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Why | wrote this guide:

| wrote this guide because | was tired.

Tired of watching the city | was born in get reduced to a
pitch by a handful of folks chasing a quick buck. I've
watched Dubai grow into what it is today, and it pained me
to see so many people make life-changing decisions
without having the full picture. So | wrote this guide as a
democratized resource for every investor wanting to step
foot in here. Because Dubai deserves a voice grounded in
facts. This city raised me, and the least | can do is help
others fall in love with it the right way.
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Introduction

Let’'s say you're eyeing a promising family unit in the heart of JVC. You'd like to
rent it out in the future and hope for steady capital appreciation over time.

So you browse through Bayut or Property Finder, and dial the number on the
property listing.

The agent picks up the phone, and when the conversation gets to the numbers,
they guarantee an 8% vield without a modicum of hesitation.

Your brain, understandably so, starts running the math on the best-case
scenarios:

- Pay cash and dodge the loan charges, or put 50% down and use the leverage to
grab two units instead of one?

That's how sales conversations usually go. The average salesman walks you
through everything you stand to gain, but seldom what you stand to lose.
What nobody tells you though, is that the 8% vield assumes everything goes
perfectly.

That your tenant renews on time.

That your apartment doesn't sit empty for two months.

That the AC doesn't give up in the middle of June

Or that your unit doesn’t suddenly depreciate due to political tension...

After living in Dubai for 24 years and with a family history of investments in many
cities around the world, | took on the responsibility, as a consultant, to close that

gap.

So | created this guide to confront the points nobody dares to talk about:
« The marketing gimmicks
« The overpromises
- The hidden charges and numbers nobody considers

But not everything here is bleak..

| will walk you through overlooked opportunities and actionable steps to protect
your investment against unforeseen circumstances.

Without much ado, let's get into it.
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Cash vs Mortgage

You're going to hear polarizing opinions on this topic. But the answer is more nuanced than people
would like to admit. It all depends on what you have in mind.

I'm going to use one example throughout this guide to make sure you're comparing apples to apples.

A Sample Unit:

750 sq ft one-bedroom in JVC - Purchase price AED 1,000,000 - Annual rent AED 75,000 - 7.5%
gross vield

AED 15/sqft, within the typical
Service charge AED 11,250 AED 10 to 32/sqft range for
apartments

8% of rent, appropriate for JVC's

Vacancy allowance AED 6,000 _
higher tenant turnover

Property management AED 3,750 5% of rent

Maintenance reserve AED 1,500 Small annual buffer

Total annual costs AED 22’500 30% of rental income - 2.25% of
property value
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Net Operating Income
=52,500AED

(NOI) calculation:
AED 75,000 (annual rent) minus AED
22,500 (total annual costs) = AED 52,500

o O 1|

That's your real, unlevered vield: 5.25%.
Lower than the 7.5% on the listing, and we
haven't touched financing vet.

The good news is: That gap between
quoted and real vield isn't something you
have to accept; it's something you can
negotiate.

- DLD transfer fee: 4% = AED 40,000
- Agency commission: 2% = AED 20,000
- Trustee Fee: AED 4,200 (for properties above 500k)

My advice:

Ask the agent for the building's actual Mollak-listed service charge before you get
emotionally attached to a unit. Buildings in the same community can differ by AED 5 to 10 per
square foot depending on how well the owners' association runs things, and that alone can
swing your real vield by a full point.

If you're buying in a building with a newly formed owners' association, ask to see the last two
years of actual charges, not the developer's projection, since projections during handover
years tend to run optimistic.

Now let’s see how each scenario changes the outcome.
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Scenario A: Paying All Cash

This is the safest route if you have enough
cash in hand. You own the property, no
mortgage payments, no bank squabbles.

You can rent it out, live in it, sell it, or pass it Total Cash Required AED 1,064,200
on to your children.

€@ The Numbers

AED 1,000,000 (upfront)

But owning the property won't make the 40,000 (DLD)
20,000 (agency)
4,200 (trustee)

expenses disappear, of course. If you own

an apartment, you'll likely have to pay
service charges. Annual Cash Flow (NOI) AED 52,500

Cash-on-Cash Return 4.93%
Estimated Service Charges (750 sq ft apt)

Conservative Appreciation (5%) AED 50,000

Low estimate:

Total Year 1 Return (incl. appreciation) AED 102,500
AED 10/sq ft/year > AED 7500/year

High estimate: Total Year 1 Return 9.63%
AED 25/sq ft/year - AED 18,750/year

That's without counting the hidden costs of maintenance. Make sure you factor all of this into your
long-term plans.

