the world — built from hard lesson:
following the 2008 crisis and continuously upgraded. For the international investor, particularly those coming
from markets like Nigeria where regulatory protections are thinner, this architecture is a foundational pillar of

the investment thesis. Dubai doesn't just promise returns; it legally enforces the mechanisms that protect yol

DLD TITLE DEED SECURITY

The Dubai Land Department registers every
ownership title deed on a blockchain-backed
digital ledger. Ownership is officially recorded,
verifiable, and tamper-proof. The REST app allows
remote verification by any party globally. The 4%
DLD transfer fee is the primary transaction cost
— with no annual property tax, no capital gains
tax, and no inheritance tax applicable to
individuals.

FREEHOLD OWNERSHIP RIGHTS

Law No. 7 of 2006 grants foreign nationals full
freehold ownership rights in over 30 designated
zones including Dubai Marina, Downtown Dubai,
Palm Jumeirah, Business Bay, and JLT. The 2025
regulations reaffirm and expand these rights. In
April 2026, Dubai removed the minimum property
value requirement for the two-year investor
residency visa entirely — the most significant
access expansion in the programme's history.

DIGITAL TRANSFORMATION &
BLOCKCHAIN

Dubai has set global standards with smart
contracts, automated title deed issuance, and
blockchain-recorded transaction histories. E-
contract signing and real estate tokenisation
(fractional ownership through digital tokens) are
scaling. The DLD has accelerated its digital
transformation agenda throughout 2025, making
Dubai property transactions faster, more secure,



third-party construction auditors — now backed by Al and more accessible to international investors than

inspection technology virtually any other major global market.

DUBAI VS. COMPARABLE EMERGING MARKETS

Compare this to property investment in Tehran (foreigners cannot freely purchase, 40-45% inflation,
sanctions-driven banking restrictions that can trap capital inside the country), Tel Aviv (directly on conflict
frontlines, housing prices down in key neighbourhoods), or even some European markets where cumbersome
processes and tax drag consume 20-40% of gross yield. Dubai's combination of legal clarity, tax efficiency,

and regulatory muscle has no peer in the emerging/frontier investment universe.
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INVESTMENT TIMING ANALYSIS

Why Now is the
Strategic Entry Point

Markets reward investors who move with intention, not urgency — but they also punish those who mistake a

pause for a signal to exit. The current moment in Dubai's property market is one of the most compelling post:

disruption windows since COVID-19. Here is why the data argues for positioning now, not later.

Sentiment Discount on Structurally Sound Assets

The geopolitical shock has created a gap between equity market sentiment (stocks down 21%) and physical ass
fundamentals (unchanged construction, unchanged yields, unchanged infrastructure). This gap is temporary —
it's a sentiment discount on a fundamentally strong asset class. Historical pattern: sentiment recovers faster th:
anyone expects; early buyers capture the spread.

Developer Incentives at a Cyclical High

During the uncertainty window, B-grade and C-grade developers are offering direct discounts and more
favourable payment plans. Premium developers (Emaar, DAMAC, Azizi) are holding pricing — but the negotiatin
position for off-plan buyers is materially better than at 2024-25 peak sentiment. The investor who moves now
negotiates from a position of strength

Rental Yields at Global Highs — Income Day One

Dubai's gross rental yields of 6.7-9% (apartments) with selective zones reaching 11% are 2-3x what London

(3-4%), New York (3-4%), or Paris (2-3%) offer. For an HNW investor seeking dollar-denominated income, a Dub
property generating AED 150,000/year in rental income is doing it tax-free. The same asset in London or Lagos

would lose 20-40% to tax. Net yields tell the true story.

Golden Visa — Residency as Investment Alpha

A property purchase of AED 2 million (~$544,500) now unlocks a 10-year renewable UAE Golden Visa —
covering the investor, spouse, and children of any age, with no minimum stay requirement, no sponsor, and no
points system. As of April 2026, Dubai removed the minimum value floor for the 2-year investor visa entirely,
making the entry pathway wider than at any point in history. Residency adds non-financial yield that no other
market in the region matches.

