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01 WHY DUBAI — THE COMPELLING CASE
Dubai isn't just a property market — it's a fundamental lifestyle and financial decision. Understanding why thousands

of international buyers choose Dubai each year is the foundation for making a confident, informed decision.

0%
PERSONAL INCOME TAX

0%
CAPITAL GAINS TAX

0%
ANNUAL PROPERTY TAX

96%
SAFETY PERCEPTION INDEX

THE GROWTH STORY

Dubai's population has grown from 1.4 million in 2005 to over 3.9

million today, with projections reaching 5.8 million by 2040. This

isn't speculative — it's the result of deliberate government policy,

the Golden Visa programme, and Dubai's positioning as the

crossroads of East-West commerce.

More than 200 nationalities call Dubai home. Major multinationals

— from Google to Goldman Sachs — have established regional

headquarters here, creating sustained demand for quality housing

from high-earning professionals.

THE TAX ADVANTAGE

Dubai's tax environment is genuinely exceptional. There is no

personal income tax, no capital gains tax, and no annual property

tax. For a UK professional earning £150,000, relocating to Dubai

could mean retaining an additional £50,000–£60,000 per year that

would otherwise go to HMRC. Over a decade, this wealth

compounding effect is transformative.

The AED is pegged to the USD, providing currency stability that

many investors find reassuring. There are no restrictions on

repatriating capital or rental income — your money remains yours

to move freely.

GLOBAL CONNECTIVITY

Dubai International Airport connects to 240+ destinations. You're

7 hours from London, 3 hours from Mumbai, and 4 hours from

Nairobi — the true centre of the world.

GLOBAL BUSINESS HUB

Finance, technology, AI, and real estate converge here. DIFC is

ranked among the world's top financial centres, and Dubai

Internet City hosts hundreds of global tech firms.

HEALTHCARE STANDARDS

World-class medical facilities with internationally trained doctors.

King's College Hospital Dubai, Mediclinic, and Cleveland Clinic

serve the expatriate community.

WORLD-CLASS EDUCATION

GEMS, JESS, Repton, Kings' College, and Repton offer British,

American, and IB curricula. World-class universities including

Heriot-Watt and Middlesex have established campuses.
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02 MARKET TIMING — WHERE ARE WE NOW?
Understanding where Dubai's property market sits in its cycle is crucial for making a well-timed, strategic decision.

The data tells a clear story for 2026.

THE MARKET CYCLE

2018–2020 Market correction. Oversupply and global headwinds

drove prices down 20–30% from peak. Government

reforms accelerated.

2021–2022 Recovery begins. Remote work drives demand. Villa

prices surge 20–30%. Golden Visa programme expanded.

2023–2024 Strong growth phase. Rental increases of 15–25%. Record

transaction volumes. AED 207 billion in transactions

in 2024.

2025–2026 Current phase. Market maturation with sustainable

growth. Infrastructure investment accelerates.

Al Maktoum Airport expansion drives demand in

new corridors.

2027 on Al Maktoum International Airport (world's largest) opens.

Population milestones trigger next acceleration phase.

Metro expansion delivers new connectivity.

2026 MARKET SNAPSHOT

AED 207B
2024 TRANSACTION VALUE

6–9%
ACHIEVABLE RENTAL
YIELDS

180K+
NEW RESIDENTS ANNUALLY

3–4%
ANNUAL POPULATION
GROWTH

WHAT'S DRIVING CONTINUED GROWTH

Golden Visa programme creating genuine long-term

demand. Supply in established villa communities remains

constrained. Global capital flows seeking tax-efficient,

politically stable markets. Population growth of 100,000–

150,000 new residents annually.

THE STRATEGIC WINDOW

2026 represents a mature market entry point — the froth of 2021–

2022 has settled, but the fundamental growth drivers remain

intact. Major infrastructure projects (Al Maktoum Airport, Metro

Blue Line) are approaching completion, historically a catalyst for

the next price appreciation phase.

