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Executive Summary
Dubai’s residential real estate market has entered its most significant stress test since the 2008 
Global Financial Crisis. The DFM Real Estate Index has declined 25.65% over the past month 
following Iranian missile and drone strikes on UAE infrastructure. However, an 11% recovery 
surge since March 16 — triggered by the CBUAE’s AED 1 trillion Financial Institution Resilience 
Package — signals that the market floor may have been established.

This brief presents a data-driven analysis of the current market conditions, developer financial 
health, and scenario-based projections to help qualified investors identify the optimal entry 
window. Our assessment: for investors with a 12–24 month horizon and cash-ready positioning, 
this represents one of the most compelling entry points in Dubai’s modern history.

Market Snapshot: Where We Stand

Pre-War Momentum

Dubai entered the conflict from a position of extraordinary strength. In 2025, the emirate 
recorded approximately 270,000 real estate transactions worth AED 917 billion (USD 250 
billion) — the highest in its history. January 2026 saw an 86.5% year-on-year increase in deal 
volumes, with 990 homes priced above AED 10 million sold in a single month. Residential 
property prices had risen approximately 60–75% since 2021.

The Impact

On February 28, 2026, Iranian retaliatory strikes hit Dubai landmarks including the Burj Al Arab, 
Palm Jumeirah, and Dubai International Airport. The consequences have been immediate:

Indicator Pre-War Current (Mar 19)

DFM Real Estate Index ~16,450 12,240 (-25.65%)

DFM RE Index (since Mar 16) ~11,000 (trough) 12,240 (+11%)

DLD Daily Transactions (Mar 2–9) AED 4.31B (Mon) V-shape: dip to 1.7B, 
recovered to 4.27B

Capital Flight — Wealthy Asians moving to 
Singapore

Tourism / Aviation Fully operational DXB damaged, flights 
suspended

Critical signal: The 11% bounce from March 16 trough suggests the CBUAE resilience 
package has established a credible floor. This is the first sustained green signal since the 
conflict began.
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CBUAE Financial Resilience Package
On March 17, 2026, the CBUAE Board — chaired by Sheikh Mansour bin Zayed — approved a 
comprehensive Financial Institution Resilience Package backed by over AED 1 trillion (USD 270 
billion) in foreign exchange reserves. The package is structured around five pillars:

Pillar Measure Impact for Real Estate

I. Monetary Policy Enhanced access to 30% of cash 
reserve requirement; AED and USD 
term liquidity facilities

Banks maintain lending capacity for 
mortgages and developer financing

II. Liquidity Relief Temporary relaxation of liquidity and 
stable funding ratios

Banks can absorb deposit outflows 
without freezing credit

III. Capital Buffers Temporary release of Countercyclical 
and Conservation buffers

Frees capital for continued lending to 
property buyers and developers

IV. Credit Risk Flexibility to postpone loan 
classification for affected borrowers

Prevents forced selling; borrowers 
get breathing room on mortgage 
payments

V. Continued 
Lending

Directive to banks to maintain 
financing services

No credit freeze — qualified buyers 
can still obtain financing

Key financial metrics: UAE banking sector: AED 5.4 trillion. Total bank liquidity at CBUAE: 
AED 920 billion (USD 250 billion). Bank reserve balances: AED 400+ billion (USD 109 billion). 
Monetary base cover ratio: 119%. The AED–USD peg is secure. These fundamentals confirm 
the UAE banking system is among the best-capitalized in the world.
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Developer Stress Test: S&P Assessment
S&P Global Ratings published a comprehensive stress analysis on March 16, 2026, explicitly 
ruling out a 2008-style market crash. The agency assessed four major developers and found no 
immediate liquidity strain. Below is our summary of developer positioning for investor guidance.

Factor Emaar Damac Omniyat PNCI

Liquidity Substantial cash 
and liquid 
investments

$600M sukuk 
raised early 2026

$1.5B raised in 12 
months

$1.25B raised in 
2025

Leverage Low Low Moderate Low

2026 Capex $2.7–2.9B 
(highest — Creek 
Mall, Creek 
Tower, Dubai 
Mall)

Contained Limited beyond 
committed

Contained

2026 Dividends Board review; 
expected elevated

$1.5–1.6B 
projected

AED 30–50M 
(retaining cash)

N/A

Key Risk Hotel, mall, and 
entertainment 
revenue decline

Luxury/lifestyle 
segment sensitive 
to sentiment

Ultra-luxury — 
thin buyer pool

Mid-market 
exposure

S&P Verdict Stable; flexible 
capex

Stable; strong 
buffers

Adequate liquidity Adequate buffers

S&P emphasized: "Debt maturities remain quite manageable in 2026 without the need to raise 
new funding." The low leverage across all four developers provides capacity to absorb 
temporary shocks from lower sales or slower cash collections.
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Scenario Analysis
The key variable is conflict duration. Based on S&P stress testing, banking sector analysis, and 
historical Dubai cycle data, we present three scenarios:

Scenario 1: Quick Resolution (1–2 months)

