Dubai & Abu Dhabi Residential Property Market

Strategic Market Commentary & Investment Outlook | 2025 Review & 2026 Forward View

PREPARED BY NICOLETTE CONNORS

I ! .. §‘ a
L
Made with GANMIMA


https://gamma.app/?utm_source=made-with-gamma

Executive Summary

The UAE residential property market in 2025 marked a significant evolution towards structurally supported growth,
moving decisively away from speculative excess. Dubai concluded the year with approximately 213,700 transactions
valued at AED 681 billion, reflecting 6.9% transaction growth and 7.6 % price appreciation year-on-year. Critically, this
growth was underpinned by genuine end-user demand, with population expansion exceeding 200,000 new residents.

Abu Dhabi has emerged as a strategic complement to Dubai's liquidity-driven market, offering prime beachfront villas at
AED 10-15 million versus Dubai's AED 25-50 million equivalent—a pricing arbitrage attracting sophisticated capital.
Looking ahead to 2026, the market enters a more mature allocation phase where selection, asset quality, and portfolio
construction will matter significantly more than timing. This report provides a strategic framework for intentional capital
deployment across both emirates.
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Market Perspective: 2025 in Review

What Defined 2025 Key Market Characteristics

A year of depth, discipline, and structural demand e Genuine end-user absorption across multiple segments
—not speculation.

o Population growth driving rental and resale liquidity
The most significant shift was in investor o Disciplined capital allocation replacing speculative excess
behaviour: clients became more selective, « Increasing differentiation between quality assets and

strategic, and focused on portfolio fit rather than average stock

SUSITAERMAT: e Sophisticated buyers prioritising strategic portfolio

construction

This was not a headline-driven market. It was a market
supported by people relocating, forming households, and
committing to the UAE long-term—a fundamentally different
dynamic from previous cycles.
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Dubai Market Fundamentals

213.7K 681B 1,600 JASY

Total Transactions AED Sales Value AED per sq ft Price Growth
Reflecting robust market Total residential transaction Average pricing across all Year-on-year appreciation
liquidity and continued value demonstrates market segments and locations supported by genuine

buyer confidence depth demand

Dubai's population surpassed 4.03 million residents in 2025, with annual growth of approximately 5.4%. More than
200,000 new residents were added in a single year. Since 2014, over 1.35 million people have relocated to Dubai,
reinforcing that demand is structural rather than cyclical. The dominant buyer demographic remains economically active
professionals aged 31-45, typically purchasing for long-term occupation, family use, or stable rental investment.

Critically, pricing and transaction volumes moved together throughout 2025—a key signal of a functioning, liquid market
rather than speculative inflation. Performance varies materially by location, product type, and entry point, making

selection increasingly important.
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Demand Drivers & Market Segmentation

Apartments Villas Off-Plan Market
One-bedroom units dominate Predominantly end-user driven Significant activity share, but
transactions, reflecting with four-bedroom configurations headline data requires
affordability and rental demand. most transacted. Demand focused interpretation. Entry timing,
Liquidity strongest in established, on family-oriented communities payment structure, and exit
high-absorption communities with with practical layouts and optionality matter more than
consistent tenant demand. established infrastructure. pricing alone.

Supply is concentrated in areas such as JVC, Business Bay, Dubai South, and Wadi Al Safa. Supply itself is not inherently
a risk—risk arises when pricing is misaligned with end-user affordability, product quality is inconsistent, or communities
lack rental absorption. Well-priced product in high-absorption areas continues to transact efficiently.
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Strategic Positioning: Dubai Versus Abu Dhabi

The Capital Reallocation Shift

Over the past 18-24 months, sophisticated capital has
begun deliberately allocating across both Dubai and Abu
Dhabi, using each market for different strategic purposes.

Pricing Arbitrage

e Abu Dhabi prime beachfront villas: AED 10-15 million
e Dubai equivalent beachfront villas: AED 25-50

million+

This pricing gap has become a major driver of capital
reallocation amongst high-net-worth investors.