THE INTELLIGENT QUESTION FOR 2026

The question is no longer "Should I buy in Dubai?" — the

fundamentals answer that clearly. The intelligent question is:

"Where and what should I buy to align with my specific goals and

timeline?" That's exactly what this guide will help you answer.
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03 WHICH BUYER ARE YOU?
Before viewing a single property, you need to know which buyer you are. Your primary motivation determines

everything — from location to property type to financing structure. Most buyers fall into one of four profiles.

THE INVESTOR
PRIMARY FOCUS

Rental yield, capital appreciation, portfolio diversification,

tax efficiency.

TYPICAL BUDGET

AED 400K – 2.25M per unit

KEY PRIORITIES

Rental yield percentage (target 6%+)

Tenant demand consistency

Service charge ratios

Resale liquidity

RECOMMENDED AREAS

JVC (highest yield), Business Bay (yield + growth), Dubai Marina

(strong tenant demand)

PROPERTY TYPE

Studio or 1-bed apartment for maximum yield

WATCH OUT FOR

High service charges eroding net yield. Unknown developers

with unrealistic payment plans.

THE FAMILY RELOCATOR
PRIMARY FOCUS

Quality of life, safety, school proximity, community atmosphere,

space for a growing family.

TYPICAL BUDGET

AED 1.8M – 6.75M

KEY PRIORITIES

British curriculum schools (JESS, Kings', Repton)

Parks and outdoor play areas

Medical facilities within community

Safe streets for children

RECOMMENDED AREAS

Arabian Ranches, Dubai Hills Estate, Tilal Al Ghaf

PROPERTY TYPE

3–5 bedroom villa or townhouse

WATCH OUT FOR

Commute times to business districts. Confirm school availability

before committing to a community.

THE LIFESTYLE UPGRADER
Budget: AED 2.25M – 13.5M+

Areas: Palm Jumeirah, Downtown, Dubai Marina, Bluewaters

Island, Emirates Hills

Prioritises views, resort amenities, beach access, and concierge

services over pure investment returns. Prestige, convenience,

aesthetic quality.

THE ENTREPRENEUR / TAX MIGRANT
Budget: AED 1.35M – 4.5M

Areas: Business Bay, Dubai Marina, Downtown, DIFC area,

Dubai Hills

Prioritises residency visa qualification, proximity to business hubs,

home office functionality, and airport access. Tax efficiency and

business environment.

SELF-ASSESSMENT TIP

Most buyers fall into multiple categories — that's normal. Identify your dominant driver: it determines everything from location to property

type to financing.
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04 VILLAS VS APARTMENTS —
WHAT'S RIGHT FOR YOU?

This is the most fundamental decision you'll make. Villas and apartments in Dubai represent genuinely different

financial propositions and lifestyle experiences — not just a size difference.

APARTMENTS
7–9%
GROSS RENTAL YIELD

AED 400K+
ENTRY PRICE

Higher rental yields, better liquidity, lower entry price, city-centre

locations. Ideal for investors and single professionals. Income

generation & liquidity.

VILLAS
4–6%
GROSS RENTAL YIELD

AED 2.25M+
ENTRY PRICE

Lower immediate yields but stronger capital appreciation. Private

gardens, community schools, more space. Ideal for families.

Long-term wealth & lifestyle quality.

FACTOR APARTMENTS VILLAS

Gross Rental Yield 7–9% 4–6%

Entry Price AED 400K – 2.25M AED 2.25M – 22.5M+

Capital Appreciation Moderate Strong (long-term)

Service Charges AED 9–18 per sq ft/yr Under AED 4.50 per sq ft/yr

Liquidity High — faster resale Lower — longer sale period

Ideal For Investors, singles, couples Families, lifestyle buyers

CHOOSE APARTMENTS IF

Your primary goal is generating rental income

You're a first-time investor building a portfolio

You prefer city-centre locations near business districts

You want lock-up-and-leave convenience

You're a single professional or couple without children

CHOOSE VILLAS IF

You're relocating a family with children

Long-term capital growth matters more than immediate yield

Privacy and space are non-negotiable

You want proximity to schools and community amenities

You're seeking lifestyle quality over investment efficiency

THE ADVANCED STRATEGY

Many sophisticated buyers own both — an income-generating apartment portfolio funding the lifestyle enjoyed in their family villa.

