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A Market in Deliberation

Demand Intact, Decision-Making Delayed

The UAE residential real estate market enters Q2
2026 at a critical juncture. Following a sustained
period of exceptional growth, the market is now
transitioning into a more balanced phase—
characterised by resilient fundamentals, but
increasingly cautious investor behaviour amid
evolving external geopolitical factors.

Transaction activity remains elevated by historical
standards, supported by strong population growth,
continued capital inflows, and a robust pipeline of
new developments. However, the recent period has
seen a moderation in momentum, particularly within
the secondary market, as investors adopt a more
measured approach to decision-making. The month
of March particularly marked a change of pace in the
immediate aftermath of the geopolitical events that
commenced on 28 February.

To better understand this shift in the motivations
of buyers, we conducted a proprietary investor
sentiment survey across a curated pool of market
participants - investors, end-users, landlords,
tenants or those looking to relocate here.

The findings broadly indicate that while demand
remains evident, a significant proportion of
investors are adopting a “wait-and-see” stance
amid evolving macroeconomic and geopolitical
conditions.

Importantly, this phase does not reflect a structural
weakening of the market. Instead, it represents a
natural progression toward maturity—where investor
behaviour becomes more selective, and market
dynamics more balanced.
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Market Context

A Resident-led and Maturing Buyer Base

The survey highlights a relatively balanced and mature market composition. A majority of respondents are
resident expatriates, complemented by a meaningful share of non-resident investors. This mix reinforces the
UAE’s dual positioning as both an investment destination and a place of long-term residence.

PARTICIPANT PROFILE AND RESIDENCY STATUS

7% 7.3%
UAE National

Resident Expat
@ Non-Resident Investor

Other
68.9%

The near-even split between renters and owner-
occupiers, alongside a smaller investor segment,
further indicates that the market is increasingly
supported by genuine end-user demand rather than

Demand Is Intact
But Buyers Are Taking Longer to Act

On the surface, demand remains firmly in place.

A significant share of respondents (nearly 45%),
whether current property owners or not, indicate an
intention to purchase property within the next 12
months, while a large proportion (32%) remain
undecided. This clearly points to demand being
delayed rather than lost. Buyers are still engaged,
but the urgency that defined the market in recent
years has softened. Decision-making timelines have
lengthened, and buyers are becoming more
deliberate in evaluating opportunities.

This is further reinforced by where buyers currently
sit in their journey. A large proportion are still
exploring options or have not yet actively begun
searching, suggesting that the demand pipeline
remains intact but is converting more slowly into
transactions.

PARTICIPANTS' CURRENT HOUSING SITUATION
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Other

purely speculative activity. This evolving buyer base
provides a degree of underlying stability, even as
sentiment moderates in the short term.

WHERE ARE YOU IN YOUR PROPERTY PURCHASE JOURNEY?

FINAL STAGE OF
PROPERTY POSSESSION

TERMS AGREED
WITH SELLER

UNDER NEGOTIATION

4.3%

CURRENTLY

()
EXPLORING OPTIONS 37.1%

NOT STARTED

9
ACTIVELY SEARCHING 36.2%

While demand exists, transaction activity is being delayed rather
than cancelled.
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Stability in Ownership

No Drastic Signs of Distress Selling

A key stabilising factor in the current market is the behaviour of existing property owners.

Interestingly, over 60% of the respondents shared
that as existing property owners, they would either
hold their investments or purchase more property in
the next six months, with only 4% willing to sell,
indicating continued appetite and faith in the UAE
property market.

This lack of selling pressure is evident and
significant, indicating that the current slowdown is
not being driven by distress or forced sales, but by

AS A PROPERTY OWNER, WHAT ARE YOU PLANNING

TO DO OVER THE NEXT SIX MONTHS?

0,
24.9% Buy more property

34.7%

Sell
@ Hold

Not applicable

Sentiment Shift
Pricing and Supply Are Driving Caution

While underlying demand remains, sentiment
around pricing has moderated. A majority of
respondents (over 80%) expect prices to either
soften or remain stable over the next 12 months,
suggesting a shift towards a more cautious and
price-sensitive mindset. However, this shift in
sentiment has not yet fully translated into market
pricing. In several segments—particularly villas and
prime residential—values continue to hold above
early-2025 levels.

