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YOUR AGENT IS YOUR MOST IMPORTANT DECISION
Before you choose a property, choose the right person.

Most expats approach Dubai property the wrong way. They spend weeks researching areas online, form strong opinions

about which neighbourhood they want, and then bring an agent in at the end to execute a decision they have already made.

That is backwards — and it is one of the most common and costly mistakes in this market.

Dubai is a hyper-local market. Two buildings on the same street can perform completely differently in terms of rental demand,

service charges, and resale value. The agents who work in this market every day know things that no website, portal, or

research report will tell you.

WHAT A GREAT AGENT ACTUALLY DOES

+ Navigates real supply and
demand

An experienced agent tracks which buildings have waitlists, which communities are

quietly oversupplied, and which developers are pricing launches above market. This

is intelligence you cannot buy — it comes from being in the market daily.

+ Knows the developers Not all developers in Dubai are equal. Some have a strong track record of delivering

on time and to specification. Others have a pattern of delays, cost-cutting, or inflated

launch prices that never recover. Your agent knows who to trust — especially critical

for off-plan purchases.

+ Surfaces costs before you
are committed

A good agent will walk you through every cost — service charges, chiller fees,

community fees, sinking fund contributions — before you sign anything. None of

these are optional and all of them affect your net yield.

+ Knows what a property is
actually worth

Listing prices in Dubai can be aspirational. An agent who knows the area knows what

comparable units actually transacted for — and they will push back on overpriced

listings and negotiate on your behalf.

THE BOTTOM LINE
The right agent is not a cost — they are your most valuable protection in a complex market. Working without one, or with the

wrong one, is where most expats leave money on the table before they have even signed anything.
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THE REAL UPFRONT COST
What you actually need in cash before you get the keys.

Ask most expats what they need to buy a property in Dubai and they will say the down payment. They have done their

research, they know the 20% rule, and they feel prepared. Then they sit down with their agent and discover that 20% is just

the starting point.

On top of the down payment there are mandatory government transfer fees, agency fees, bank fees, and a property valuation

— all of which are typically due at the same time as your deposit. None are negotiable. None can be financed.

FULL BREAKDOWN — AED 1,000,000 PROPERTY

ITEM AMOUNT NOTES

Down Payment (20%
minimum)

AED 200,000 Required by UAE Central Bank for expats on first property under AED
5M.

Dubai Land Dept Fee (4%) AED 40,000 Mandatory government transfer tax. Regulated by DLD. Non-negotiable.

Agency Fee (typically 2%) AED 20,000 Your agent's fee for the transaction. Worth every dirham for the right
agent.

Bank Arrangement + Fees AED 10,000+ Processing fee, mortgage registration (0.25% of loan + AED 290),
admin.

Property Valuation AED 3,000 Mandatory independent valuation required by the bank before mortgage
approval.

TOTAL CASH NEEDED DAY
ONE

AED 273,000+ Budget 27-30% of property value — not just 20%.

WHAT THIS MEANS FOR YOU
The golden rule: budget 27-30% of your property value as total upfront cash — not just 20%. If you only have the down

payment saved, you are not ready yet. Build the full buffer before you start seriously searching.
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TWO STRATEGIES. ONE DECISION.
Cash flow or capital appreciation — know which game you are playing before you start.

Before you look at a single listing, you need to make one fundamental decision. There are two ways to make money from

Dubai property — and they require completely different approaches, budgets, timelines, and risk tolerances. Most people mix

them up without realising it, and end up with a property that does neither particularly well.

STRATEGY 01 Cash Flow & Rental Yield STRATEGY 02 Capital Appreciation

You buy a ready (completed) property in a

high-demand rental area. Your goal is immediate,

predictable income. Vacancy is low, tenants are

steady, and your returns are calculable from day one.

You buy off-plan at launch price, betting on area

development and price growth. There is no rental

income during construction — often 2-4 years. The

upside is potentially significant price appreciation by

handover.