This isn't as complex as it sounds: a well-selected studio or one-bed in JVC generating 8% yield can fund a significant portion of villa

mortgage repayments.

AURABELLA PROPERTIES · AURABELLAPROPERTIES.COM CHRIS@AURABELLAPROPERTIES.COM · +971 522 89 7279 06



THE ULTIMATE DUBAI BUYER'S GUIDE 2026 CHAPTER 05

05 THE TRUE COST OF BUYING
One of Dubai's genuine advantages is the clarity and predictability of transaction costs. These are the actual,

regulated fees that apply to every transaction — no hidden surprises.

4%
DLD TRANSFER FEE

Paid to Dubai Land

Department. Standardised

across Dubai.

2.1%
AGENCY FEE + VAT

2% commission + 5% VAT. Paid

by buyer on completion.

0.25%
MORTGAGE REGISTRATION

If financing. 0.25% of loan

amount + AED 290 admin fee.

0%
ANNUAL PROPERTY TAX

No ongoing government tax on

ownership or capital

appreciation. Ever.

REAL COST EXAMPLE — AED 2,000,000 PROPERTY

COST ITEM CALCULATION AMOUNT (AED)

Property Price — 2,000,000

DLD Transfer Fee 4% of AED 2M 80,000

Agency Commission + VAT 2.1% of AED 2M 42,000

NOC Fee (from developer) Fixed fee 500–900

DLD Admin / Title Deed Fixed fee 4,000

Mortgage Registration (if applicable) 0.25% of loan ~3,750

Total Acquisition Cost ~6.4% of purchase price ~2,130,000

DEPOSIT REQUIREMENTS

UAE Residents (employed) 20% deposit

UAE Residents (self-employed) 25% deposit

Non-residents / overseas buyers 25–40% deposit

Properties over AED 5M 35% deposit

Cash buyers No deposit required

WHAT YOU WON'T PAY

No annual property tax (unlike UK council tax)

No capital gains tax on sale

No stamp duty beyond the 4% DLD fee

No inheritance tax on property

No wealth tax

No restrictions on repatriating rental income

ONGOING COSTS TO BUDGET

Service charges: AED 9–18/sq ft (apartments), under AED 4.50/sq ft (villas). Always ask for the exact service charge schedule before

committing to any property.
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06 MORTGAGES & FINANCE FOR EXPATS
UAE mortgage rules for international buyers are often misunderstood. This section explains exactly how financing

works, what you can borrow, and how to get pre-approved before you start viewing properties.

CAN FOREIGNERS GET A UAE MORTGAGE?

Yes — non-residents and expatriates can obtain mortgages from

UAE banks, though the terms differ from resident mortgages. Most

major UAE banks (Emirates NBD, ADCB, Mashreq, HSBC UAE, Abu

Dhabi Islamic Bank) offer expat mortgage products.

FIXED VS VARIABLE RATES

FIXED RATE (1–5 YEARS)

Rate is locked for an initial period (typically 1, 2, 3, or 5 years), then

reverts to a variable rate linked to EIBOR (Emirates Interbank Offered

Rate). Provides certainty during the fixed period. Most popular choice

for expat buyers.

VARIABLE RATE

Tracks EIBOR + a bank margin. Can be lower initially but fluctuates

with interest rate changes. Suitable for buyers planning to sell or

refinance within a few years.

KEY MORTGAGE PARAMETERS

Max Loan-to-Value (residents) 80% (first property)

Max LTV (non-residents) 60–75%

Max LTV (properties over AED 5M) 65%

Typical interest rates (2026) 4.5–6.5% p.a.

Max mortgage term 25 years

Max age at end of term 65 (employed) / 70 (self-employed)

Debt-to-income ratio limit 50% of monthly income

GET PRE-APPROVED FIRST

Always obtain a mortgage pre-approval letter before seriously

viewing properties. It gives you certainty on budget, allows you

to move quickly when you find the right property, and

demonstrates seriousness to sellers. Pre-approval typically takes

3–5 working days.