Structural Population Growth Sustains Demand

Dubai's population is adding 175,000-225,000 residents per year — an employment-driven, professional inflow
that creates systematic demand for residential space. The city expected to cross 4 million residents in 2025 on
way to government targets of 6 million by 2040. Unlike mature markets where flat or declining populations cap
rental upside, Dubai's rental base expands every single year. Supply pipelines are large but absorption is

historically robust



Dollar-Pegged Asset in a Naira-Devaluing World

For Nigerian HNW investors specifically: the AED is pegged to the USD. A Dubai property is a dollar-denominatec
real asset that holds value against naira devaluation, dollar scarcity, and FX risk. It generates dollar rental
income. It appreciates in dollar terms. It can be sold in dollars. In the context of Nigeria's monetary environmen
this is not just attractive — it is strategic wealth preservation

MARKET RENTAL CAPITAL PROPERTY RESIDENCY REGULATORY
YIELD GAINS TAX TAX BENEFIT PROTECTION
Dubai, 10-Year Golden World-Class (RERA/
6.7-11% 0% 0%
UAE Visa DLD)
; None (pathway
London, UK 3-4% PASK) Council Tax Strong
only)
New York, 1-2% EB-5 ($800K+, 5-
3-4% 20%+ Strong
USA annually 7yr)
Lagos, Land Use ;
5-8% 10% (CGT) N/A Developing
Nigeria Charge
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THE ADVISORY PARTNERSHIP

Why 1049 Metro Asset
is Your Go-To Broker

The Dubai real estate market is not a self-service market. The difference between a good investment and a
great one — between a legitimate opportunity and a misallocation — lies almaost entirely in the quality of you
advisory relationship. In a city where over 270,000 transactions happen annually, where off-plan and ready
markets operate by different rules, and where geopolitical timing can be the margin between excellent and

ordinary returns, the broker you choose is not a commodity decision. It is a strategy decision

1049 METROPOLITAN ASSET LIMITED

Lagos-based luxury real estate
advisory, calibrated for the HNW
African investor

— Deep expertise in HNW client advisory across Lagos
luxury market

Established track record in high-value property
marketing and transactions

Proprietary buyer mandate matching across price
brackets and locations

— Fluent in the financial, legal, and emotional context
of the African HNW investor

— Dollar-denominated investment structuring and
wealth preservation advisory

Trusted brand built on discretion, precision, and long-
term client relationships

Dark luxury positioning: advisory that speaks to
high-net-worth sensibilities

DUBAI REAL ESTATE MARKET ACCESS

World-class inventory, regulatory

infrastructure, and market

intelligence

— RERA-regulated, DLD-registered marketplace with full
legal protection

Access to premium off-plan launches from Emaar,
DAMAC, Azizi, Binghatti

Golden Visa pathways from AED 2M — residency
linked to every transaction

— Rental yields of 6-11% in dollar-denominated, tax-
free income

— Blockchain title deeds and Al-verified property
valuations

Active market in post-conflict sentiment window —
prices negotiable

4M+ population base with 200K+ new residents
annually driving demand

What 1049 Metropolitan Asset Properties brings to this partnership is not just market access — it is the lens
that makes Dubai legible for the Nigerian and African HNW investor. The investor who understands that their
Lagos real estate portfolio needs an international counterweight. The business owner whose naira income
deserves a dollar-denominated asset that works while they sleep. The family patriarch building a second-

generation wealth base that transcends a single geography

THE 1049 METRO ASSET VALUE PROPOSITION FOR DUBAI

We are not a directory. We are not a listing portal. We are a strategic advisory firm — and that means we
evaluate opportunities through your mandate, not through a developer's commission schedule. Our Dubai

engagements are structured around investor intent (yield, capital appreciation, Golden Visa, portfolio




diversification), then matched to the right asset, the right developer, and the right timing. In a market

recovering from a sentiment shock, timing is everything — and that is where experienced advisory pays for

itself many times over.

