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A market briefing on Dubai and Abu Dhabi for buyers and

investors. Every figure in this document carries its source, its

period and its counting basis. Where a figure could not be

verified from an official source, it is not here.



Check who wrote a market report before you rely on it. Everything on this page can be

checked without contacting us.

B R O K E R A G E  R E G I S T R AT I O N

ORN 37167
Dubai Land Department, licensed

brokerage register

B R O K E R  R E G I S T R AT I O N

BRN 43367
Dubai Land Department, licensed

broker register

L I C E N C E  A N D  P E R M I T S

Trakheesi
Dubai Land Department e-service

P U B L I C  V E R I F I C AT I O N  L I N K S ,  N O  A C C O U N T  R E Q U I R E D

dubailand.gov.ae/en/eservices/licensed-real-estate-brokers/licensed-real-estate-brokers-list/

dubailand.gov.ae/en/eservices/licensed-real-estate-brokers-offices/

dubailand.gov.ae/en/eservices/validate-real-estate-licenses-and-permits/
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W H AT  W E  D O  N O T  D O

We do not hold client money. We are not a fund, an

investment adviser or a licensed asset manager, and

nothing here is investment, legal or tax advice.

H O W  W E  A R E  PA I D

Commission on completed transactions: from the

developer on primary sales, at market rate on resale

and leasing. A management fee where we run a

property. No fee for access, research or due diligence

support.
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Verify us before you read us
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0 2  —  W H AT  T H E  R E C O R D  S H O W S

One crisis, one rebuild, and what it produced

Every cautious investor starts from the 2009 crash. The protections a buyer relies on here

today were built after it, and they have since been tested.

C R A S H

2008 to 2009

about 50% down

R E B U I L D

2009 to 2013

escrow, register, tribunal

T E S T E D

2014 to 2020

long decline, rules held

R E C O V E R Y

2020 to 2025

villas up 117.6%

Global crisis Tribunal created Pandemic 215,583 sales

2008 2010 2012 2014 2016 2018 2020 2022 2024 2026

D U B A I  R E S I D E N T I A L ,  2 0 0 8  T O  2 0 2 5

P R I C E  C H A N G E ,  Q 1  2 0 2 0  T O  Q 2  2 0 2 5

Villas

+117.6%

Commercial

+76.0%

Apartments

+46.2%

Villas rose more than two and a half times as much as

apartments over the same period.

TA X  F O R  I N D I V I D U A L  O W N E R S

0% annual property tax

0% capital gains tax on resale

0% income tax on rent

W H AT  C H A N G E D  A F T E R  2 0 0 9

In 2008 off-plan money went straight to developers. Today it goes into escrow, and a special

tribunal handles stalled projects. A cancelled project no longer means a lost investment: the

developer loses the site and buyers get their funds back through the tribunal. Page 5 shows how.

Price data: IMF Country Report No. 10/42 (2009 Article IV), footnote 1, citing Dubai Land Department statistics; No. 11/111 (2011), Box 2; No. 25/327

(2025), footnote 6, citing DLD data. Fetched 21 September 2026. The 2025 sales count is on the Dubai Land Department sales basis. Tax treatment

stated is the position for individuals holding UAE residential property and is not advice on your own position.

D U B A I  M A R I N A
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0 3  —  D E P T H  A N D  P O S I T I O N

How deep the Dubai market is

Depth tells you whether a market can absorb buyers and sellers at scale. Dubai recorded

215,583 property sales in 2025, on the Dubai Land Department sales basis.

D U B A I  P R O P E R T Y  S A L E S  I N  2 0 2 5 ,  S A L E S  B A S I S

By market

Primary (sold by developers)

149,153 sales

AED 447.4bn

Resale

66,430 sales

AED 238.8bn

By property type

Apartments 170,308

Villas 34,728

Commercial 6,095

Plots 4,387

215,583
Dubai property sales in 2025, up 18.6 percent on 2024.

AED 686.2bn
Value of those sales, up 30.8 percent on 2024.

O U R  D E R I V E D  R E A D :  R E S A L E  D E A L S  W E R E  L A R G E R  O N  A V E R A G E

Dividing sales value by sales count gives the average sale. Across all 2025 sales it was AED 3.18m

(AED 686.2bn over 215,583). Primary sales averaged AED 3.00m (AED 447.4bn over 149,153) and

resale AED 3.59m (AED 238.8bn over 66,430). Primary was 69 percent of sales by count and 65

percent by value.

Dubai Land Department, 2025 full year, sales basis: DLD direct sale transactions and DIFC sale transactions, excluding mortgage registrations and

gift transfers. Retrieved 23 September 2026. Average sale value is 2025 sales value divided by 2025 sales count. Nothing here is a forecast:

transaction depth records what has already happened.

E A R LY B I R D  P R O P E RT I E S  ·  O R N  37167 M A R K E T  R E P O RT  ·  S E PT E M B E R  2 0 2 6 PAG E  4



0 4  —  H O W  T H E  R U L E S  A N S W E R E D

What protects capital here, and when it arrived

Each protection below is a named, dated law you can look up yourself.