DOCUMENTS REQUIRED FOR A UAE MORTGAGE

FOR EMPLOYED APPLICANTS

Passport copy (all pages)

UAE residence visa (if applicable)

Emirates ID (if UAE resident)

Last 3–6 months' bank statements

Salary certificate / employment letter

Last 3 months' payslips

Credit report (UAE or home country)

FOR SELF-EMPLOYED / BUSINESS OWNERS

Passport copy (all pages)

Last 2 years' audited accounts

Last 6–12 months' bank statements (personal and business)

Trade licence / company registration

Memorandum of Association

Tax returns (if from a tax jurisdiction)

CURRENCY CONSIDERATIONS FOR UK & EUROPEAN BUYERS

The AED is pegged to the USD at a fixed rate of 3.6725. For UK buyers, GBP/AED fluctuations can significantly impact your purchasing power.

Consider using a currency specialist (such as Wise or OFX) rather than your bank for large transfers — savings of 1–2% on a AED 2M transfer

equates to AED 20,000–40,000.
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07 THE GOLDEN VISA — RESIDENCY
THROUGH PROPERTY

The UAE Golden Visa is one of the most compelling reasons to buy property in Dubai. It offers long-term residency

without the need for employer sponsorship — a genuine game-changer for international buyers.

WHAT IS THE GOLDEN VISA?

The UAE Golden Visa is a long-term residency visa valid for 5 or 10

years, renewable indefinitely. Unlike standard employment visas, it

is not tied to an employer — you can live, work, and study in the

UAE on your own terms.

PROPERTY INVESTMENT ROUTE

Minimum property value AED 2,000,000

Visa duration 10 years (renewable)

Mortgaged properties Eligible (if equity ≥ AED 2M)

Multiple properties Can combine to reach AED 2M

Off-plan properties Eligible if paid value ≥ AED 2M

Family sponsorship Spouse + children included

For property buyers, the Golden Visa provides genuine long-term

security and eliminates the uncertainty of employer-dependent

residency. Your family members (spouse and children) can be

sponsored on the same visa.

GOLDEN VISA VS STANDARD RESIDENCY

FEATURE EMPLOYMENT VISA
GOLDEN VISA
(PROPERTY)

Duration 2–3 years 10 years

Tied to employer?
Yes — lose job, lose

visa

No — fully

independent

Family sponsorship
Yes (with salary

threshold)

Yes (no salary

requirement)

Minimum stay

requirement

Must not leave for 6+

months

No minimum stay

required

Business

ownership
Restricted Unrestricted

THE AED 2M SWEET SPOT

Many buyers specifically target properties at or above AED 2M to

qualify for the 10-year Golden Visa. This creates a natural price

floor in this segment — strong demand from Golden Visa

seekers supports values in the AED 2M+ bracket.

OTHER GOLDEN VISA ROUTES

OUTSTANDING TALENT

Athletes, artists, scientists, and individuals

with exceptional achievements. Requires

nomination or accreditation from relevant

UAE authority.

SKILLED PROFESSIONAL

Professionals in priority sectors (doctors,

engineers, scientists, artists) earning AED

30,000+ per month. Employer must be in a

qualifying sector.

INVESTOR / ENTREPRENEUR

Establish or own a business with minimum

capital of AED 500,000. Suitable for

business owners relocating operations

to Dubai.
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08 URBAN LIFESTYLE — MARINA,
DOWNTOWN & PALM

DUBAI MARINA
URBAN WATERFRONT LIVING

6–8%
RENTAL YIELD

AED 810K+
1-BED FROM

The Middle East's largest waterfront

development. 7km Marina Walk, JBR

Beach 10 minutes away, 2 metro

stations, tram service.

BEST FOR

Young professionals, investors

targeting yield, beach lovers, those

valuing walkability.