This creates a gap between perception and reality.
Buyers expecting significant price corrections are
delaying purchases and waiting to come across
‘distress’ deals, while sellers are not yet adjusting
expectations significantly.

stronger appetite and the ability to ride out the
storm. Moreover, depending on where these owners
may have entered during the upward cycle of the
property market post the pandemic, they may
already be sitting on significant gains. These
findings align with observed transaction trends,
where volumes have softened but pricing has
remained relatively resilient across several segments,
indicating somewhat of an impasse between buyers
and sellers.

The slower increased

result is
negotiation, and more selective transactions rather
than broad-based price declines.

deal-making,

At the same time, perceptions around supply are
reinforcing this cautious stance. Over 60% of those
surveyed believe that a high volume of new units is
entering the market, encouraging a wait-for-better-
entry approach—particularly within the apartment
segment, where alternatives are more abundant.

However, the actual realisation rate of these projects
remains to be seen, with the number of units
actually delivered each year being lower than those
estimated.
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HOW DO YOU EXPECT PROPERTY PRICES TO CHANGE OVER THE NEXT 12 MONTHS?
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Expectations have adjusted faster than actual market pricing, contributing to slower transaction volumes.

Behavioural Shift

Preference for Certainty in an
Uncertain Environment

The combined effect of pricing expectations, supply
perceptions, and broader uncertainty is now visible
in buyer preferences. There is a clear shift towards
ready or secondary market properties and away
from off-plan, reflecting a growing preference for
certainty in terms of delivery, pricing, and immediate
usability or returns. This is supported by the survey
results, where ready properties (both owner-
occupied and investment) were the preferred option
for approximately 60% of respondents, compared to
around 23% for off-plan, indicating a stronger
inclination toward completed assets.

Apartments continue to dominate overall interest
due to affordability and investment appeal, while
villas and townhouses remain supported by end-user
demand. At the same time, decision-making is
increasingly driven by fundamentals such as location
and connectivity, rather than short-term gains.

DO YOU CURRENTLY OWN ANY PROPERTY IN THE UAE?
IF YES, PLEASE INDICATE IF IT IS READY OR OFF-PLAN.
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A closer look at buyer motivation reinforces this
trend. Investment remains the dominant driver, with
over half of respondents entering the market with
the intention of acquiring an investment asset. In
contrast, traditional end-user motivations such as
acquiring a second home or upgrading account for a
smaller share of demand, highlighting the continued
role of investor-led activity in shaping market
dynamics.
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WHAT IS YOUR PRIMARY MOTIVATION FOR BEING IN THE MARKET?
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The market remains fundamentally investment-led, even in a more cautious environment.

The Role of Recent External Factors

Understandably, external factors are playing a However, it is encouraging to see the absence of

defining role in decision-making. Regional and “knee-jerk” reactions by sellers. Over 60%

of

geopolitical uncertainty has emerged as the single respondents say that the recent events have not

largest barrier to market entry for respondents, made them consider selling their investment.
outweighing traditional considerations such as
pricing or financing.
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WHAT IS THE BIGGEST BARRIER TO ENTRY FOR YOU IN THE CURRENT MARKET?
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External factors, not fundamentals, are playing a defining role in delayed decision-making.

Outlook

Adjustment, Not a Free Fall

Bringing these trends together, the UAE residential
market appears to be entering a phase of price
adjustment rather than a crash. The strong
momentum seen in recent years is giving way to an
environment where buyers are more selective and
decision-making is more considered.

In the short term, this is likely to result in softer
transaction volumes and increased negotiation
activity, along with a fall in off-plan sales, if
incentives are absent from developers. Some
segments—particularly secondary apartments—may
experience more immediate

pressure, while villas and prime assets are expected
to remain relatively resilient.

Over the medium term, the trajectory will depend on
the pace at which confidence returns and how
effectively new supply is absorbed.

However, the underlying fundamentals remain firmly
in place. Long-term population growth, sustained
investor interest, and supportive policy frameworks
continue to provide a strong foundation for the
market.
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