DUBAI LUXURY VILLA VALUE-ADD
INVESTMENT STRATEGY

Dubai, United Arab Emirates
Research references 2024—August 2026; consolidated 24 August 2026

Consolidated from completed Deep Research

Internal investment review

DATA-INTEGRITY NOTE

This document uses only the completed research output recovered from the user’s File Library. No new market
research was conducted for this consolidation. Where the recovered report did not preserve the original external
URL, the Source Register states “Original citation unavailable in the chat output.” Internal arithmetic inconsistencies
are preserved and flagged rather than silently corrected.
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1. Executive Summary

Opportunity: acquire under-optimised luxury villas or land-rich older stock in prime Dubai communities, reposition
through substantial renovation/rebuild, and exit as a premium turnkey product. The completed research concludes
the strongest risk-adjusted opportunity is in the AED 20-50 million acquisition range, primarily for resale rather than

long-term rental.

INDUSTRY ESTIMATE — Dubai recorded 435 transactions above US$10 million in 2024 with AED 36.7 billion of value,
and Palm Jumeirah accounted for 127 of those transactions according to the underlying Knight Frank evidence [2].

MODELLED ASSUMPTION — The research recommends a 25-30% minimum net-profit-on-cost target, 12—15 months
maximum execution to marketing, and at least 50% investor equity, although the report’s use of “net profit on cost”
and “ROI” is internally inconsistent and is flagged in Section 21.

e  Preferred communities in the completed research: Palm Jumeirah, Emirates Hills and Tilal Al Ghaf.

e Preferred renovation intensity: full villa repositioning through strip-to-shell / major rebuild where economics
support it; cosmetic-only work was judged insufficient for the target strategy.

e Preferred exit: sell; rental is a fallback or hybrid hold option.

e  Core acquisition principle: land/micro-location must carry the value. Waterfront, golf, skyline, corner/frontage,
privacy and extension potential are treated as non-replicable attributes.

e  Principal risks: land overpayment, cost escalation, hidden structural issues, NOC/permit delays, design
mismatch, liquidity at AED 50M+, financing and contractor execution.

Critical gaps: Jumeirah Bay Island and Jumeirah Islands were not fully profiled; real before/after transaction pairs
were not provided; full source URLs were not preserved; and the financial models are illustrative rather than

investment-grade line-item models.

2. Research Scope
Item

Strategy

Business models covered

Communities actually profiled

Communities requested but not substantively profiled
Financial case sizes

Research limitation

Finding from completed research

Buy under-optimised luxury property — renovate /
reconfigure / extend / rebuild - create a premium
turnkey product — sell or lease at a material premium.

Buy-renovate-sell; buy-renovate-rent; renovate-rent-
later sell; owner-JV; option/conditional purchase; full
redevelopment.

Emirates Hills; Palm Jumeirah; Dubai Hills Estate; Al
Barari; District One; Jumeirah Golf Estates; Tilal Al
Ghaf; Arabian Ranches.

Jumeirah Bay Island; Jumeirah Islands (only
regulatory/waterfront mention); other prime areas.

AED 15M, AED 25M, AED 50M and AED 100M
acquisitions.

The recovered report is a completed narrative report,
but it does not contain the full underlying
bibliography/URLs or comprehensive DLD transaction
exports.
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3. Market and Demand

Metric

Transactions
above US$10M

Luxury villa value
change

Median villa price

Villa share of
sales volume

Palm Jumeirah
>US$10M deals

Top-enclave
value growth

Value or range

435 deals; AED
36.7B aggregate
value

~20% increase

AED 1,468/sqft;
~14% YoY
increase

18%

127 deals; 29%
of Dubai
>US$10M deals

Luxury villa
values roughly
doubled since
early 2020

Currency / unit

deals / AED

%

AED/sqft / %

%

deals / %

index / directional

Geography

Dubai

Dubai luxury
villas

Dubai

Dubai

Palm Jumeirah

Prime Dubai

Year | date

2024

2024

Q1 2026

Q1 2026

2024

2020-2024/26

Evidence
classification

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

Source

(2

(2]

Notes /
limitations

Knight Frank
evidence as cited
in recovered
report.

Recovered report
says villas led
the surge.