DOWNTOWN DUBAI
ICONIC PRESTIGE ADDRESS

5–7%
RENTAL YIELD

AED 1.1M+
1-BED FROM

Home to Burj Khalifa, Dubai Mall, and

Dubai Opera. Polished luxury, DIFC

minutes away. Historically holds value

best during corrections.

BEST FOR

Prestige buyers, DIFC professionals, long-

term capital preservation investors.

PALM JUMEIRAH
ULTRA-LUXURY ISLAND LIVING

4–6%
RENTAL YIELD

AED 1.6M+
APARTMENT
FROM

The world's most recognisable address.

Private beach villas, Atlantis, Waldorf

Astoria, One&Only. Finite supply

supports long-term values.

BEST FOR

Lifestyle buyers, ultra-HNW individuals,

capital preservation over 10+ years.

NOT SURE WHICH AREA SUITS YOU?
Every buyer's situation is different. Book a FREE 30-minute consultation

and I'll match you to the right community based on your goals, budget,

and lifestyle.

BOOK FREE CONSULTATION

AURABELLA PROPERTIES · AURABELLAPROPERTIES.COM CHRIS@AURABELLAPROPERTIES.COM · +971 522 89 7279 10
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09 FAMILY COMMUNITIES — DUBAI
HILLS, RANCHES & TILAL AL GHAF

For families prioritising space, safety, and school proximity, these master-planned villa communities represent

Dubai's gold standard. Each offers a complete ecosystem designed around family life.

DUBAI HILLS ESTATE
MODERN FAMILY LIVING

5–7%
YIELD

AED
2.5M+
VILLA FROM

AED
900K+
APT FROM

11 million sqft of parkland, 18-hole golf course, Dubai Hills Mall.

Central location — 15 mins to Downtown, 10 mins to DIFC. JESS

and Kings' School within the community.

BEST FOR

Families wanting modern design, central location, and strong

school options.

ARABIAN RANCHES
ESTABLISHED FAMILY COMMUNITY

4–5%
YIELD

AED
2.5M+
VILLA FROM

AED 3.60
SERVICE
CHG/SQFT

Dubai's most established villa community since 2004. Mature

trees, JESS school within the community, 18-hole golf course,

equestrian centre. Proven capital stability.

BEST FOR

Families wanting a proven, mature community with the lowest

service charges in Dubai.

TILAL AL GHAF — THE MODERN ALTERNATIVE LAGOON COMMUNITY

Launched by Majid Al Futtaim, Tilal Al Ghaf's defining feature is its 2 million sqft swimmable lagoon — creating a beach resort atmosphere

within a residential community. Royal Grammar School Guildford Dubai is on-site. Modern architecture, high-quality finishes, and strong

appreciation potential as the community matures.

Villas: AED 2.7M – 9M  ·  Townhouses: AED 1.8M – 2.9M  ·  Yield: 5–6%  ·  Service charges: AED 4.50–6.75/sq ft

ARABIAN RANCHES VS TILAL AL GHAF — HOW TO CHOOSE

FACTOR ARABIAN RANCHES TILAL AL GHAF

Community Age Established (since 2004) Modern (2020–2024)

Signature Feature Golf course, equestrian centre 2M sq ft swimmable lagoon

Service Charges Under AED 3.60/sq ft AED 4.50–6.75/sq ft

School JESS (on-site) RGS Guildford (on-site)

Appreciation Potential Stable, proven Higher (still establishing)
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10 MAXIMUM YIELD AREAS
— JVC & BUSINESS BAY

If rental yield is your primary objective, these two areas consistently deliver Dubai's strongest returns. Understanding

their trade-offs is essential before committing capital.

JUMEIRAH VILLAGE CIRCLE (JVC)
8–9%
GROSS YIELD

AED 400K+
STUDIO FROM

Dubai's yield champion. Consistently delivers 8–9% for well-

positioned studios and one-bedrooms. Strong tenant demand

from young professionals prioritising affordability.

JVC INVESTMENT SCENARIO

Studio purchase price AED 450,000

Annual rental income AED 36,000

Service charges AED 4,500/yr

Net annual income AED 31,500

Net yield 7.0%

JVC TRADE-OFFS TO UNDERSTAND

Higher tenant turnover (18–24 month tenancies typical).