2006

Law 7

Freehold and property

registration for foreigners

2007

Law 8

Developer escrow

for off-plan money

2008

Law 13

Interim register

for off-plan sales

2013

Decree 21

Tribunal for stalled

and cancelled projects

2020

Decree 33

Replaces Decree 21,

governs today

YOU PAY

into the project's

escrow account

ESCROW AT A BANK

not the developer's account;

your interest on the interim register

DEVELOPER PAID

only as construction

milestones are verified

if the project is cancelled

TRIBUNAL LIQUIDATES

site sold or reassigned,

developer carries the loss

FUNDS RETURNED

to the buyer, from

proceeds and escrow

W H E R E  A N  O F F - P L A N  P A Y M E N T  G O E S

W H AT  W E  C H E C K B E F O R E  R E C O M M E N D I N G  A N Y P R I M A R Y P U R C H A S E

These are mechanisms that exist in law, described plainly. They are not advice on your structure, jurisdiction or tax

position. That belongs with your own legal and tax advisers, and we will work alongside them.

Instruments named are Dubai legislation. Each was checked against the Government of Dubai Legislation Portal, dlp.dubai.gov.ae, on 22 September

2026, and the titles match the instruments published there. Law 13 of 2008 has been amended since enactment. Decree 33 of 2020, Article 16(a),

states that it supersedes Decree 21 of 2013. Legislation is stated as at that date and may change.

The project is registered, and its escrow account is

the one named in the sale agreement.

The developer holds the land title.

Payments are linked to milestones and go into

escrow, never to an intermediary.

The sale agreement can be registered, in the

buyer's name.
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0 5  —  S E P T E M B E R  2 0 2 6

The current picture, difficult parts first

Rates rose again this month in the United States, the UAE and the eurozone. The dirham is

pegged to the dollar, so UAE policy follows the Federal Reserve.

P O L I C Y R AT E S  A F T E R  T H E  S E P T E M B E R  D E C I S I O N S

US Federal Reserve

raised 25bp, 16 Sep
3.75 to 4.00%

Central Bank of the UAE

raised 25bp, follows the Fed
3.90% base

Bank of England

HELD, vote 6 to 3
3.75%

European Central Bank

raised 25bp, 10 Sep
2.50% deposit

C A S H  A N D  F I N A N C E D  B U Y E R S

For a cash buyer the base rate works through other

buyers, since a higher rate raises the cost for anyone

borrowing locally. For a financed buyer it is a direct cost.

B U Y E R S  F U N D I N G  I N  E U R O S

The ECB deposit rate is 2.50 percent against a UAE base

of 3.90 percent. What that gap means depends on each

buyer's funding and currency hedging, which this report

does not advise on.

Federal Reserve implementation note and Central Bank of the UAE base rate announcement, both 16 September 2026; Bank of England Monetary

Policy Summary and Minutes, September 2026; European Central Bank press release, 10 September 2026. All fetched 21 September 2026. The

dirham's peg to the US dollar is longstanding UAE monetary policy.
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0 6  —  A B U  D H A B I ,  F I R S T  H A L F  O F  2 0 2 6

Where the money actually went

These are the regulator's own figures for where capital went in the first six months of this

year.

89%

of residential sales value

was off-plan

82%

of residential deals

were off-plan

70%

of residential unit sales value

came from foreign buyers

AED 117bn
Total transaction value, the strongest first half on record. Up

112% by value, 61.7% by volume.

AED 13.8bn
From non-resident investors, four times last year. Residential

unit sales reached AED 70.4bn, close to three times H1 2025.

A M O N G  T H E  T E N  L E A D I N G  N O N - R E S I D E N T  B U Y E R  N AT I O N A L I T I E S

China France Germany Netherlands Russia United Kingdom United States

USD 4.4tn+

Global assets of managers setting up in

ADGM, Q1 2026

USD 1.8tn

Held in Abu Dhabi sovereign wealth

funds

AA / Aa2

Abu Dhabi ratings, Fitch and Moody's

R E N T  F R E E Z E  I N  A B U  D H A B I

Since 2 June a temporary freeze has capped rent increases on renewals at 0 percent across the

emirate, with ADGM communities excluded. No end date is published, and the regulator says it

will review the measure against the data.

Abu Dhabi Real Estate Centre, Abu Dhabi Real Estate Market Report, first half of 2026, published 17 July 2026 at adrec.gov.ae. Off-plan share: 89

percent of residential sales, on 82 percent of deals. The regulator lists leading nationalities alphabetically, so the list is not a ranking; it covers buyers

purchasing from abroad.
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0 7  —  C U R R E N T  S T O C K

Who is selling, and at what level

Who stands behind the asset is the first thing to establish, and in Abu Dhabi supply

concentrates: the regulator reports that ten developers accounted for around 90

percent of off-plan primary sales in the first half of 2026. That makes the developer

behind a unit worth checking before the unit itself. Every line below is stock we hold

today.

