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Total Market Snapshot

Volume is down 44.9% year on year, yet
price per sqft is still up 3% YoY. Volume
leads, prices follow — the market is
correcting in deals, not yet in price.
Secondary is the more resilient on value,
down
53.8% YoY against primary's 58.1%. Ready

property is
holding firmer than off-plan. Expect
suppressed
volume through Q3 2026, with price per

sqft likely to
hold above 1,500 AED on limited ready
inventory
and continued HNW demand.

▲ 3% YoY

T O T A L  —  S A L E S  V A L U E

28.9

 S Q F T

▼ 56.7% YoY

T O T A L  —  S A L E S  V O L U M E

10,281
▼ 44.9% YoY

P R I M A R Y  —  P R I C E  /  

1,680
▲ 1.3% YoY

▼ 37.3% YoY

▼ 58.1% YoY

P R I M A R Y  —  S A L E S  V A L U E

18.5

S Q F T

P R I M A R Y  —  S A L E S  V O L U M E

7,595
S E C O N D A R Y  —  S A L E S
V O L U M E

2,686

▲ 3.1% YoY

S E C O N D A R Y  —  P R I C E  /  

1,550

▼ 59% YoY

▼ 53.8% YoY

S E C O N D A R Y  —  S A L E S  V A L U E

10.4

S Q F T

▼ 40.1% MoM

T O T A L  —  P R I C E  /

1,650
▼ 10% MoM

▼ 26.8% MoM

▼ 48.5% MoM

▼ 28.6% MoM

▼ 12.3% MoM

▼ 15.2% MoM

▼ 21.3% MoM

▼ 0.5% MoM
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V illas

Apartments

Commercial
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K E Y  I N S I G H T

A L L  /  P R I M A R Y  /  S E C O N D A R Y
0 2 / P R O P E R T Y  T Y P E S

Sales by Category

T Y P E  /  S E G M E N T

A X  C A P I T A L  R E A L  E S T A T E

V O L U M E M o M

▼ 21%

▼ 18 %

▼ 56 %

▼ 17.7%

▼ 43.1%

▼ 23.2%

▼ 23.9%

▼ 45.9 %

▼ 40.4%

Y o Y

▼ 79 %

▼ 6 1.3%

▼ 57.2%

▼ 73.3%

▼ 37.4%

▼ 27.4%

▼ 72.9 %

▼ 23.9%

▲ 146 .5%

I N V E S T  D I F F E R E N T L Y

V A L U E

I N T E R N A L  M A R K E T  I N T E L L I G E N C E · 0 4       

14.6B

10.8B

3.7B

7.2B

3.7B

3.5B

2.9B

2.6B

279.9M

└

└

└

▼ Apartment oversupply pressure

▲ Villa values elevated in secondary

S A L E S  V A L U E  B Y  C A T E G O R Y  —  A L L

▲ Commercial primary holds momentum

Apartments

V illa s

Commercial

7.2 B AED

2.9 B AED

14.6 B AED

Primary commercial at +146.5% YoY is the standout
anomaly of the dataset — off-plan commercial is surging
while everything else declines. In secondary, villas nearly
match apartments on value (3.5B vs 3.7B) despite four
times less volume: an average villa ticket near 6.9M AED
against ~1.84M for apartments.
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Value   4 .2B AED Value 1 .3B AED Value   2 .9B AED
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C O N C L U S I O N  &  F O R E C A S T

A L L  /  P R I M A R Y  /  S E C O N D A R Y
0 3 / L A N D  &  P L O T S

Plot Sales Analysis
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T Y P E
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A E D / S Q F T

▲ 1.1%

▲ 21.1%

▼ 8 .8 %

v s  2 0 2 5

▲ 19 5%

▲ 6 3.1%

▲ 35.3%

v s  2 0 1 4

I N V E S T  D I F F E R E N T L Y

T Y P E A E D / S Q F T

▲ 3.6 %

▼ 0.5%

▲ 75.4%

v s  2 0 2 5

▲ 31.9 %

v s  2 0 1 4

▲ 141.5%

▲ 106 .5%
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1,654

467

1,820

1,577

1,000

1,490

Despite the volume decline, plots tell a wealth-concentration story: just 133 transactions generated 4.2B AED — an average near 31.6M AED each. Secondary land at 1,000

AED/sqft against primary's 467 is a 114% premium, confirming smart money is accumulating titled land. Primary villa is up 195% since 2014, the decade's best performing
class, and resale plot is up 75.4% in a single year.