Source named
Espace/DXB
Analytics in
recovered report.

Recovered report
figure.

Knight Frank
evidence as
cited.

Not
independently re-
verified during
consolidation.

Buyer demand in the recovered research is described as highly international, led by HNW and ultra-HNW buyers
from Europe, Asia and the GCC seeking scarce ready trophy homes. This is a qualitative conclusion from the
underlying research; no nationality-share table was preserved.

4. Location Analysis

Metric

Emirates Hills

Palm Signature
Villas

Palm Garden
Homes

Palm Canal Cove

Palm record
Signature Villa

Dubai Hills —
Sidra 2

Value or range

26 resales in 12
months; median
AED 69M; ~AED
3,011/sqft; older
stock ~AED 3-
4k/sqft; 2025
median ~AED
2,600/sqft

Median AED
82M; ~AED
5,686/sqft

Median AED
35M; ~AED
5,053/sqft

~AED 12M
average; ~AED
3,217/sqft

AED 161M for
10,900 sqft;
~AED
14,679/sqft

Median ~AED
11.38M; AED
2,118/sqft

Currency / unit

AED / AED/sqft

AED / AED/sqft

AED / AED/sqft

AED / AED/sqft

AED / sqft/

AED/sqft

AED / AED/sqft

Geography

Emirates Hills

Palm Jumeirah

Palm Jumeirah

Palm Jumeirah

Palm Jumeirah

Dubai Hills
Estate

Year | date

12 months to
Aug 2026 / 2025

Recent 12mo /
not stated

Recent 12mo /

not stated

Not stated

2025

2025-era data

Evidence
classification

CALCULATED
FROM
PUBLISHED
DATA

CALCULATED
FROM
PUBLISHED
DATA

CALCULATED
FROM
PUBLISHED
DATA

CALCULATED
FROM
PUBLISHED
DATA

VERIFIED
PUBLIC DATA

CALCULATED
FROM
PUBLISHED
DATA
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Source

[l

[11]

Notes /
limitations

Plots ~14k—20k
sqft; BUA 10k—
15k+ sqft;
liquidity ~2-3
deals/month;
trophy buyer
pool.

Plots 1,000—
3,500 sgqm;
international
trophy buyers.

Plots 580-1,000
sqm.

Smaller villa
class.

Record
transaction
example; not a
market median.

Research states
source uses
Dubai Land
Department data.



Metric

Dubai Hills —
Sidra

Dubai Hills —
Sidra 3

Dubai Hills —
Maple

Al Barari villa
resales

District One
listings

Jumeirah Golf
Estates

Tilal Al Ghaf —
Harmony

Tilal Al Ghaf —
Aura

Arabian Ranches
— untagged villas

Value or range

Median ~AED
10.1M; AED
1,909/sqft

Median ~AED
9.28M; AED
2,044/sqft

Median ~AED
5.4M; ~AED
2,000/sqft

39 resales; AED
2,688/sqft
average; +64%
YoY

4BR ~AED 18M;
5BR AED 27—
30M; 7BR AED
80-90M; asking
range AED 10M—
220M

Average villa
~AED 8.76M;
~AED 2,374/sqft

Median AED
10.85M; AED
1,957/sqft

Median AED
5.5M; AED
2,638/sqft

Median AED
6.25M; AED
1,379/sqft; 273
sales/yr

Currency / unit

AED / AED/sqft

AED / AED/sqft

AED / AED/sqft

deals / AED/sqft /
%

AED asking
prices

AED / AED/sqft

AED / AED/sqft

AED / AED/sqft

AED / AED/sqft /
deals

Geography
Dubai Hills

Estate

Dubai Hills
Estate

Dubai Hills

Estate

Al Barari

District One

Jumeirah Golf

Estates

Tilal Al Ghaf

Tilal Al Ghaf

Arabian Ranches

Year | date

2025-era data

2025-era data

2025-era data

H1 2025

Not stated

July 2025

Recent 12mo

Recent 12mo

Not stated

Evidence
classification

CALCULATED
FROM
PUBLISHED
DATA

CALCULATED
FROM
PUBLISHED
DATA

CALCULATED
FROM
PUBLISHED
DATA

INDUSTRY
ESTIMATE

VERIFIED
PUBLIC DATA

INDUSTRY
ESTIMATE

CALCULATED
FROM
PUBLISHED
DATA

CALCULATED
FROM
PUBLISHED
DATA

CALCULATED
FROM
PUBLISHED
DATA

Source

5]

6]

(7]

[10]

19

19

8l

Notes /
limitations

Underlying DLD-
linked dataset.