Capital appreciation slower than villa communities. Not a

lifestyle destination — purely an investment play.

BUSINESS BAY
6–8%
GROSS YIELD

AED 700K+
1-BED FROM

The compelling middle ground: better yields than Downtown,

stronger capital appreciation than JVC. Walking distance to DIFC

and Downtown. Dubai Canal-front properties command

premium rents.

SHORT-TERM RENTAL STRATEGY

Business Bay's central location makes it ideal for short-term

rentals (Airbnb/holiday homes). When managed correctly, short-

term lets can generate 20–30% more income than traditional 12-

month tenancies.

Long-term rental (1-bed) ~AED 66,000/yr

Short-term rental (70% occupancy) ~AED 88,000/yr

Premium over long-term +33%

SHORT-TERM RENTAL REQUIREMENTS

Must obtain a holiday home permit from Dubai Tourism.

Property must meet specific standards. Management

is more intensive — consider a professional property

management company.
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11 AREA COMPARISON AT A GLANCE
Use this table to compare all key Dubai communities side by side. Every number reflects current 2026 market data.

AREA
PROPERTY
TYPE

PRICE RANGE
RENTAL
YIELD

SERVICE
CHG/SQFT

CAPITAL
GROWTH

BEST FOR

Dubai Marina Apartments
AED 810K –

3.6M
6–8% AED 13–22 Moderate

Investors, young

professionals

Downtown

Dubai
Apartments

AED 1.1M –

6.75M
5–7% AED 13–27 Strong

Prestige buyers, DIFC

workers

Palm Jumeirah Villas & Apts
AED 1.6M –

90M+
4–6% AED 11–16 Strong Luxury lifestyle, HNW buyers

Dubai Hills

Estate
Villas & Apts

AED 900K –

15M
5–7% AED 9–13 Strong Families, central location

Arabian

Ranches
Villas

AED 2.5M –

6.75M
4–5% Under AED 3.60 Stable Established family living

Tilal Al Ghaf Villas & TH AED 1.8M – 9M 5–6% AED 4.50–6.75 Very Strong
Modern families, lagoon

lifestyle

JVC Apartments
AED 400K –

1.5M
8–9% AED 10–15 Slow Yield-focused investors

Business Bay Apartments AED 700K – 2M 6–8% AED 11–18 Strong Investors, DIFC workers

MBR City Villas & Apts
AED 1.2M –

20M
5–7% AED 6–12 High

Modern luxury, Meydan

proximity

Creek Harbour Apartments AED 900K – 4M 5–7% AED 5–9 Potential
Early adopters, long-term

growth

HOW TO USE THIS TABLE

Rental yield and capital growth rarely maximise simultaneously — this is the fundamental trade-off in Dubai property. High-yield areas like

JVC offer lower capital growth; prestige areas like Palm Jumeirah offer lower yields but exceptional capital preservation. Your buyer profile

(Chapter 3) should guide which column matters most to you.

WANT A PERSONALISED AREA
RECOMMENDATION?
Tell me your budget, goals, and timeline and I'll identify the two or

three areas that best match your specific situation — no obligation,

no pressure.

BOOK FREE CONSULTATION

▶  WATCH AREA TOURS ON YOUTUBE
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12 THE BUYING PROCESS — STEP BY STEP
Dubai's buying process is refreshingly straightforward compared to most global markets. From accepted offer to title

deed typically takes just 2–4 weeks. Here's exactly what to expect.

1 GET MORTGAGE PRE-APPROVAL (IF FINANCING)

Before viewing properties seriously, obtain a pre-approval letter from your chosen bank. This confirms your maximum budget and

allows you to move quickly when you find the right property. Takes 3–5 working days. Requires passport, bank statements, and

salary/income documentation.

2 PROPERTY SELECTION & OFFER

Once you've identified the right property, you'll make a written offer through your agent. Dubai's market doesn't have the heavy

negotiation culture of some Western markets — a 5–10% discount is reasonable; 20–30% will typically be dismissed. Once your offer is

accepted, you move immediately to the MOU stage.