▼ 65% YoY ▼ 37.6% MoM

P R I M A R Y  —  P L O T S58
▼ 66.7% YoY ▼ 45.7% MoM

S E C O N D A R Y  —  P L O T S75
▼ 63.6% YoY

A L L  —  P L O T S

133



 AED/yr

 AED/yr

 AED/yr
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K E Y  I N S I G H T

0 4 / R E N T A L  M A R K E T

Rental Price Overview

Commercial rent at +272.5% MoM is extraordinary
— not organic growth but an event-driven spike,
most likely a wave of major lease registrations or a
methodology reclassification. Flag for further
investigation. Apartment rents flat at 0% MoM
suggest the mid-market ceiling has been reached,

while villa rents soften 5.4% as new off-plan
completions enter the rental pool.

→ Apartment rents to plateau

▼ Villa rents may soften further

! Commercial spike needs monitoring

V I L L A  —  M E D I A N  R E N T

175K

A P A R T M E N T  —  M E D I A N  R E N T

70K

C O M M E R C I A L  —  M E D I A N  R E N T

74.5K

→ 0% MoM (Flat)

·       



Dubai South
M i x e d

Business Bay
 

Dubai Islands
M i x e d

Wadi Al Safa 3
 

Palm Jumeirah
 

Dubai South
 

Jabal Ali First
M i x e d

Wadi Al Safa 5
 

Wadi Al Safa 3
 

Al Barsha South 4th
M i x e d
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S T R A T E G I C  R E A D

0 5 / T O P  A R E A S

Demand Hotspots
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V i l l a s  /  P l o t s

L u x u r y  /  V i l l a s

A p a r t m e n t s  /  C o m m e r c i a l

V i l l a s  /  P l o t s

V i l l a s  /  P l o t s

M a s s  M a r k e t~3.0B

~1.6B

~1.5B

~1.4B

~1.2B

~1,300

~950

~680

~520

~500

A X  C A P I T A L  R E A L  E S T A T E I N V E S T  D I F F E R E N T L Y

A E D

A E D

A E D

A E D

A E D

I N T E R N A L  M A R K E T  I N T E L L I G E N C E · 0 7

u n i t s

u n i t s

u n i t s

u n i t s

u n i t s

Business Bay dominates value but is absent from the volume top five — pure premium, low count, high ticket. Dubai South is the mirror image: the volume leader at mid-
range pricing. Wadi Al Safa 3 is the single most significant area — top two in both value and volume simultaneously. Dubai Islands at #4 by value signals emerging
momentum in a relatively new market.
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All  Market Primary Resale

C O N C L U S I O N  &  F O R E C A S T

0 6 / P R I C E  R A N G E

Buyer Profile by Budget
S A L E S  V O L U M E  B Y  P R I C E  R A N G E

5M+ AED

1M – 2M AED

2M – 3M AED

3M – 5M AED

Below 1M AED

8%
7%

12%
11%

9%
7%

12%

13%

16%

30%

31%
32%

29%

40%
43%

Two distinct buyers emerge. Primary is an affordability play
— 75% sits below 2M AED, powered by developer payment
plans. Resale reveals a wealthier buyer — 25%
of resale deals exceed 3M AED versus only 14% in primary,
and the 5M+ segment is nearly double in resale (12% vs
7%). UHNW buyers clearly prefer ready, titled assets over

off-plan promises. Expect the 1M–3M resale bracket to
expand as 2022–2024 completions enter secondary.