Underlying DLD-
linked dataset.

Higher liquidity;
>1,000/year
stated for
community
activity.

4BR ~AED 30M;
6BR ~AED 41M;
plots ~9k—12k
sqft; gross yield
~5.4%.

ASKING/
LISTING prices,
not achieved
transactions.
Plots ~7k—20k
sqft.

Typical plot ~8k—
10k sqft;
dozens/month
stated.

Plot 1,000-2,000
sqm; new
community.

Modern stock;
handovers from
2023.

Most 3-5BR;
plots ~8k—9k
sqft. ARII/NI
subcommunities
AED 3-7M
medians.

Renovation premium: the completed research cites a 12—22% value uplift for mid- and high-end villa renovations [12].
This is an industry estimate, not a community-level matched before/after transaction study. The report did not provide
verified purchase - renovate - resale pairs for the target communities.

5. Acquisition Strategy

e Prioritise waterfront, canal, lagoon, golf-front, skyline/sea-view, corner and broad-frontage plots. The report

states these attributes support end-value because they cannot be created through renovation.

e The report states waterfront/golf-front land can carry a 20—-30% higher base value; this claim was not linked to a
recoverable source and is classified NOT PUBLICLY VERIFIED.

e Prefer larger plots (research threshold: 210,000 sqft) where pool, landscaping and extensions are feasible.

e Prefer structurally sound villas with dated kitchens, bathrooms, flooring and inefficient MEP. Those are treated as
fixable deficiencies.

e Avoid catastrophic structural cracking, poor foundations/soil, legal encumbrances, low ceilings/narrow shells that
cannot be economically opened, odd plot shapes, featureless micro-locations and properties already at

maximum buildable area.

e Check master-developer plot coverage, height and extension restrictions before acquisition; neighbour NOC

history is suggested as a practical indicator of approval precedent.
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6. Renovation Levels and CAPEX

Metric

A. Cosmetic
refurbishment

B. Full interior
renovation

C. Full villa
repositioning

D. Major
extension

E. Strip-to-shell

F. Demolition +
new build

Mid-range 4,000
sqft renovation

Contingency

NOC / approval
fee allowance

Value or range

AED
150-300/sgft

AED
350-500/sqft

AED
500-700/sqft

AED
700-900/sqft

AED
300-500/sqft

~AED 900-
1,400/sqft

AED 1.4-2.2M

~15%

3-6%

Currency / unit

AED/sqft BUA

AED/sqft BUA

AED/sqft BUA

AED/sqft BUA

AED/sqft BUA

AED/sqft BUA

AED total

% of project cost

% of project cost

Geography

Dubai

Dubai

Dubai

Dubai

Dubai

Dubai

Dubai

Dubai

Dubai

Year | date

2026 research

2026 research

2026 research

2026 research

2026 research

2026 research

2026 research

2026 research

2026 research

Evidence
classification

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

MODELLED
ASSUMPTION

MODELLED
ASSUMPTION

Source

Original citation
not linked

Original citation
not linked

[12]

Original citation
not linked

Original citation
not linked

[13]

[14]

[14]

Original citation
not recoverable

Notes /
limitations

Paint, flooring
overlays,
fixtures/lighting,
basic FF&E; no
layout change.

Gut
kitchens/baths,
premium
finishes, MEP
modernisation;
no structural
work.

Layout
reconfiguration,
premium interior,
bespoke joinery,
branded kitchen,
smart home.

New GFA,
second
storey/wing,
basement/roof
terrace, structural
and MEP
expansion.

Remove
finishes/MEP/wal
Is down to frame
and rebuild.
Internally
inconsistent
versus Level C;
see Section 21.

Highest design
freedom; cost
can reach AED
1,400/sqft.

Sandwater
estimate as cited.

Research says
ranges include
design/engineeri
ng/approvals and
~15%
contingency.