3 MEMORANDUM OF UNDERSTANDING (MOU / FORM F)

The binding purchase agreement outlining price, payment schedule, and completion timeline. Both parties sign and you pay a 10%

deposit at this stage. This deposit is non-refundable if you withdraw — you are legally committed once the MOU is signed. Ensure you

are certain before signing.

4 NOC FROM DEVELOPER

The No Objection Certificate confirms the property has no outstanding service charges, the seller is the legitimate owner, and the

developer has no objection to the sale. Takes 5–10 working days and costs approximately AED 500–900. Your agent handles this —

delays occur if the seller has unpaid service charges.

5 TRANSFER AT DUBAI LAND DEPARTMENT

Both buyer and seller (or authorised representatives) attend the DLD transfer appointment. You pay the remaining balance, 4% DLD

transfer fee, 2.1% agency fee, and mortgage registration fees (if applicable). The transfer appointment itself takes 1–2 hours. Ownership

is transferred electronically.

6 TITLE DEED ISSUED

You receive your title deed immediately following transfer — both a physical document and an electronic record confirming you as the

legal owner. You can immediately take possession, begin modifications (subject to community rules), or start the process of finding

tenants. If financing, the bank holds the original title deed until the mortgage is repaid.

KEY DOCUMENTS REQUIRED

Buyer: Passport copy, Emirates ID (if resident), mortgage pre-approval letter (if financing), proof of funds for deposit. Seller: Passport copy,

title deed, NOC from developer, Emirates ID. Both: Must be present or provide Power of Attorney to an authorised representative.
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13 COMMON MISTAKES TO AVOID
After facilitating dozens of transactions in Dubai, I've seen the same costly mistakes made repeatedly. These are

entirely avoidable with the right preparation.

01 Not getting mortgage pre-approval before viewing

properties

Falling in love with a property you can't finance is painful and

wastes everyone's time. Pre-approval takes 3–5 days and gives you

certainty on budget. Without it, you risk losing the property while

waiting for bank approval — or discovering you can't afford it after

signing the MOU.

02 Signing the MOU without full due diligence

The MOU deposit is non-refundable if you withdraw. Before

signing, verify: the seller's title deed is clean, all service charges

are paid to zero, the NOC process is straightforward, and you have

confirmed financing. Your agent should provide all of this before

you sign anything.

03 Ignoring service charges when calculating yield

An apartment with an 8% gross yield and AED 22/sqft service

charges might deliver only 5% net yield — barely better than

a lower-yield property with AED 10/sq ft charges. Always ask

for the exact service charge schedule and calculate net yield

before committing.

04 Not confirming school availability before choosing a

community

For family relocators, this is critical. Some of Dubai's most

desirable schools — JESS, Kings' College, Repton — have waiting

lists of 12–24 months. Confirm your children have a confirmed

place before committing to a community. The school should drive

the location decision, not the other way around.

05 Choosing an area based on marketing hype rather

than your goals

An investor buying in a family villa community will likely

underperform. A family buying a two-bedroom apartment will

quickly feel constrained. Match the area to your buyer profile

(Chapter 3) — not to what's trending on social media or what an

agent is pushing hardest.

06 Buying from unknown developers offering

unrealistic returns

If a developer is offering "guaranteed returns" of 10%+ or payment

plans that seem too good to be true, they usually are. Stick to

established developers with proven delivery records: Emaar,

Nakheel, Meraas, Majid Al Futtaim, Select Group. The slight

premium is worth the certainty.

MY COMMITMENT TO YOU
These are exactly the pitfalls I help my clients navigate before they commit to any purchase. I don't believe in rushed decisions or pressure

tactics. Every property comes with specific characteristics, costs, and considerations — my job is ensuring you understand all of them clearly

before signing anything.
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14 GLOSSARY OF KEY TERMS
Dubai's property market has its own vocabulary. Here are the key terms you'll encounter, explained clearly.

FREEHOLD

Full ownership of the property and the land it sits on, with no time limit.