·       
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C R I T I C A L  M A R K E T  S I G N A L

0 7 / M O N T H L Y  T R E N D

Volume Timeline
M O N T H L Y  S A L E S  V O L U M E  —  K E Y  I N F L E C T I O N  P O I N T S

20K

10K

0

JUN 2025

PEAK 20K · mid-2025

MAY 2026

MAY 10K

APR bounce

50%
 

7
M O N T H S  O F  D E C L I N E

6K → 3K
 V O L U M E  D R O P  F R O M  P E A K S E C O N D A R Y  C L I F F  ·  M A R  2 0 2 6

The most important reference in the deck. The market
peaked near 20K monthly transactions in mid-2025 and
has declined since; May 2026 at 10K is exactly half of peak
— a 50% collapse in seven months. The April partial
recovery proved a dead-cat bounce. Most alarming, the
secondary market cliff-dived in March, from roughly 6K to
3K overnight, and has not recovered. However, prices

have not crashed — this is a volume correction, not 2008.
Brokers must work twice as hard per deal and focus on
conversion quality.

·       



2 0 1 4  –  2 0 2 61 2 - Y E A R  P E R S P E C T I V E

T H E  B I G  P I C T U R E

P R I C E  R E S I L I E N C E

0 8 / H I S T O R I C A L  V I E W

The Long Game

S A L E S  V O L U M E  O V E R  Y E A R S  —  A L L  ( M O N T H L Y  A V G )

20K

10K

0
14–19 2020 2022 2025 2026

3.5K
floor

6.5K

19K

10K

Zoom out and the narrative changes. 2020 was the COVID
floor. What followed was a once-in-a-generation run:
2022–2025 took Dubai from 6.5K to 19K monthly
transactions and 18B to 66B AED annually. 2026 at ~10K
is still nearly 3× the pre-boom 2014–2019 average of

~3.5K. This is normalisation after a supercycle, not a crash.
The brokers who survive this correction will be the
foundation of the next cycle.

Prices per sqft held flat for a decade (2014–2021), then ran.
Resale fell 41% from 2014 to 2020 (1,078 → 636 AED/sqft) —
that window captured the floor. Recovery since: +143% to
1,547 AED/sqft today. Primary now sits at 1,680, some 75%
above its 2014 level, with no sign of reverting.

       



Total Value

Transactions

M A Y  2 0 2 6P R I M A R Y  V S  R E S A L E  &  F I N A N C E

Pr imary

Pr imary

Resale

Resale

B U Y E R  P R O F I L E

0 9 / M A R K E T  C O M P O S I T I O N

Primary vs Resale & Finance

V A L U E  S H A R E

V O L U M E  S H A R E

64%

74%

36%

26%

M O R T G A G E  —  R E S A L E

A X  C A P I T A L  R E A L  E S T A T E

V A L U E M o M

▲ 21.3%

▼ 36 .9 %

Y o Y

▲ 16 .8 %

▼ 44.9%

I N V E S T  D I F F E R E N T L Y I N T E R N A L  M A R K E T  I N T E L L I G E N C E · 1 1       

17.5B

2,573

Resale punches above its weight — 26% of deals but
36% of total value, confirming materially higher ticket
sizes. 70% of resale transactions are cash: Dubai's
secondary market is wealth-driven, not debt-driven.
Mortgages are fewer but larger — 2,573 deals worth 17.5B
AED, averaging ~6.8M each. The market is bifurcating:

cash-heavy HNW in secondary, payment-plan mid-
market in primary.



Solaya 6 
J u m e i r a h  F i r s t

Solaya 5 
J u m e i r a h  F i r s t

One Casa
 

Orla by Omniyat
 

Como Residences
 

Al Barari
 

Emirates Hills
 

Palm Jumeirah
 

Signature Villas
 

District One West
 

M A Y  2 0 2 6M O S T  E X P E N S I V E  D E A L S

L U X U R Y  M A R K E T  C O N C L U S I O N

1 0 / L U X U R Y  &  B E S T  S E L L E R S

Trophy Assets
 M  O S  T  E X  P E N  S  I  V E  A P A R T  M  E N  T  S  S  O L  D M O S T  E X P E N S I V E  V I L L A S  S O L D
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Al  Wasl

P a l m  J u m e i r a h

P a l m  J u m e i r a h

S e c t o r  E

T h e  N e s t

M B R  C i t y

F r o n d  V i l l a

P a l m  J u m e i r a h113M

106M

101M

58M

57M

145M

85M

75M

72M

70M

A X  C A P I T A L  R E A L  E S T A T E I N V E S T  D I F F E R E N T L Y

A E D

A E D

A E D

A E D

A E D

I N T E R N A L  M A R K E T  I N T E L L I G E N C E ·

A E D

A E D

A E D

A E D

A E D

1 2

Three apartment deals above 100M AED in a single month, with Solaya at Jumeirah First taking both top spots at 113M and 106M. Dubai's ultra-luxury tier remains
completely insulated from the volume correction.