Budget guidance
from completed
report.

The completed research says the renovation ranges include architecture/design fees, engineering, authority
approvals and approximately 15% contingency. It does not provide separate cost lines for facade, landscape, pool,
smart home, lighting, joinery, kitchen, furniture/FF&E or consultants; those require current project-specific quotations.
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7. Project Timeline

Metric

Cosmetic refresh

Full interior
renovation

Heavy overhaul /
extensions

Demolition + new
build

Major-project
bureaucracy

Recommended
max execution to
marketing

8. Regulation and Approvals

Metric

Master
Developer NOC

Dubai
Municipality
permits

DEWA permits

Civil Defence

Waterfront/
community
restrictions

Value or range

1-2 months

3-6 months

6-12+ months

12-24 months

2-3 months

12-15 months

Value or range

AED 3,000-
8,000

AED 5,000—
15,000

AED 1,000—
3,000

Required for
relevant
structural/fire-
safety work

Special
procedures may
apply

Currency / unit

months

months

months

months

months

months

Currency / unit

AED

AED

AED

approval

N/A

Geography

Dubai

Dubai

Dubai

Dubai

Dubai

Dubai

Geography

Dubai master-
planned
communities

Dubai

Dubai

Dubai

Palm / Jumeirah
Islands

Year | date

2026 research

2026 research

2026 research

2026 research

2026 research

2026 research
verdict

Year | date

2026 research

2026 research

2026 research

2026 research

2026 research

Evidence
classification

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

MODELLED
ASSUMPTION

Evidence
classification

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

INDUSTRY
ESTIMATE

GOVERNMENT /
PRIMARY-
SOURCE DATA

INDUSTRY
ESTIMATE

Source
Original citation

unavailable

Original citation
unavailable

[14]

Original citation
unavailable

[14]

Research
recommendation

Source

[14]

[14]

[14]

Original citation
unavailable

[14]

Notes /
limitations

Acquisition-to-
work completion
only; exit period
separate.

Research
category A-B
total ~2—-6
months.

C-D-E; mid-
range
transformations 3
—6 months,
luxury extensions
6-12 months.

Includes
approvals +
construction.

NOCs/permits
planning
allowance.

Beyond 18
months, report
says holding
costs erode IRR
and market risk
rises.

Notes /
limitations

Emaar/Nakheel
example ranges.

Architectural/
structural review.

Electrical/
plumbing
alterations.

Specific fee not
provided.

Research
mentions marine
procedures, salt-
resistant
materials, work-
hour/security
rules.

The recovered report states that unauthorised structural changes are not permitted and that even internal wall
relocation can require formal approvals. This consolidation did not independently verify the legal wording because

new research was prohibited.
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9. Deal Structures
Item

Buy - renovate - sell

Buy - renovate - rent

Buy - renovate - rent - later sell

Owner contributes property + investor funds renovation

Profit-share JV

Option / conditional purchase

Full redevelopment

10. Owner-JV Model

Finding from completed research

Core strategy. Highest targeted profit if market holds;
exposes investor to sale-cycle risk.

Gross yields described as ~4-6%; research says high-
end rental IRRs often under 10%. Lower exit urgency

but ties capital.

1-3 year hold option to combine rent and capital
appreciation; increases duration/market exposure.

Reduces investor acquisition cash need; requires clear
baseline valuation and waterfall.

Can use straight profit split, proportional capital split or
investor preferred return + residual split.

Investor funds improvements with acquisition tied to
exit/conditions. Research presents conceptually; legal
implementation not detailed.

Buy land/old villa, demolish and build new product;
strongest where plot scarcity supports trophy pricing.

Completed-research example: existing villa market value AED 25M; investor funds AED 7M renovation; repositioned

sale AED 40M. Total economic capital = AED 32M; gross uplift/profit before other costs = AED 8M.

Input / metric Value
type
50/50 profit share AED 8M profit MODELLED
ASSUMPTION
Proportional equity Owner 78%; investor MODELLED
22% ASSUMPTION
Preferred return + 12% pref on AED 7M =  MODELLED
residual split ~AED 0.84M; then ASSUMPTION

70/30 owner/investor

risk and market price movement.
dispute resolution and exit triggers.

recovered report.