Foreign nationals can own freehold property in designated freehold zones

(Downtown, Marina, Palm, Dubai Hills, etc.).

LEASEHOLD

Ownership for a fixed term (typically 99 years) rather than outright

ownership of the land. For practical purposes, 99-year leasehold

functions like freehold for most buyers, but true freehold is preferable for

maximum flexibility.

OFF-PLAN

A property purchased before or during construction, directly from

the developer. Off-plan properties typically offer payment plans tied

to construction milestones and are often priced below completed

market value.

DLD — DUBAI LAND DEPARTMENT

The government authority responsible for registering all property

transactions in Dubai. The DLD charges the 4% transfer fee and issues

title deeds.

RERA — REAL ESTATE REGULATORY AGENCY

The regulatory arm of the DLD that oversees real estate agents, developers,

and off-plan projects. RERA licences agents and regulates escrow accounts

for off-plan developments.

NOC — NO OBJECTION CERTIFICATE

A certificate issued by the developer confirming the property has no

outstanding service charges and the developer has no objection to the

sale. Required before DLD transfer.

MOU — MEMORANDUM OF UNDERSTANDING

The binding purchase agreement (also called Form F) signed by buyer

and seller. The 10% deposit is paid at this stage. Non-refundable if the

buyer withdraws.

SPA — SALES AND PURCHASE AGREEMENT

The formal contract between buyer and developer for off-plan properties.

More detailed than the MOU and outlines all terms, specifications,

payment schedule, and completion date.

TITLE DEED

The official DLD document confirming legal ownership of a property.

Issued immediately after transfer at the DLD. Required for all future

transactions including selling, remortgaging, and tenant registration.

EJARI

The official RERA system for registering tenancy contracts in Dubai. All

rental agreements must be registered via Ejari. Required for utility

connections and visa renewals.

SERVICE CHARGES

Annual fees paid to the building or community management company for

maintenance of common areas, facilities, security, and landscaping.

Charged per square foot annually. Critical to factor into yield calculations.

ESCROW ACCOUNT

A regulated account where off-plan buyer payments are held by a third

party (the escrow agent). Funds are only released to the developer as

construction milestones are reached. Protects buyers if a developer

faces difficulties.

EIBOR

Emirates Interbank Offered Rate. The benchmark interest rate used by UAE

banks. Variable-rate mortgages are typically priced as EIBOR + a bank

margin (e.g., EIBOR + 1.5%).

STRATA LAW

UAE legislation governing jointly owned properties (apartments,

townhouses). Sets out the rights and obligations of owners, management

companies, and developers in shared buildings and communities.

GOLDEN VISA

A UAE long-term residency visa valid for 5 or 10 years, not tied to an

employer. Property investors purchasing AED 2M+ qualify for the 10-year

Golden Visa. Renewable indefinitely.
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Y O U R  N E X T  S T E P

READY TO MAKE
YOUR MOVE?
You've reached the end of this guide — but it's just the beginning of your Dubai property

journey. The next step is a conversation.

WHAT SEPARATES SUCCESS

Clarify priorities before viewing properties

Ask about costs, yields, and long-term value

Choose areas based on lifestyle fit and logic

Work with an advisor who prioritises your goals

WHAT I OFFER

Clear, honest advice — even if it means less commission

No pressure tactics or artificial urgency

Full transparency on every cost and trade-off

A UK property investor and developer who now owns in

Dubai

SCHEDULE YOUR FREE
CONSULTATION

WHATSAPP CHRIS
▶  SUBSCRIBE — CHRIS

CHANNER | DUBAI 121

CHRIS CHANNER
REAL ESTATE ADVISOR · AURABELLA PROPERTIES

I spent years investing in and developing property

in the UK before I moved out here, and I own in

Dubai myself now. So I've made these decisions

with my own money, and I've been through

the buying process from your side of it, not just

the agent's.

GET IN TOUCH DIRECTLY

UAE: +971 522 89 7279

UK: +44 7508 038 918

chris@aurabellaproperties.com
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