       



52.1M

59.1M

21.7M

62.9M

19.1M

311.1M

124.8M

82.5M

79.1M

23.9M

524.6M

95.1M

50M

815.7M

37.5M

25.9M

9M

20.5M

19.9M

49.9M

31

31

24

22

21

442

193

109

105

101

1.4M

1.9M

756.5K

3M

720.4K

550K

565K

650K

650K

201K

62

47

36

22

22

9

7

7

7
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6.9M

1.8M

1.3M

31.3M

1.7M

2.7M

975K

2.3M

2.8M

8.7M
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Best Selling Projects
P R I M A R Y  A P A R T M E N T S

R E S A L E  A P A R T M E N T S R E S A L E  V I L L A S

P R I M A R Y  V I L L A S

P R O J E C T

P R O J E C T

A X  C A P I T A L  R E A L  E S T A T E

V O L

V O L

V A L U E

V A L U E M E D .
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P R O J E C T
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Binghatti Skyflame 1

Binghatti Skyflame 2

Azizi Venice 14 Bldg F

Azizi Venice 14 Bldg A

Bond

District One Res. 26

Peninsula Four

Ciel

Sobha Hartland CG

Damac Maison Aykon

Lunaya

Reportage Hills

Verdana 3

Palm Jebel Ali

Verdana 10

The Valley - Orania

Rukan 3

Damac Lagoons Nice 1

Damac Lagoons CB 1

Opal Gardens

       



V O L U M E  C O R R E C T I O NMarket volume at 10K — half of peak. A normalisation,
not a crash. The 2026 monthly average is still 3× the
pre-boom 2014–2019 baseline.

P R I M A R Y  D O M I N A N C E74% of all transactions, with developers driving the
affordable sub-2M market via payment plans.
Commercial primary +146.5% YoY is the outlier.

P R I C E S  H O L D I N GAED/sqft up 3% YoY overall. Primary at 1,680, secondary
at 1,547. No crash in sight — structural demand and
currency stability underpin values.

S M A R T  M O N E Y  S I G N A LResale plots at 1,000 AED/sqft against primary's 467.
Titled land is being accumulated in the secondary
market — +75.4% YoY plot growth.

F O R  B R O K E R SFewer deals, higher stakes. Focus on conversion quality
over lead quantity. Master this market now and
dominate the next supercycle.

S E C O N D A R Y  R E S I L I E N C ESecondary is 26% of volume but 36% of value. 70% cash
transactions confirm the depth of HNW buyers in the
resale market.

M A Y  2 0 2 6P R E P A R E D  B Y  S A M  —  A X  C A P I T A L1 1 / E X E C U T I V E  S U M M A R Y

The Big Picture

·       



F I N A L  W O R D  —  S A M ' S  T A K E

Dubai real estate is at an inflection point. Volume has corrected sharply

from the highs of 2025, but the structural story is intact. Prices are

holding. Luxury is thriving. Land is appreciating. Cash buyers dominate.
This is not a market in distress — it is a market catching its breath after running a marathon at sprint pace. The brokers who

understand this data, who know where the money is moving, and who position themselves in the right segments — Wadi Al

Safa, Business Bay, Dubai Islands, Palm Jebel Ali, resale villas and plots — will have an extraordinary 2027. The window is open.