Source | assumption Formula/ logic

Return AED 25M owner
value + AED 7M
investor capital, then
split AED 8M 50/50

Profit AED 8M x capital
shares

AED 8M - 0.84M =
AED 7.16M; 70/30
residual split
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Calculated result

Owner ~AED 29M;
investor ~AED 11M

Owner +AED 6.25M -
AED 31.25M; investor
+AED 1.75M - AED
8.75M

Owner ~AED 30.01M;
investor ~AED 10.0M

Limitations

Ignores transaction
tax/fees, financing, time
value and legal costs.

Shares rounded from
25/32 and 7/32.

Totals round to ~AED
40.01M because of
rounding in recovered
research.

Key legal/commercial risks identified: baseline valuation disputes, cost overruns, exit timing, execution/contractor
The research calls for a detailed shareholders/JV agreement covering capital accounts, distribution waterfall,

No specific UAE SPV, escrow, mortgage/security, tax or beneficial-ownership structure was provided in the



11. OPEX and Holding-Cost Inputs

Item

Finance assumption used in model
DLD fee assumption
Sale commission assumption

Holding period

DEWA / community charges

Marketing / staging

Agency on acquisition
Maintenance / insurance

Required treatment

12. Financial Model and Returns

Metric Value or range Currency | unit  Geography

AED 15M Buy 15M + DLD  AED million Dubai
acquisition 0.6M +
renovation 5M;
total cost =23M;
exit =25M; profit
=2M
AED 25M Buy 25M + DLD AED million Dubai
acquisition 1.0M +
renovation 7M;
total cost
=32.5M; exit
=40M; profit
=7.5M

AED 50M Buy 50M + DLD = AED million Dubai
acquisition 2.0M +

renovation 15M;

total cost =66M;

exit =75M; profit

=9M

AED 100M Buy 100M + DLD = AED million Dubai
acquisition 4.0M +

renovation 30M;

total cost =134M;

exit =150M; profit

=16M

Bear / Base / Bull evidence preserved

Finding from completed research

50% LTV at 6% interest.

4% of purchase price.

2% of exit price.

1-1.5 years in model; recommended execution to
marketing 12—15 months.

Not separately itemised in recovered financial models.

Included only within lump-sum “total costs”; not
separately itemised.

Not separately itemised.

Not separately itemised.

Requires project-specific underwriting; the recovered
report does not provide these detailed OPEX lines.

Year | date

1-1.5yr
illustrative

1-1.5yr
illustrative

1-1.5yr
illustrative

1-1.5yr
illustrative

Evidence
classification

MODELLED
ASSUMPTION

MODELLED
ASSUMPTION

MODELLED
ASSUMPTION

MODELLED
ASSUMPTION

Source

Recovered
research

Recovered
research

Recovered
research

Recovered
research

e The completed report only gives an explicit sensitivity example for the AED 25M project.
e Bear: exit AED 36M; the report says ROI <10%. No full expense re-run is shown.
e Base: exit AED 40M,; total cost =AED 32.5M; profit =<AED 7.5M.
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Notes /
limitations

Report states
ROI ~10%, IRR
10-12%; direct
profit/cost =
8.7%.

Report states
ROI ~25%, IRR
~20%; direct
profit/cost =
23.1%.

Report states
ROI ~15%, IRR
~12%; direct
profit/cost =
13.6%.

Report states
ROI ~12%, IRR
~10%; direct
profit/cost =
11.9%.



e Bull: exit AED 44M; the recovered report states “profit ~$15M (ROI ~45%)”. That arithmetic conflicts with the
stated base-cost input and is flagged in Section 21.

e No full downside/base/upside model is provided for the AED 15M, AED 50M or AED 100M cases.