I've noticed some investors aren't comfortable having too much of their wealth locked into one asset.
If that's you, you can borrow against a paid-off property later to access that equity without selling it.

However, borrowed money should create enough value to justify the interest cost. For example, if the
bank charges 6% and your next investment only makes 3%, you've actually lost money. Leverage can
help you grow faster, but it can also amplify mistakes if you make the wrong investment.
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Scenario B: 50% Down Payment

(The Realistic Path
for Non-Residents)

€@ The Numbers

Cash Required AED 570,450
Most international buyers land here. Non- Down pavment AED 500.000
resident mortgages typically run 6.5 to 8.5%, DLD AED 40.000
and banks generally cap loan-to-value Agencv AED 20.000
around 50 to 60% for buyers who aren't UAE [ AZD AE010

dents. We'll 79 o5 Mortaaae reaistration AED 1.250

residents. We'll use 7% over years on a S T B 600
50% loan.

Annual Cash Flow AED 10,095
Loan amount: AED 500,000
Monthly payment: 8 AED 3,534. Cash-on-Cash Return 177%
Annual payment: AED 42,405

it - Total Year 1 Return (incl. paydown

Year one split: Interest: .r | urn (incl. pay AED 67795
AED 34,700 | Principal: AED 7,700 + appreciation)

Total Return Rate

Cash Flow Breakdown

« Annual cash flow: 52,500 - 42,405 = AED 10,095
» Total return: (10,095 + 7,700 + 50,000) / 570,450 = 11.88%

Looks weak on its own. Add principal paydown and appreciation, and the picture changes. For every
AED 570,450 you put in, you're getting back roughly AED 67,795 a year.

You put down about half the cash of the all-cash buyer and still came out ahead on total return,
because appreciation runs on the full million, not just your equity slice.

Moreover, the interest cost eating into your cash flow isn't fixed the moment you sign. I'd recommend
shopping at least three banks before committing, since non-resident mortgage rates can vary by a
full percentage point between lenders depending on their current appetite for foreign-buyer lending.
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Scenario C: 25% Down Payment

(Only Granted to
Residents and UAE

€@ The Numbers

. Cash Required AED 321,075
Nationals)

Down pavment AED 250.000

Higher loan-to-value mortgages (75 to LD AED 40.000

807) 1 ilable to UAE Aaencv AED 20.000

6) are generally available to e A 208

residents and nationals. Here's what VlerrEGE reele e AED 1.875

25% down looks like on the same unit. Bank fee AED 5.000

Loan amount: AED 750,000, same Annual Cash Flow -AED 11,112
terms.

Monthly payment: # AED 5,301. Annual
payment: AED 63,612 Total Year 1 Return (incl. paydown +

Year one split: Interest: AED 52,000 | appreciation) AED 50,488
Principal: AED 11,600

Cash-on-Cash Return Negative (-3.46%)

Total Return Rate 15.73%

Return Calculation

« Annual cash flow: 52,500 - 63,612 = -AED 11,112
- Total return: (-11,112 + 11,600 + 50,000) / 321,075 =15.73%

That's about AED 50,488 back in your pocket annually. More leverage, worse monthly cash flow, but
higher total return ceiling. That's the trade in one sentence.

Negative cash flow only works if you've priced it into your life before you sign, not after the first bank
debit charge hits you. Don't take this route unless you can comfortably cover 12 months of shortfall
(about AED 11,000 x 12 = AED 132,000 here) from your own savings. If you can't set that buffer aside
separately, you're not ready for this level of leverage yet, and that's fine.

So when do you actually get your money back? Assuming JVC keeps appreciating at a similar pace,
the equity and appreciation you're building each year add up to more than your AED 321,075 in cash
invested by around year 5.
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Comparison

Side-by-Side Comparison

Comparing leverage strategies for a AED 1,000,000 property purchase scenario.

Cash invested AED 1,064,200 AED 570,450 AED 321,075

Annual cash

AED 52,500 AED 10,095 -AED 11,112
flow

Cash-on-cash

negative
return

Total return
(equity + 11.88% 15.73%
appreciation)

Monthly cash
Aow risk

Capital freed up
for other moves

About half Most of it

So, Which One Is Actually Right for You?

There's no universal answer, only the one that fits how you want to invest. All cash gives you calm
and certainty at the lowest return. 50% down is where most serious non-resident investors land,
positive cash flow with real upside. 25% down pushes your ceiling higher, but only pays off if you can
comfortably absorb the monthly shortfall without stress.