S E C O N D A R Y  D E P A R T M E N T   ·   I N T E R N A L  M A R K E T  I N T E L L I G E N C E  R E P O R T   ·   M A Y  2 0 2 6

D A T A  S O U R C E :  D X B  I N T E R A C T   ·   P R E P A R E D  F O R  I N T E R N A L  B R O K E R  M E E T I N G   ·   C O N F I D E N T I A L
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	Business Bay
	1 2 3 4 5
	~3.0B
	Wadi Al Safa 3

	~1.6B
	Dubai South Mixed

	~1.5B
	Dubai Islands Mixed

	~1.4B
	Palm Jumeirah

	~1.2B
	Dubai South


	1 2 3 4 5
	~1,300
	Wadi Al Safa 3

	~950
	Wadi Al Safa 5

	~680
	Al Barsha South 4th Mixed

	~520
	Jabal Ali First Mixed

	~500
	Business Bay dominates value but is absent from the volume top ﬁve — pure premium, low count, high ticket. Dubai South is the mirror image: the volume leader at mid- range pricing. Wadi Al Safa 3 is the single most signiﬁcant area — top two in both value and volume simultaneously. Dubai Islands at #4 by value signals emerging momentum in a relatively new market.

	PRICE RANGE
	MAY 2026 EXCL. MORTGAGE TRANSACTIONS


	Below 1M AED

	1M – 2M AED
	2M – 3M AED
	3M – 5M AED
	5M+ AED
	40%
	43%
	30%
	31%
	32%
	29%
	12%
	11%
	16%
	8%
	7%
	13%
	9%
	7%
	12%
	CONCLUSION & FORECAST

	Two distinct buyers emerge. Primary is an affordability play — 75% sits below 2M AED, powered by developer payment plans. Resale reveals a wealthier buyer — 25% of resale deals exceed 3M AED versus only 14% in primary, and the 5M+ segment is nearly double in resale (12% vs 7%). UHNW buyers clearly prefer ready, titled assets over off-plan promises. Expect the 1M–3M resale bracket to expand as 2022–2024 completions enter secondary.
	MONTHLY TREND
	Volume Timeline MONTHLY SALES VOLUME — KEY INFLECTION POINTS
	JUN 2025
	– MAY 2026 ALL SEGMENTS
	20K
	10K
	PEAK 20K · mid-2025

	MAY 10K
	JUN 2025
	MAY 2026


	50%

	6K → 3K
	CRITICAL MARKET SIGNAL
	The most important reference in the deck. The market peaked near 20K monthly transactions in mid-2025 and has declined since; May 2026 at 10K is exactly half of peak — a 50% collapse in seven months. The April partial recovery proved a dead-cat bounce. Most alarming, the secondary market cliff-dived in March, from roughly 6K to 3K overnight, and has not recovered. However, prices have not crashed — this is a volume correction, not 2008. Brokers must work twice as hard per deal and focus on conversion quality.
	/HISTORICAL VIEW

	The Long Game
	2026 12-YEAR PERSPECTIVE
	2014 –
	SALES VOLUME OVER YEARS — ALL
	(MONTHLY AVG)
	20K
	10K

	19K
	10K
	6.5K
	3.5K
	ﬂoor
	THE BIG PICTURE

	Zoom out and the narrative changes. 2020 was the COVID ﬂoor. What followed was a once-in-a-generation run: 2022–2025 took Dubai from 6.5K to 19K monthly transactions and 18B to 66B AED annually. 2026 at ~10K is still nearly 3× the pre-boom 2014–2019 average of ~3.5K. This is normalisation after a supercycle, not a crash. The brokers who survive this correction will be the foundation of the next cycle.
	PRICE RESILIENCE

	Prices per sqft held ﬂat for a decade (2014–2021), then ran. Resale fell 41% from 2014 to 2020 (1,078 → 636 AED/sqft) — that window captured the ﬂoor. Recovery since: +143% to 1,547 AED/sqft today. Primary now sits at 1,680, some 75% above its 2014 level, with no sign of reverting.
	MARKET COMPOSITION



	Primary vs Resale & Finance
	MAY 2026 PRIMARY VS RESALE & FINANCE
	VOLUME SHARE
	74%
	26%
	VALUE SHARE