Probability Moderate — dependent on diplomatic outcome

GDP Impact 1–2 percentage point slowdown

NPL Ratio 3.2% → 5–6%

Property Correction 5–10% from pre-war peak

Recovery Timeline V-shaped; 6 months to full recovery

Investor Return (12–24mo) 10–20% capital appreciation from current entry

Scenario 2: Prolonged Disruption (3–6 months)

Probability Elevated — current trajectory suggests this range

GDP Impact Trade volumes fall ~25%; tourism halved

NPL Ratio 7–8%; RE default rates 10–15%

Property Correction 15–25% from pre-war peak

Recovery Timeline 12–18 months post-ceasefire

Investor Return (24–36mo) 15–30% appreciation from trough entry; requires patience

Scenario 3: Full Escalation (6+ months)

Probability Lower — requires Hormuz blockade, sanctions fragmentation

GDP Impact Severe; infrastructure damage, mass expat departure

NPL Ratio 12–15%; system-wide stress

Property Correction 30–40% (comparable to 2008–2009)

Recovery Timeline 3–5 years

Investor Return (5yr) Generational buying opportunity for cash investors; high near-
term risk
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Investment Guidance

Why This Is Different From 2008

In 2008, Dubai’s crash was driven by overleveraged developers, speculative flipping, and a 
banking system with minimal reserves. Today’s situation is fundamentally different: developers 
carry low leverage and substantial cash, 60% of January 2026 transactions were all-cash deals 
(versus heavy mortgage dependency in 2008), the CBUAE holds AED 1 trillion in reserves 
(compared to a fraction of that in 2008), regulatory frameworks including escrow laws now 
protect buyer deposits, and the market correction is sentiment-driven rather than structural. S&P 
has explicitly stated that a 2008-style crash is not their base case.

Historical Pattern: Dubai Always Recovers

Crisis Price Decline Recovery Time Post-Recovery Gain

2008 GFC 50–60% 6–7 years Prices returned to pre-
crisis

2014–2019 Correction 25–30% 5 years 75% surge post-2020

COVID-19 (2020) ~10–15% 12–18 months 60–75% surge to 2025

Russia-Ukraine (2022) No decline N/A +44% in prime areas

Iran War (2026) 25.65% (DFM RE 
Index)

TBD Current entry window
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Recommended Investment Targets

Tier 1: Core Allocation (Lowest Risk)

Emaar completed or near-completed properties in prime locations: Downtown Dubai, Dubai Hills 
Estate, Dubai Marina, and Arabian Ranches. These offer immediate rental yield, strongest 
developer backing, and maximum liquidity for eventual exit. Ready/resale properties in 
established communities provide immediate income generation during the recovery period. 
Target acquisition discount: 10–15% from pre-war pricing.

Tier 2: Opportunistic (Moderate Risk, Higher Return)

Damac near-completion projects at negotiated discounts of 10–20%. Omniyat ultra-luxury 
properties where motivated sellers may accept significant price reductions. Off-plan from Emaar 
or Damac that is 60%+ through construction, minimizing completion risk. These targets suit 
investors comfortable with a 24–36 month hold and willing to accept short-term volatility for 
higher return potential.

Tier 3: Avoid for Now

Early-stage off-plan from smaller or undercapitalized developers presents real completion risk if 
the war extends. Oversupplied areas including JVC, JVT, Dubai South, MBR City, and Business 
Bay are expected to bear the brunt of any correction. Any developer that has not demonstrated 
recent capital market access should be treated with caution.

Re-Entry Signals to Watch

We are monitoring the following indicators for signs of sustained recovery:

1. Ceasefire confirmed and holding

2. DFM Real Estate Index sustained above 15,500 (pre-war floor)

3. Dubai International Airport returning to full schedule

4. DLD monthly transactions exceeding 15,000 (normalized volume)

5. HNW investors independently initiating property inquiries
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Conclusion
The convergence of a trillion-dirham central bank backstop, low-leverage developers, a 60% 
cash-transaction base, and a 25% index correction creates a rare alignment of safety and 
opportunity. The CBUAE’s resilience package has effectively placed a floor under the banking 
system, while market sentiment creates discounts that are not justified by fundamentals.

For qualified investors with a 12–24 month horizon and cash-ready positioning, we believe the 
current window represents the most compelling entry point since the post-COVID recovery of 
2020–2021. The risk is real — conflict duration remains uncertain — but the downside is 
protected by historically strong fundamentals, and the upside is backed by every prior Dubai 
recovery pattern.

Property Gap is on the ground in Dubai, monitoring the market daily, and positioned to move 
quickly when the right opportunity presents itself. We are available to discuss specific 
opportunities tailored to your investment objectives.

CONTACT

Val Vasiliuk  |  Founder, Property Gap
RERA Licensed Broker  |  Dubai, UAE

property-gap.com

Disclaimer: This document is prepared for informational purposes only and does not constitute financial, legal, or investment advice.  
All projections are based on publicly available data and third-party analyst reports as of March 19, 2026. Market conditions may 
change rapidly. Past performance is not indicative of future results. Investors should conduct independent due diligence and consult  
qualified advisors before making investment decisions. Property Gap is a RERA-licensed real estate advisory firm and does not 
provide regulated financial services.
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