13. Exit Liquidity

Metric

AED 10-30M
segment

AED 100M+
segment

Safety
conclusion

Value or range

~3-6 months
typical sale
period

~6-12+ months
typical sale
period

AED 10-30M
described as
safer/more liquid
than AED 50M+

Currency / unit

months

months

qualitative

14. Design Premium

Metric

Upscale
remodel /
premium finishes

Turnkey
furnishing

Smart-home
systems

Cinema / gym/
spa

Branded interiors
/ celebrity design

Value or range

~12-22% value
uplift

~5-10% higher
offers

~3-5% uplift

Expected at
>AED 50M;

premium not
quantified

Can achieve
trophy pricing

Currency / unit

%

%

%

N/A

N/A

15. Renovation Business

Geography

Dubai luxury
villas

Dubai ultra-prime
villas

Dubai

Geography

Dubai villas

Dubai luxury
villas

Dubai luxury
villas

Dubai ultra-
luxury

Dubai ultra-
luxury

Year | date

2026 research

2026 research

2026 research

Year | date

Research citation

2026 research

2026 research

2026 research

2026 research

Evidence
classification

NOT PUBLICLY
VERIFIED

NOT PUBLICLY
VERIFIED

INDUSTRY
ESTIMATE

Evidence
classification

INDUSTRY
ESTIMATE

NOT PUBLICLY
VERIFIED

NOT PUBLICLY
VERIFIED

NOT PUBLICLY
VERIFIED

NOT PUBLICLY
VERIFIED

Source

Recovered
research
narrative

Recovered
research
narrative

Recovered
research

Source

[12]

No recoverable
source

No recoverable
source

No recoverable
source

No recoverable
source

Notes /
limitations

Broader affluent-
family buyer
pool; no directly
recoverable
DOM dataset.

Small buyer pool;
financing
availability
decreases.

Still vulnerable to
downturns.

Notes /
limitations

Only cited
measurable
renovation uplift
in recovered
report.

Research says
especially
relevant to
international
buyers.

Anecdotal/model
claim.

Research
explicitly says
quantification is
anecdotal.

No measurable
premium
preserved.

e The research argues an in-house refurbishment unit could capture contractor margin, improve procurement,
speed coordination and enable third-party fit-out revenue.
e |t cites a possible 10—-20% savings on outfitting from in-house execution; no recoverable external citation

supports this figure, so itis NOT PUBLICLY VERIFIED.

e Main disadvantages: fixed overhead, project-management complexity, regulatory/licensing burden and

insufficient utilisation risk.

e Fallback proposed in the research: partner with a reputable boutique contractor under fixed-price contracts if

project volume is insufficient to support an internal unit.
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16. Competition

Item

Innovate Living

Alpago Interiors

Antonovich Design Group

AHS Interiors

Boutique developers

Differentiation proposed

17. Sourcing

Finding from completed research

Bespoke villa work; research positions it around modern
design / Arabian Ranches-type projects.

High-end fit-outs associated with Omniyat/Palm work;
recovered research says it was acquired by Nakheel.
Original source URL not preserved.

Luxury design and villa project activity in UAE.

Premium interior/fit-out operator; recovered research
describes it as Nakheel-owned and references
JBR/Princess Tower work.

Ellington / Regalia cited as occasional refurbish/follow-
through examples.

Integrated delivery, transparent budgeting,
sustainable/branded design specialisation, faster
execution and consistent luxury standards.

e  Off-market broker, family-office and developer networks.

e Ageing owners / owners repositioning their portfolios.
e  Private or “pocket” listings with luxury brokers.

e Mortgage close-outs / auctions, described as uncommon in prime Dubai.

e Developer/fund completed stock when available.
e Estate/inheritance sales, described as rare.

e The research explicitly warns not to underwrite a distressed-seller thesis; instead it suggests targeting stale

listings (>6 months) and “mindful sellers”.

18. Risks

Item

Land overpayment

Renovation cost escalation

Structural surprises

Approvals / NOC delay

Design mismatch

Finding from completed research

Value-add collapses if acquisition is too close to
finished-market value; research says validate against
DLD comps.

Research cites Dubai construction inflation ~5-10%
annually and recommends ~15% contingency. Inflation
figure is not separately sourced in the recovered output.

Hidden defects can materially increase cost; full
inspection required.

Authority/master-developer approvals can extend
schedule.

Over-designed or stylistically misaligned product can
reduce appeal.
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Item

Market reversal

Liquidity

Financing

Contractor execution

Ultra-luxury buyer concentration

19. Investment Recommendation

Item

Best 3 communities

Secondary targets

Best acquisition range

Best renovation level

Best exit model

Target minimum margin

Maximum acceptable timeline

Recommended equity

BUY rule

DO NOT BUY rule

Finding from completed research

Luxury market sensitivity to macro/credit/oil shocks;
leverage magnifies downside.