Whichever one you pick, weigh it against how you'd handle a bad month, not just how good the best-
case number looks on paper. That's usually where the real decision gets made.
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Off-Plan Payment Plans:

@ The Numbers

A Different Kind of

Total Cash Required (by handover) AED 1,040,000

Leve rage Bookina / Down pavment (Year O) AED 200.000

DLD fee AED 40.000
Off-plan works a bit differently since Construction (Years 1-3. AED 100k /vr) AED 300.000
there's no bank loan involved most of Handover pavment (Year 3) AED 500.000

the time; it's a developer payment plan, Annual Cash Flow (construction) —AED 100,000

so | adapted the structure to fit.

Off-plan: AED 1,000,000 apartment, 3- Cash-on-Cash Return (Year 1 post-handover) 5.05%

year construction, 5 Val Hand 52
ropert alue at Handover X
20 / 30 / 50 payment plan (20% e ° AED 1157625

rs)
booking + 10% per year for 3 years + Y

. .
50% on handover), no interest Total Return Rate

Post-Handover Return Calculation
 Year 1 cash flow (rented, no mortgage): AED 52,500
« Total return: (157,625 + 52,500) / 1,040,000 = 20.2%

With this structure you only put 20% down at booking. The remaining construction payments are a
light AED 100,000 per year for three years, and the bulk (50%) is due only at handover. Your cash flow
during the construction period is therefore a manageable —AED 100,000 a year instead of a heavy
multi-hundred-thousand outflow.

By handover the property has (under the same 5% annual appreciation assumption) grown to AED
1157,625. That is AED 157,625 in paper gains before you've collected a single month's rent, and you
paid zero interest to get there.

That 20.2% is still AED 210,125 in total return against your AED 1,040,000 cash invested — with
significantly less capital locked up each year while the building is under construction.
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What if everything goes wrong?

This next part isn't meant to scare you. If anything, knowing this should make you feel more at ease,
let’s walk through the rights you have as an investor.

What if the developer runs out of money or fails to deliver
the project?

This is rare, but it can happen, especially with smaller or less established developers. While there is
no universal government rule that guarantees you'll get your money back (as of 13/07/2026), RERA
protects you against this.

Your payments will go into regulated escrow accounts, where the developer only receives the money
as construction progresses. If the project runs into serious trouble, the goal is usually to have it
completed under new management or return buyers' funds through the escrow process.

That's one of the reasons Dubai's off-plan market has earned so much confidence worldwide.

Cite: Law No. (8) of 2007 Concerning Escrow Accounts for Real Estate Development in the Emirate of
Dubai

My advice: Before you sign anything, look at the developer's track record. A good history of timely
projects is one of the best ways to reduce your risk.

Next Up: Stress testing: How your investment reacts to real numbers

Hi therel!

Have you found this guide useful so far? If you'd like to read
more about Dubai RE topics, visit:

www.aryamanconsults.com
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Stress Testing: How your investment
reacts to real numbers.

In this section, I'm going to show you how you can protect your investment against market
upheavals. Using Scenario B (the realistic case for most buyers) as the base, here's how the numbers
move under pressure.

Stress Test Scenarios

Evaluating cash flow resilience under portfolio shocks and interest rate fluctuations.

Base case AED 10,095 AED O

Rent drops 10% AED 4,570 down 55% AED 5,525

Service charges
rise 15%

AED 8,407 down 17% AED 1,688

Mortgage rate

) AED 6,192 down 39% AED 3,903
rises 1%

All three

i -AED 2,021 negative AED 12,116
combined

A modest 10% rent dip more than halves your cash flow. That's leverage doing exactly what it's
supposed to do: amplify the downside in the same proportion it amplified the upside.

Two practical fixes cover most of this risk.

First, keep a reserve fund equal to three to six months of mortgage payments sitting untouched,
separate from your day-to-day account, so a temporary vacancy doesn't force a panic decision.

Second, when you're choosing your loan, ask your bank about a fixed rate for the first three to five
years rather than a variable rate from day one. It costs a little more upfront but takes the rate-hike
column out of your stress table entirely for the period you're most exposed.
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Investment Scenarios

Short-Term vs Long-Term:
What Your Timeline Really Means

A mortgage amortizes slowly at the start. On the 50% down scenario, interest and principal only
reach roughly equal footing around year twelve. Before that, you're mostly borrowing money from the

bank, not buying equity. Here’'s what each holding timeline looks like:

Dubai Leverage & Amortization Path

vw  3-5 Years

You're paying mostly interest and
betting heavily on appreciation
showing up on schedule to make
the numbers work. That's a real bet,
not a guarantee.

