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OPENING LETTER

Why We Did This Study

Periods of uncertainty often generate more
guestions than answers

Following heightened regional tensions in 2026, investors across Dubai were
reassessing risk, confidence, capital allocation, and long-term market positioning.
Conversations around market resilience, safe-haven status, liquidity, and
investment strategy became increasingly prominent.

At a time when opinions were abundant but investor perspectives remained
largely unseen, Morgan’s International Realty sought to better understand how
active investors were actually thinking and positioning capital.

Rather than rely on assumptions, headlines, or market speculation, we chose to
ask investors directly. The findings provide a snapshot of investor confidence,
expectations, concerns, and capital positioning during a period of heightened
uncertainty.

While short-term caution became more visible across parts of the investor
community, long-term confidence in Dubai’s position as a global real estate

destination remained firmly intact.

This report captures those perspectives.

Capital is becoming more selective, more globally

connected, and more focused on quality over speed.

Key Figures:

60%

Expect Dubai property values
to rise over the next 3 years.

O8%

Continue to view Dubai positively
as a safe haven for capital.

49%

Plan to hold existing assets over
the next 12 months

o1%

Prioritize cash and liquidity during
uncertain periods
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METHODOLOGY

Research Framework

How This Research \Was Conducted

The Dubai Property Investor Confidence Report 2026 is based on a private investor sentiment
study conducted by Morgan’s International Realty between April and May 2026.

The study captures the perspectives of 94 investors within Morgan’s International Realty’s
investor network, including investors, owner-occupiers, family offices, and institutional-style
participants with Dubai property portfolios ranging from $5M to more than 5100M.

Collectively, respondents represent more than 3B in Dubai real estate holdings across
multiple market segments.

The objective of the study is to better understand investor expectations, capital allocation
preferences, market confidence, investment strategy, and long-term outlook toward Dubai real
estate.

Responses were collected anonymously and analyzed in aggregate form. All respondent
identities, individual responses, portfolio information, survey materials, and underlying datasets
remain strictly confidential and proprietary to Morgan’s International Realty.

Only aggregated findings have been included in this publication.
The findings presented in this report are intended to provide insight into investor sentiment
among the surveyed group and should not be interpreted as representative of the entire Dubai

property investor population.

All statistics, commentary, and conclusions reflect sentiment at the time the survey was
conducted.

SURVEY SNAPSHOT

94

Investors Surveyed

B oV-100M+

Portfolio Range

B3B8+

Real Estate Holdings Represented

APR-MAY 2026

Survey Period
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EXECUTIVE SUMMARY

Market Direction

Short-term caution, long-term confidence

The findings point toward a market entering a more sophisticated stage of
evolution. Investors remain constructive on Dubai’s long-term trajectory,
particularly when viewed through a multi-year horizon. At the same time,

near-term sentiment has become more measured as global conditions,
regional stability, liquidity considerations, infrastructure, and execution
quality increasingly influence investment decisions.

The report highlights a growing distinction between momentum-driven

investing and conviction-driven investing. Investors are paying closer

attention to market fundamentals, project quality, developer reputation,

long-term resilience, and alignment of interests.

Dubai continues to maintain strong positioning among global property
investors while also operating within a wider international landscape of
capital destinations.

What We Learned:

Long-term confidence remains intact despite short-term caution.
Investors are more cautious over the next 12 months, yet confidence
strengthens significantly over a three-year horizon.

Regional stability is now part of the investor conversation.

Dubai remains positively viewed as a safe haven by the majority of
respondents, while geopolitical and regional dynamics are becoming
more important to capital allocation decisions.

Dubai remains the preferred market, followed by London and Abu Dhabi.

Dubai ranked as the primary market of interest, with London emerging
as the strongest international market and Abu Dhabi as the leading
regional alternative.

Liquidity has become a strategic priority during periods of uncertainty.
Cash and liquidity emerged as the leading preference during periods of
uncertainty, reflecting a more defensive and optionality-driven

Investor expectations are becoming more sophisticated.
Investors increasingly value quality, service, infrastructure,
transparency, professional standards, and long-term market maturity.

Larger portfolio holders remain constructive long-term.

Among B100M+ respondents, 75% expect Dubai property prices to
rise over the next three years.
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INVESTOR PROFILE

Respondent Composition

A high-value investor base

The report captures perspectives from investors with meaningful exposure to Dubai real estate across multiple ownership and wealth categories.
Respondents include investors, owner-occupiers, family offices, and institutional-style participants with portfolios ranging 55M to more than 5100M.

conyiction during periods of uncertainty.

The diversity of the respondent base
provides a layered view of how
confidence, risk perception, and
investment strategy vary across
different investor profiles and levels
of market exposure.