Risk increases sharply at AED 50M+ and especially
AED 100M+.

Research says speculative high-end renovation lending
may be constrained above ~60-70% LTV.

Labour shortages, permitting errors, schedule slippage
and quality failures.

Small buyer pool increases exit-time and price-
discovery risk.

Finding from completed research

Palm Jumeirah; Emirates Hills; Tilal Al Ghaf.

Al Barari; Dubai Hills; District One selectively. Arabian
Ranches described as lower-price/lower-return for this
strategy.

AED 20-50M.

Full repositioning / strip-to-shell / major rebuild; research
points to Levels C—F, with E-F preferred where feasible.

Sell. Rental is secondary/fallback.

Research states 25-30% net profit on cost and “~15—
20%+ ROI”"; terminology conflict flagged in Section 21.

12-15 months to execution/marketing; beyond 18
months viewed negatively.

=>50% investor equity; 60—70% suggested for very high-
end projects.

Land value / micro-location must justify acquisition;
waterfront/corner/golf/view; extension/GFA potential;
structurally sound but outdated; freehold; clear title; no
legal encumbrance.

Recently upgraded stock; structural compromise; non-
viable layouts; uncertain NOCs; leasehold/unclear title;
low-end non-prime communities; acquisition that
requires paying finished-product value.

20. Missing Information and Due-Diligence Requirements

e Jumeirah Bay Island: Not publicly verified in the available research.
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e Jumeirah Islands community economics: Not publicly verified in the available research; only waterfront approval
considerations were mentioned.

e Community-level plot-only achieved sale prices: Not publicly verified in the available research.

e Matched before/after villa acquisition-renovation-resale transactions: Not publicly verified in the available

research.

e Comprehensive DLD counts for AED 20M+, AED 50M+ and AED 100M+ bands: Not publicly verified in the

available research.

e Days-on-market by community and price bracket: Not publicly verified in the available research.

e Line-item renovation budget for architecture, MEP, fagade, pool, landscape, smart home, lighting, joinery,
kitchens and FF&E: Requires current supplier quotation.

e  Project-specific contractor pricing and structural survey: Requires current supplier quotation / site inspection.

e Master-developer-specific extension limits and current NOC fees: Requires current legal/technical confirmation.

e Full acquisition/sale agency fees, DEWA/community charges, insurance, staging and marketing detail in each

model: not itemised in completed research.

e Full Bear/Base/Bull model for all four acquisition sizes: not provided in completed research.
e Original external source URLs and publication dates: Original citation unavailable in the chat output.

21. Conflicting or Updated Information

Item

Level E strip-to-shell cost

AED 15M model ROI

AED 25M model ROI

AED 50M model ROI

AED 25M bull case

Target margin terminology

“>AED 10,000/sqft”
community statement

Earlier | stated figure

AED 300-500/sqft

Research says ~10% ROI

Research says ~25% ROI

Research says ~15% ROI

Research says AED 44M exit
- “profit ~$15M (ROI
~45%)”

“Minimum 25-30% net profit
on cost ... implying ~15-20%
+ ROI"

Research says Palm,
Emirates Hills and Tilal Al
Ghaf often command >AED
10,000/sqft

22. Source Register

# Original token Title

[1] Original token 3

Organisation /

Conflicting calculation /
evidence

Level C full repositioning is
AED 500-700/sqft while
strip-to-shell is operationally
more invasive.

AED 2M profit / AED 23M
total cost = ~8.7%.

AED 7.5M / AED 32.5M =
~23.1%.

AED 9M / AED 66M =
~13.6%.

Using stated base total cost
AED 32.5M gives AED
11.5M profit and ~35.4%
profit/cost.

Net profit divided by cost is
itself an ROl measure; the
two percentages are not
mathematically aligned.