	64%
	36%
	17.5B 2,573
	Total Value
	Transactions
	BUYER PROFILE

	Resale punches above its weight — 26% of deals but 36% of total value, conﬁrming materially higher ticket sizes. 70% of resale transactions are cash: Dubai's secondary market is wealth-driven, not debt-driven. Mortgages are fewer but larger — 2,573 deals worth 17.5B AED, averaging ~6.8M each. The market is bifurcating: cash-heavy HNW in secondary, payment-plan mid- market in primary.
	10/LUXURY & BEST SELLERS



	Trophy Assets
	M OS T EX PEN S I VE APART M EN T S S OL D
	1 2 3 4 5
	113M
	106M
	One Casa

	101M
	Orla by Omniyat

	58M
	Como Residences

	57M
	MAY 2026 MOST EXPENSIVE DEALS
	MOST EXPENSIVE VILLAS SOLD
	Signature Villas


	1 2 3 4 5
	145M
	Palm Jumeirah

	85M
	Emirates Hills

	75M
	Al Barari

	72M
	District One West

	70M
	LUXURY MARKET CONCLUSION
	Three apartment deals above 100M AED in a single month, with Solaya at Jumeirah First taking both top spots at 113M and 106M. Dubai's ultra-luxury tier remains completely insulated from the volume correction.
	LUXURY & BEST SELLERS



	Best Selling Projects
	PRIMARY APARTMENTS
	1 2 3 4 5
	Binghatti Skyﬂame 1 Binghatti Skyﬂame 2 Azizi Venice 14 Bldg F Azizi Venice 14 Bldg A Bond
	442 193 109 105 101

	311.1M 124.8M 82.5M 79.1M 23.9M
	550K 565K 650K 650K 201K
	PRIMARY VILLAS

	1 2 3 4 5
	Lunaya Reportage Hills Verdana 3 Palm Jebel Ali Verdana 10
	62 47 36 22 22
	MAY 2026 BEST SELLING PROJECTS



	524.6M 95.1M 50M 815.7M 37.5M
	6.9M 1.8M 1.3M 31.3M 1.7M
	RESALE APARTMENTS

	1 2 3 4 5
	District One Res. 26 Peninsula Four Ciel Sobha Hartland CG Damac Maison Aykon
	31 31 24 22 21


	52.1M 59.1M 21.7M 62.9M 19.1M
	1.4M 1.9M 756.5K 3M 720.4K
	RESALE VILLAS

	1 2 3 4 5
	The Valley - Orania Rukan 3 Damac Lagoons Nice 1 Damac Lagoons CB 1 Opal Gardens
	9 7 7 7 6


	25.9M 9M 20.5M 19.9M 49.9M
	2.7M 975K 2.3M 2.8M 8.7M

	EXECUTIVE SUMMARY

	The Big Picture
	VOLUME CORRECTION Market volume at 10K — half of peak. A normalisation,
	not a crash. The 2026 monthly average is still 3× the
	pre-boom 2014–2019 baseline.
	PRIMARY DOMINANCE 74% of all transactions, with developers driving the
	affordable sub-2M market via payment plans.
	Commercial primary +146.5% YoY is the outlier.
	PRICES HOLDING AED/sqft up 3% YoY overall. Primary at 1,680, secondary
	at 1,547. No crash in sight — structural demand and
	currency stability underpin values.
	SMART MONEY SIGNAL Resale plots at 1,000 AED/sqft against primary's 467.
	Titled land is being accumulated in the secondary
	market — +75.4% YoY plot growth.
	SECONDARY RESILIENCE Secondary is 26% of volume but 36% of value. 70% cash
	transactions conﬁrm the depth of HNW buyers in the
	resale market.
	FOR BROKERS Fewer deals, higher stakes. Focus on conversion quality
	over lead quantity. Master this market now and
	dominate the next supercycle.
	FINAL WORD — SAM'S
	TAKE

	Dubai real estate is at an inflection point. Volume has corrected sharply from the highs of 2025, but the structural story is intact. Prices are holding. Luxury is thriving. Land is appreciating. Cash buyers dominate. This is not a market in distress — it is a market catching its breath after running a marathon at sprint pace. The brokers who understand this data, who know where the money is moving, and who position themselves in the right segments — Wadi Al Safa, Business Bay, Dubai Islands, Palm Jebel Ali, resale villas and plots — will have an extraordinary 2027. The window is open.