The findings are particularly
insightful because they capture
perspectives across multiple wealth
tiers, allowing for a deeper
understanding of how confidence,
risk perception, and investment
strategy evolve as portfolio size

The findings reflect the views of investors with significant exposure to
Dubai real estate, including multi-property owners and larger portfolio

holders whose long-term outlook provides valuable insight into market
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MARKET OUTLOOK

Price Expectations

Long-Term Confidence Defines
Dubai Property Investors in 2026

The clearest story in the data is the separation
between short-term caution and long-term conviction.

Over the next 12 months, investors appear measured.
Many expect prices to stabilize or decline, suggesting

the marketis no longer being viewed as a guaranteed

short-term appreciation story.

Over a three-year period, sentiment changes
significantly. The majority of investors expect values to
rise, showing that Dubai’s long-term appeal remains
intact.

Investors appear more cautious about timing than
about Dubai’s long-term position.

12-MONTH PRICE EXPECTATION

467

Expect prices to stabilize

3676

Expect prices to decline

18%

Expect prices to increase

3-YEAR PRICE EXPECTATION

c0%

Expect prices to increase

317

Expect prices to stabilize

976

Expect prices to decline
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REGIONAL STABILITY

Investor Confidence Holds
Despite Rising Geopolitical
concerns

Dubai remains one of the world’s most attractive real estate markets for
capital preservation, lifestyle, mobility, and long-term positioning.
However, investor conversations around safe haven status are becoming
more analytical.

Geopolitical instability, regional conflict and uncertainty around the wider
Middle East appeared repeatedly in open-ended responses.

The finding is nuanced. Most investors still view Dubai positively as a safe

haven, but regional stability has become a more visible part of the
decision-making process.

DUBAI AS A SAFE HAVEN

5 8 % Continue to view Dubai positively as a safe haven for capital

2 9 O/O Remain neutral

1 8 % Do not currently view Dubai as a safe haven

Dubai's safe haven status remains
strong, but investors are increasingly
evaluating resilience, stability and risk
through a more disciplined lens.
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CAPITAL POSITIONING

Cash Is a Strategic Asset

Liquidity is no longer purely defensive positioning.

PREFERRED ASSET CLASSES It is becoming strategic positioning. Investors are
prioritizing flexibility, optionality, and the ability to
respond quickly to changing conditions.

51 % Prioritize cash/liquidity

Cash and liquidity were the leading asset
preference, followed by global real estate,

2 7% Global real estate commodities and equities. This suggests investors
are prioritizing flexibility and optionality, preserving
the ability to respond to changing conditions while

ansAl S Aln
‘] 8 % Commodities waiting for greater clarity and more compelling L ey
opportunities. :
9 O/ Equities The positioning appears measured rather than
O fearful. Investors want to remain prepared rather
than exposed.

Liquidity is becoming a strategic asset.
Investors want the ability to move quickly,

but not blindly.
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WEALTH-TIER OUTLOOK

The Wealthier the Investor,

the Calmer the Outlook

The B100M+ segment appears more measured than smaller portfolio
investors.

Among B100M+ respondents, the outlook is not euphoric, but it is notably
calm and disciplined. All respondents within this segment expect prices to

stabilize over the next 12 months, while 75% expect prices to rise over the
next three years.

The findings suggest that larger investors are assessing Dubai through a
longer investment horizon, focusing on fundamentals and market
positioning rather than reacting to short-term fluctuations.
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GLOBAL CAPITAL MOVEMENT

Dubai Renr

for Responr

ains the Preferred Market
dents, Followed by

London and Abu Dhabi

Dubai remains the primary market of interest among respondents, but the data also shows that
investors are increasingly global in their capital strategy.

London emerged as the strongest international market of interest, while Abu Dhabi continues to
attract regional allocation. Barcelona, Singapore, Paris, and Zurich also remain relevant
diversification markets.

This reflects a more globally connected investor base, with Dubai property investors comparing
opportunities across financial, lifestyle, and wealth preservation destinations.
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GLOBAL CAPITAL MOVEMENT

Why Investors Look
Outside Dubai?

Dubai remains highly
relevant within a wider
global allocation strategy.

Investors are primarily looking
abroad for diversification, lifestyle,
residency, political and economic

stability, and higher returns.

REASONS FOR INTERNATIONAL DIVERSIFICATION

47% Diversification.

O/ .. :
20 /O Lifestyle/residency.

1 60/ Political &
O  economic stability.

9 % Higher Returns




INVESTMENT STRATEGY

Buy / Hold / Sell:
The Investor Strategy Spilit

The data does not suggest broad market exit. The dominant strategy is patience and selective
portfolio management.

Nearly half of respondents plan to hold existing assets over the next 12 months, while nearly
one-third plan to sell selected assets. Only one-fifth plan to acquire additional properties.

This suggests a market where investors are not necessarily leaving Dubai, but are reviewing
portfolios more carefully.