<5 My Advice

= |nterest Portion Dooc

Principal Portion

Interest and Principal
Reach Equal Footing

A 5-10 Years

A comfortable middle ground
where the market's had enough
time to recover from any
corrections. However, historical
cycles suggest you'll probably see
at least one correction, so patience
matters.

O 10+ Years

Dubai's population boom has
created a much bigger market over
this timeframe. Your rent likely has
risen by now, and with inflation
eroding the real cost of your fixed
mortgage, your cash flow improves
meaningfully year after year.

Decide your holding period before you buy so you can plan your finances accordingly. If you genuinely don't

know yet, default to the more conservative leverage scenario (50% down over 25%), since it gives you more

flexibility to exit early without the math working against you.

Next up: Timing the market for better ROI.
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Can you really time the Market for
Better ROI?

Nobody calls the top or the bottom. Anyone who says they can is selling you a false dream.

But patterns exist, and they're public. And don’t worry, it's not some obscure insider information; it's
sitting right there on DLD and RERA’s websites:

Dubai Land Department - Annual Report: Real Estate Sector Performance 2024

A good practice is to check how many units are due to be handed over in your target area before you
buy. When a flood of new inventory hits a neighborhood within a short window, rents tend to soften
for a while. This can give you more room to negotiate, but it also gives your tenants more bargaining
POWEr.

Off-plan pricing moves in phases as well. Early buyers almost always pay less than those who come
in on the final release. Cheaper entry, longer wait, but more construction risk. That’s the usual trade-
off.

Markets are nothing more than collective human sentiment, and they can get nervous when
headlines get loud.
That’s what brings us to the next point
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Protecting Your Investment
from an Economic Slowdown

Conflicts, pandemics and hard times

We've already seen that real estate, just like other investments, is quite emotional. You're not just
buying a candle on the screen. You're buying something physical. Someone’s building. Someone’s
home. A piece of land that contains memories. When uncertainty hits, it's natural to wonder if the
foundation underneath it all is starting to fall apart.

In early 2026, regional tensions escalated into direct conflict on UAE soil. Listed real estate
developers dropped roughly 21% in a matter of days, and transaction values fell 51% month-on-month
in the first half of March.

For a moment, it looked like the entire market had slammed on the brakes.
Real estate has always moved differently from financial markets. A stock can be sold in seconds. A
property cannot.

However, less liquidity doesn’t equal inactivity. Even during the height of the tension, Dubai recorded
2,976 sales transactions in a single week worth AED 10.37 billion, and activity continued to recover in
the following days.

Dubai Land Department - Real Estate Transactions

Sale Mortgage Gifts March 1, 2026 - March 9, 2026 @

Date: Mar 01, 2026 - Mar 09, 2026

2,976

Total Transactions

5
w
<
c
£
o
=

500.00M

10.37B

Total Worth

—8— Existing Properties - # - Off-Plan Properties 2,401 325
Unit/s Building/s
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Physical prices also held up better than expected. Median apartment prices fell only around 3% year-
on-year, while villa prices continued to climb. By April, nearly ten weeks into the conflict, transactions
were already showing early signs of stabilization.

It reminds me of the 2008 financial crisis and the 2020 pandemic. Sentiment dropped, lending
tightened, and many investors panicked. Yet in both cases, the market eventually recovered, and
many people felt comfortable returning.

How to weather the storms

If you're a seasoned investor, you probably know the basics already, but let's see how they apply in a
Dubai context.

It's a good idea to keep six to twelve months of mortgage payments in a separate reserve. Look into
mid-market areas with genuine end-user demand (JVC, Arjan, Dubai South) over ultra-luxury
discretionary purchases, since mid-market demand is driven by people who actually need to live and
work there, not by speculative capital that flees at the first headline.

If you're buying off-plan, check the developer's balance sheet strength first. Smaller, less established
developers saw their bonds slip into distressed territory during the shock, while larger, better-
capitalized ones held steadier. Don't panic-sell into a dip either. History says the wobble is usually
shorter than the fear feels at the moment.

This not only applies to real estate, but to every other substantial investment. Time after time, it's
been proven that successful investments not only rely on market factors, but the emotional capacity
of the wielder. You can’t control the market, but you can develop the discipline to stay rational when
it tests you.