Reported medians in the
same research are ~AED
5,053-5,686 Palm, ~AED
3,011 Emirates Hills and
~AED 1,957-2,638 Tilal.
>AED 10k appears
applicable only to exceptional
record/trophy assets.

publisher

Espace / DXB
Analytics market
report (exact title
unavailable)

Espace / DXB
Analytics

Not stated

Publication date

Classification

CONFLICTING SOURCE
DATA

CONFLICTING SOURCE
DATA

CONFLICTING SOURCE
DATA

CONFLICTING SOURCE
DATA

CONFLICTING SOURCE
DATA

CONFLICTING SOURCE
DATA

CONFLICTING SOURCE
DATA

Resolution

Preserved exactly; requires
current contractor quotation.

No figure was silently
changed.

Rounded difference.

Rounded difference.

Likely model inconsistency in
recovered report.

Treat as an investment
hurdle requiring definition
before underwriting.

Do not apply >AED 10k as a
community median.

Direct URL Information Source type
supported
Original citation Q1 2026 villa industry

unavailable in the
chat output.
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[2]

[3]

[4]

(5]

[6]

[71

(8]

[9]

[10]

[11]

[12]

[13]

[14]

Original token

Original token 6

Original token 22

Original token 23

Original token 25

Original token 29

Original token 33

Original token 35

Original token 36

Original token 40

Original token 46

Original token 48

Original token 50

Original token 52

Title

Knight Frank Dubai
prime / super-
prime market
research (exact
title unavailable)

Emirates Hills
transaction report
(exact title
unavailable)

Palm Jumeirah
villa transaction
report (exact title
unavailable)

Dubai Hills
transaction dataset
/ report (exact title
unavailable)

Al Barari market
study (exact title
unavailable)

District One
property listings

Arabian Ranches
transaction dataset
/ report (exact title
unavailable)

Tilal Al Ghaf
transaction dataset
I report (exact title
unavailable)

Jumeirah Golf
Estates market
report (exact title
unavailable)

Palm / Emirates
Hills record-sale
coverage (exact
article title
unavailable)

Dubai villa
renovation
value/cost
guidance (exact
title unavailable)

Luxury villa
construction cost
guidance (exact
title unavailable)

Dubai villa
renovation cost,
approvals and
timeline guidance
(exact title
unavailable)

Organisation /
publisher

Knight Frank

The Dubai Desk

The Dubai Desk

Dubai Land
Department data
as cited in
research

Original publisher
unavailable

Bayut

Original publisher
unavailable

Original publisher
unavailable

Espace / DXB
Analytics as
referenced in
source summary

Gulf News

Sandwater Real
Estate

Engel & Volkers

Sandwater Real
Estate

Publication date

Not stated

Not stated

Not stated

Not stated

Not stated

Not stated

Not stated

Not stated

Not stated

Not stated

Not stated

Not stated

Not stated

Direct URL

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Original citation
unavailable in the
chat output.

Information
supported

435 >US$10M
deals in 2024; AED
36.7B value; Palm
share; prime villa
value trend.

26 resales; AED
69M median;
~AED 3,011/sqft;
Emirates Hills
pricing/liquidity.

Signature/Garden
Home/Canal Cove
medians and
AED/sqft.

Sidra/Maple
medians, AED/sqft
and transaction
activity.

H1 2025 Al Barari
resales, AED/sqft,
YoY change,
4BR/6BR values
and yield.

District One
asking-price
ranges and
example villa
asking prices.

Arabian Ranches
medians, AED/sqft
and sale volumes.

Harmony/Aura/
Elan medians and
AED/sqft.

Average villa price
and AED/sqft in
July 2025.

AED 161M Palm
sale and AED
425M Emirates
Hills trophy sale.

12-22%
renovation uplift;
high-end finish
cost starting
around AED
600/sqft.

New-build luxury
villa cost up to
~AED 1,400/sqft.

4,000 sqft
renovation cost;
contingency;
NOC/permit fees;
timelines;
waterfront/commun
ity restrictions.

Source type

industry

industry / DLD-
derived

industry / DLD-
derived

government-
derived calculation

industry

property listing

industry /
transaction data

industry /

transaction data

industry

media

industry

industry

industry

Source recovery limitation: The completed report preserved original citation tokens and publisher names in prose
but not the underlying URLs/titles for most sources. In accordance with the user’s instruction, no replacement links

were invented and no web research was conducted during consolidation.
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