INVESTMENT INTENT BY PORTFOLIO SIZE

Portfolio Value Buy

B 5M-20M 15%

B 20M-100M 22%

B 100M+ 25%

12-MONTH INVESTMENT INTENTION

4 9 % Plan to hold existing assets.

81 O/O Plan to sell selected assets.

2 O % Plan to acquire additional properties.
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INVESTOR PRIORITIES

Value Beyond Returns

MOST IMPORTANT PROPERTY FACTORS

Investment returns.

Brand/developer reputation.

Design & architecture.

Service quality.

Privacy.

Investment return remains the
most important factor for
investors, butitis no longer the
only factor.

Design, architecture, brand
reputation, service quality, and
privacy are becoming increasingly
relevant particularly in the prime
and super-prime segments. The
market is increasingly being
evaluated through along-term
quality lens.

Investors are paying closer
attention to what makes a
property liveable, defensible,
desirable, and resilient over time.

Value is increasingly being measured by
what an asset delivers, not scmply what it

returns.
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MARKET STANDARDS

Rising Expectations

Transparency, Execution, and Professional
Standards Matter More Than Ever

Open-ended responses revealed rising expectations around transparency,
professional standards, infrastructure, delivery, communication, and service
quality.

Rather than pointing to a rejection of the market, these comments suggest a
more mature investor base with higher expectations from developers,
brokers, advisors, and the wider market ecosystem.

As Dubai attracts more sophisticated capital, investors are increasingly

focused on alignment of interests, quality of advice, execution standards, and
long-term credibility.
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INVESTOR PERSPECTIVES

Voices from Investors

On Stability:
“Regional stability is very
important.

On Confidence:

“T'he market was going too bullish. A correction

9

could make investors more confident again.”

On Infrastructure: On Financing:
(44 ] o 3 o
Traffic and parking need to “More investor-friendly financing
»
be solved. arrangements are needed.”

On Institutional Tools:

What is missing is a tool: hedging instruments
against regional geopolitical volatility.”
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LOOKING AHEAD

Market Evolution

A More Selective Phase for Dubai Real Estate

Dubai’s real estate market continues to demonstrate long-term
attractiveness for regional and international investors alike. However, the
expectations surrounding the market are clearly evolving.

Investors are becoming more measured in the short term, more globally
diversified in their outlook, and more focused on quality, execution,
infrastructure, and long-term resilience.

The findings suggest that the market is entering a more sophisticated
phase, one where transparency, professionalism, investor alignment and
execution standards will play an increasingly important role in shaping
confidence. At the same time, long-term conviction in Dubai remains visible
across multiple investor segments, particularly among larger portfolio
holders who continue to view the market through a multi-year lens.

As Dubai continues strengthening its position as a global destination for
capital, lifestyle, and investment, future investor confidence may depend
less on the pace of growth and more on the quality of the ecosystem
supporting it.

Transparency, execution, infrastructure, investor alignment, and
long-term resilience are increasingly becoming the foundations upon
which confidence is built.

The next phase of Dubai real estate may not be defined by how quickly the
market grows, but by how effectively it matures.
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About Us

Morgan's International Realty is a premier luxury real estate brokerage and property investment
consultancy firm. Established in Dubai during a pivotal moment in the industry, our mission was to
revolutionize a market that was just beginning to evolve. Empowered by a collaborative effort
between the public and private sectors, we aimed to transform the perception of the real estate
market and its players. Recognizing a critical need for higher quality service and transparency, we
have dedicated ourselves to setting benchmarks in professionalism and investor protection. Our
commitment to client satisfaction and retention is the cornerstone of our sustainable and organic
growth. We believe that the success of our clients is a direct reflection of our own.

Services

Our firm provides a whole spectrum of consulting services, enabling our customers access to our
knowledge, expertise, and tailored recommendations. Our research is widely referenced across
leading regional and international media. We conduct bespoke research for clients seeking to enhance
their property investment performance. Services you may be interested in:

¢ Investment Advisory

* Development Advisory
e Property Management
* Project Management

* Private Retreats

e Buying & Selling

e Leasing

* Research

Contact Us

Morgan’s International Realty +9714 2418886 License No:806702
Office 2407/2408/2409, Concord info@morgansrealty.com Permit No:25504
Tower, www.morgansrealty.com RERA No: 21186

This report has been prepared by Morgan’s International Realty for informational purposes only and does not constitute financial, legal, tax, or
investment advice. While the information contained herein has been obtained from sources believed to be reliable, including market and
government data sources, no representation or warranty is made as to its accuracy, completeness, or reliability.

The views, opinions, and forecasts expressed in this report are subject to change without notice and should not be relied upon as the sole basis

for any investment or business decision. Morgan’s International Realty accepts no liability for any loss or damage arising directly or indirectly
from the use of, or reliance upon, this report or its contents.
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