Dubai Land Department - Residential Sales Price Index
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Profiting from your investment as
an international investor

Most international buyers aren't moving to Dubai permanently. They're buying an asset. That means at
some point, you might be back home with your family while your property is sitting thousands of
kilometers away.

So, how do you make sure the investment runs smoothly while you're not present?

Currency

If you're investing from the US, this part is straightforward. The AED has been pegged to the US dollar
for decades, so USD investors don't have to worry about major currency swings affecting the value of
their property.

For investors coming from currencies like GBP or EUR, it's a different story. Your property might
perform well in AED terms, but currency movements can still affect what you actually receive in your
home currency. Before transferring large amounts, speak with your bank about options like forward
contracts to lock your exchange rate for major payments.

For rental income, you also don't necessarily need to convert every month. Some investors prefer
keeping income in AED and converting larger amounts less frequently to avoid being affected by
small currency movements.

Managing your property and making money from rentals

Let's face it,

You won'’t always be there when a tenant has an issue, a maintenance problem comes up, or a
renewal needs to be handled.

But you can let a property manager do that for you.

For a traditional long-term rental, a property manager usually charges around 5 to 8% of the rent and
handles tenant communication, renewals, and maintenance coordination.

On the other hand, short-term rentals, like Airbnb, require a lot more attention: guest communication,
cleaning, restocking, and constant turnover. In the UAE, a full-service operator would typically charge
you around 15 to 25% of revenue to handle all of the above.

Watch out though: Not every building allows short-term rentals. So if you're planning to take this
route, it's a good idea to contact the building's owners' association to confirm whether short-term
rentals are allowed.
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Watch out though: Not every building allows short-term rentals. So if you're planning to take this
route, it's a good idea to contact the building's owners' association to confirm whether short-term
rentals are allowed.

In a Nutshell

If you read nothing else, here's the shape of the whole guide:

1- Know your real vield, not the marketed one. Pull up the building's service charge, maintenance and
management fees, and vacancy allowance.

2- Match your down payment to your patience, not your ambition. 50% down keeps your cash flow positive and
steady. 25% down grows your total return faster, but your cash flow can run negative for a while. If you take
that route, be ready for 12 months of shortfall.

3- Shop your mortgage across at least three banks before signing. Rates can swing by a full point between
lenders, and overpaying principal early in the loan saves you far more than the same overpayment made later.

4- Stress-test the numbers. A 10% rent drop or a 1% rate hike both hit harder than they sound on paper. Keep
three to six months of reserves to prepare for any scenario.

5- Hold long if you're leveraging heavily. Short holds paired with high leverage is the riskiest combination in this
entire guide, give the appreciation some time to compound.

6- If you're not earning in USD, lock your exchange rate with a forward contract rather than converting on the
fly every time rent lands.

7- Treat shocks as temporary, not permanent. Every cycle here—the financial crisis, the pandemic, the conflict
has followed the same pattern: sharp drop, quiet recovery. Keep a reserve so a bad month never forces a bad
decision.

8- Check the area's handover pipeline and recent transaction history before you buy, so your entry price is
based on what's actually happening, not the number on a listing.

9- Consider short-term rentals if the building allows it. Airbnb-style letting can outperform long-term rent
significantly in high-tourism areas, but confirm with the owners' association before you buy, not every building
permits it.

One more thing worth remembering, especially after that section on conflict. This city has been through sharp
shocks before: oil crashes, a global financial crisis, a pandemic that nearly emptied its streets for months, and
every single time, it found its footing again, usually faster than people expected. That's not a promise about the
future; nobody can give you that. But it's a pattern worth knowing before you let any headlines dictate your
actions.
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Thank you

If you made it this far, you didn't just skim this guide, you probably sat
with the numbers as well, and that already puts you ahead of most
people who buy property on a feeling instead of a calculation. In my

opinion, that's not how anyone should make a decision this size.

Dubai has given my family a lot over the years, and helping people
invest in it properly, with open eyes and real numbers, is my way of
giving something back. Whatever you decide to do next, cash,
leverage, JVC, somewhere else entirely, | hope this guide made the
decision a little less intimidating than it was before you opened it.

If you have questions this guide didn't answer, or you just want a
second opinion on a property you're already looking at, my door's open.

Thank you for trusting me with your time.

Aryaman Verma

Property Consultant and RE Investor

O] @aryaman.v @ www.aryamanconsults.com \. +971 50 350 0227
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