BEGIN YOUR DUBAI JOURNEY

Move With Intention.
Never With Urgency.

The data is clear. The protection frameworks are in place. The timing is
compelling. The only remaining variable is the quality of your advisory
relationship. 1049 Metropolitan Asset Properties, in partnership with
Dubai's most trusted market access channels, is your definitive
pathway to disciplined, high-conviction Dubai real estate investment

1049 METROPOLITAN ASSET LIMITED - LAGOS - DUBAI
ENQUIRIES: INFO@METROASSET.COM.NG
LICENSED REAL ESTATE BROKERAGE - ADVISORY-DRIVEN - CONFIDENTIAL
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REFERENCE

Key Data Summary &
Quick Reference

$250B

2025 TRANSACTION VOLUME

AED 2M

GOLDEN VISA THRESHOLD

$544,500 for a 10-year UAE

esidency (renewable)

60-75%

PRICE GROWTH SINCE 2021
ne of the strongest residentia

0%

TAX ON INDIVIDUALS

Key Investor Protection Instruments:

6-11%

RENTAL YIELD RANGE

3% higher than equivalent assets

30+

FREEHOLD ZONES

Full foreign ownership rights ir

designated areas including Marina

® RERA Real Estate Regulatory Agency — licenses developers and brokers, supervises escrow accounts, enforces

developer compliance, and mediates all property disputes. Increased monitoring by 35% in 2025

® DLD Dubai Land Department — registers all title deeds on blockchain, manages the 4% transfer fee, operates

the REST app for remote ownership verification, and issues digital title certificates

® Escrow lLaw No. 8 of 2007 — all off-plan payments held in RERA-approved, DLD-supervised escrow. Released only

verified construction milestones by independent inspectors. If developer defaults, funds are protected

® Ejari Mandatory tenancy registration system providing legal standing for landlords and tenants. Unlocks DEWA

connection and rental dispute access. Governs rent increase notifications and limits

@® Golden 10-yearrenewable residency visa for AED 2M+ property investors. Covers spouse and all-age children. No

Visa minimum stay. Off-plan properties now qualify. April 2026: minimum value floor for 2-year investor visa

removed entirely

RECOMMENDED ENTRY SEGMENTS (2026)

Mid-market apartments in JVC, Business Bay, Dubai
South (high yield, strong absorption). Branded
residences in Dubai Hills and MBR City (capital

appreciation + lifestyle). Off-plan in emerging

beyond current ceasefire would extend sentiment

RISKS TO MONITOR

Off-plan pipeline: 210,000+ units entering market
2025-2026 could pressure mid-market apartments if

absorption slows. Geopolitical risk: conflict escalation



corridors (Dubai Creek Harbour, Al Danah Bay) for headwinds. Luxury ($8M+): slower absorption, not
2027-2028 upside. AED 2M-5M sweet spot: Golden the recommended entry point for yield-focused
Visa qualification + strong rental yield. investors. Use a RERA-registered broker — essential

for legal protection

DATA SOURCES: Dubai Land Department (DLD) - Real Estate Regulatory Agency (RERA) - CBRE UAE Market Reports - Knight Frank MENA
Residential Report - ANAROCK Group Research - Cavendish Maxwell FY2025 Market Report - Engel & Vélkers Dubai - Pangea Dubai - Leasense Mar
Intelligence - CNBC Inside Wealth - BusinessToday India - DeVere Group - Fitch Ratings UAE - Business Bay Research. All data current as of May 20:

DISCLAIMER: This report is prepared by 1049 Metropolitan Asset Limited for the exclusive use of its clients and prospective investors. It is for
informational and advisory purposes only and does not constitute a solicitation or offer to buy or sell any property or financial instrument. All
investment decisions should be made in consultation with qualified legal and financial advisors. Past performance of the Dubai real estate market

not indicative of future results.
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