D E V E LO P E R ,  A B U  D H A B I  S TO C K OW N E R S H I P L I S T E D W H E R E  T H E Y B U I L D

Aldar Properties State-linked Abu Dhabi exchange Saadiyat, Yas, Al Ghadeer

Modon Holding State-linked Abu Dhabi exchange Hudayriyat Island

Sobha Realty Private group Not listed in the UAE Sobha City, Al Bahia

Abu Dhabi — villas and townhouses

P R O J E CT  A N D  LO CAT I O N TY P E S I Z E  S Q F T
F R O M

A E D
H A N D OV E R

Saadiyat Lagoons, Saadiyat Island ALDAR 4 bed villa 4,994 6.70m 2026

Al Deem Townhomes, Yas Island ALDAR 3 bed townhouse 2,519 3.10m 2027

Al Ghadeer Gardens, Al Ghadeer ALDAR
2 to 3 bed

townhouse

1,345 to

1,582
1.85m 2030

Al Naseem, Hudayriyat Island MODON 4 bed coastal villa 6,318 7.80m 2027

Nawayef East, Hudayriyat Island MODON 4 bed hillside villa 3,982 6.60m 2028

Hudayriyat Golf Estates, Hudayriyat

MODON
Villas and mansions — 4.50m 2030

Wadeem, Hudayriyat Island MODON 4 bed villa plot 6,458 3.20m 2028

The Orchard, Sobha City, Al Bahia SOBHA 4 bed estate villa 4,309 9.05m 2029

The Terraces, Sobha City, Al Bahia SOBHA 3 bed garden villa 2,578 4.96m 2029

Source: Early Bird Properties live inventory, retrieved 23 September 2026. Entry price for the unit type shown, exclusive of the 2 percent transfer fee.

All stock is freehold and off-plan, sold on the developer's payment schedule into its escrow account. Nothing here is an offer.
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0 7  —  C U R R E N T  S T O C K ,  C O N T I N U E D

Dubai, and our stock across the UAE

We hold 646 live listings across six emirates, most of them off-plan. Launches show how fast

demand is moving: in Abu Dhabi, Ohana Development reported AED 6 billion of sales in 72 hours

at Manchester City Yas Residences in March 2026.

O U R  L I V E  L I S T I N G S  B Y  E M I R A T E

Dubai 486

Sharjah 53

Ras Al Khaimah 41

Ajman 24

Umm Al Quwain 24

Abu Dhabi 18

Dubai off-plan, entry price by developer

D E V E LO P E R L I S T I N G S LOW E S T - P R I C E D  L I S T I N G F R O M  A E D

Emaar Properties 26 1 bed, Dubai Creek Harbour 1.60m

Azizi Developments 22 Studio, Al Furjan 0.55m

Nakheel 19 1 bed, Jumeirah Village Triangle 1.20m

DAMAC Properties 17 1 bed, Damac Hills 2 0.55m

Imtiaz Developments 8 Studio, Dubailand Residence Complex 0.58m

Meraas 6 1 bed, Dubai Design District 2.10m

Ellington 6 1 bed, Jumeirah Islands 2.20m

Source: Early Bird Properties live inventory, retrieved 23 September 2026: 646 listings, of which 486 in Dubai. Dubai table: off-plan listings with a

published price, grouped by developer; seven of our larger Dubai developers shown. Entry price for the lowest-priced listing, exclusive of the 4

percent Dubai Land Department transfer fee. The 72-hour sales figure is the developer's own announcement of March 2026. Nothing here is an offer.
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0 8  —  TA L K T O  U S ,  A N D  N O T I C E S

Questions about this report

A S K A N  E A R LY B I R D  A D V I S O R

Send us your budget and the emirate you are looking at on WhatsApp, and an advisor will reply

with the stock that fits. We handle the full cycle: purchase, handover inspection, leasing and

management.

WhatsApp +971 56 691 4193

N OT  A N  O F F E R

This report is general market information. It is not an offer, an invitation or a solicitation to buy, sell or

subscribe for any property, security or interest, and it does not constitute investment, legal, tax or financial

advice in any jurisdiction. No reliance should be placed on it for any transaction decision without

independent professional advice.

R E G U L ATO RY P O S I T I O N

Early Bird Properties is a real estate brokerage registered with the Dubai Land Department under ORN

37167, providing primary and secondary sales, leasing, and property and tenancy management. It is not a

licensed fund manager, investment adviser or financial institution in any jurisdiction, and does not hold client

money.

S O U R C E S  A N D  AC C U R ACY

Figures are drawn from official and multilateral sources, each identified on the page where it appears, with

its period and counting basis. Policy rates and transaction figures are stated as at September 2026 and may

be superseded without notice.

U S E  O F T H I S  R E P O RT

This report may be read and linked to. It may not be republished, reproduced or redistributed, in whole or in

part, without the prior written consent of Early Bird Properties.

T H I R D - PA RTY M AT E R I A L S

No confidential document belonging to any developer or third party is reproduced, summarised or quoted in

this report.

C O N TA C T

Early Bird Properties

ORN 37167

earlybirdsproperties.com

WhatsApp +971 56 691 4193

D O C U M E N T  C O N T R O L

Version 8.0

Published 23 September 2026

Data as of September 2026
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