Scarcity & Performance

Abu Dhabi offers limited freehold beachfront villa supply
with low-density master planning. Once absorbed, these
assets cannot be replaced. Villa values have risen
approximately 42% since 2020, with prime locations
recording 22-28% year-on-year growth.
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Investor Profiles & Portfolio Construction

O1 02 03

Entry Phase Scale Phase Preserve Phase

First UAE Investment (AED 10-15M): Diversified Portfolio (AED 25-50M): Generational Capital (AED 50M+):
Building informed exposure with Strategic allocation across cities and Concentrating capital into scarce,
flexibility through prime Dubai asset types, balancing Dubai liquidity  high-quality assets—particularly Abu
apartments and yield-focused assets  with Abu Dhabi capital preservation. Dhabi beachfront villas—for long-term
in high-absorption communities. preservation.

Sophisticated investors typically progress through these phases over time, with each stage serving distinct objectives.
The buyer profile for prime Abu Dhabi developments is dominated by international buyers, business owners, and family
offices—long-term capital with low turnover pressure. Selection now matters more than timing, with outcomes
differentiated by judgement, structure, and discipline rather than market access alone.
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2026 Outlook: Key Themes & Opportunities

Continued
Population Growth

Sustained
demographic
expansion supporting
rental absorption and
resale liquidity across
both emirates.
Population
fundamentals remain
the primary market
driver.

Increasing Asset
Differentiation

Growing gap between
high-quality, well-
positioned assets and
average stock.
Developer execution,
community maturity,
and asset quality will
define performance
more than broad
market averages.

Mature Allocation
Phase

Shift from rapid trading
to intentional portfolio
construction. Dubai
serves as the liquidity
engine whilst Abu
Dhabi increasingly
functions as a capital
preservation vehicle.

Sophisticated
Capital Flows

High-net-worth
investors focusing on
scarce, low-density
assets. Strategic
emphasis on entry
pricing, exit
optionality, and
portfolio balance
rather than
momentum-based
positioning.

Looking ahead, 2026 represents a year where nuanced selection matters significantly more than market timing. The UAE

market is not entering a speculative phase—it is entering a more disciplined, strategically focused allocation

environment.
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Advisory Approach & Client Service

A 360° Advisory Model

| operate as a long-term adviser, not a transaction-based agent.
My service encompasses portfolio strategy and structuring,
market and asset selection across both off-plan and secondary
markets, capital flow planning, execution coordination, and
post-purchase oversight.

For many clients, this becomes an ongoing advisory
relationship spanning multiple acquisitions and generations.
What differentiates outcomes is rarely access—it is judgement,
timing, structure, and discipline applied consistently over time.

Professional Background

With nearly 20 years advising international property investors
across multiple jurisdictions and market cycles, | have guided
clients through the Global Financial Crisis, COVID-era
disruption, and subsequent recovery cycles. My role has
consistently been to protect capital, structure exposure
intelligently, and help clients make decisions they remain
comfortable with years later.
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Strategic Recommendations & Next Steps

& ® O O
Define Investment Assess Current Strategic Implement with
Objectives Positioning Allocation Planning Discipline
Clarify whether priority Review existing Structure intentional Execute systematically
is liquidity, growth, exposure across asset allocation across Dubai with focus on entry
yield, or capital types, locations, and and Abu Dhabi based pricing, developer
preservation. Portfolio risk profiles. Identify on capital size, quality, and exit
structure should align concentration risks and timeframe, and optionality. Maintain
with these goals across rebalancing objectives. Balance capital reserves for
both emirates. opportunities. liquidity with fees, fit-out, and

preservation. opportunities.

Property remains one of the most powerful tools for building and preserving wealth—but only when approached with
structure and clarity. This report is intended to provide that framework. For sophisticated investors, 2026 represents an
opportunity to construct portfolios deliberately, leveraging Dubai's liquidity alongside Abu Dhabi's scarcity and long-
term value proposition.

() Nicolette Connors | International Property Investment Adviser | Nearly two decades of experience advising
private investors and high-net-worth clients across multiple markets and cycles.
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