Best for: + Steady passive income + Lower and

measurable risk + Proven tenant demand + First-time

investors

Best for: + Higher risk tolerance + Longer investment

horizon + Strong developer selection + Capital growth

priority

Typical gross yields: 6-9% Areas: JVC, JLT,
Business Bay Dubai Silicon Oasis, Al Furjan

Off-plan: max 50% LTV (CBUAE) 50% down
required minimum Developer track record is critical

Neither strategy is better than the other. But you need to choose consciously — before you start looking at properties. Once

you fall in love with a specific unit, it is very hard to evaluate it objectively. Make the strategy decision first, then find the

property that fits it.
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WHERE THE REAL YIELDS ARE IN DUBAI
2025-2026 market data by area — so you can compare properly.

One of the most useful things you can do before buying is understand what the market is actually delivering by area — not

what a developer's brochure says, but what independent data shows. Dubai's property market closed 2025 with sale prices

up 9-29% for apartments and rental yields remaining strong across mid-market communities, according to data from Bayut

and Gulf News.

GROSS YIELD BY AREA — 2025 DATA (source: Bayut, GuestReady, market reports)

AREA GROSS
YIELD

RATING NOTES

Jumeirah Village Circle
(JVC)

7.3-7.87% HIGH Studios & 1-beds lead. Avg price AED 750K-1.1M. Strong demand.

Low service charges. Consistently top performer for net yield.

Dubai Silicon Oasis (DSO) 7-9% HIGH Surged in 2025 following Blue Line Metro announcement — prices up

29%. Tech community, strong occupancy, affordable entry.

Business Bay 6.68-9% MED-HIGH Proximity to Downtown at lower prices. Studio yields can reach 9%.

Watch for chiller costs in older buildings.

JLT (Jumeirah Lake
Towers)

7-8% HIGH Metro access, community vibe, competitive pricing. Studios can exceed

8%. Strong tenant retention.

Dubai Hills Estate 5-6% MED Premium mid-market. Better build quality, higher tenant retention,

stronger resale. Lower yield but benefits from capital appreciation.

Palm Jumeirah 5.6-6% LOW-MED Avg gross yield 5.64% for apartments. Premium for short-term rentals.

Best for capital preservation and lifestyle buyers.

IMPORTANT: GROSS VS NET

These are gross yields. Net yield — after service charges, management, vacancy and maintenance — is typically 1.5-2.5%

lower. Always calculate net yield before making any investment decision. Use the free YIELDOS ROI Calculator at

yieldoshub3.netlify.app
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THE MORTGAGE RULES THAT DEFINE YOUR STRATEGY
Direct from UAE Central Bank regulations — the numbers that shape everything.

Getting a mortgage in Dubai is straightforward once you know the rules. The problem is that most expats discover the most

important ones — especially the LTV cliff between Property #1 and Property #2 — after they have already committed to a

strategy that those rules make much harder to execute.

LTV RULES — UAE CENTRAL BANK (CBUAE) Source: CBUAE Rulebook, confirmed 2025-2026

PROPERTY TYPE LTV DOWN PAYMENT

First property — under AED 5M 80% LTV 20% down

First property — above AED 5M 70% LTV 30% down

Second property onwards 60% LTV 40% down

Off-plan (all buyers) 50% LTV 50% down

OTHER KEY RULES YOU MUST KNOW

Maximum loan term 25 years — regardless of property type or value.

Age limit (salaried expat) Loan must be fully repaid by age 65. At 45, your max term is 20 years, not

25.

Age limit (self-employed) Loan must be fully repaid by age 70. More flexibility for business owners.

Debt Burden Ratio (DBR) Total monthly debts cannot exceed 50% of gross monthly income. Includes

all existing loans.

Maximum loan size Capped at 7x annual income for expats. E.g. AED 600K/yr income = max

AED 4.2M loan.

Minimum salary Most banks require AED 15,000-25,000/month. Some accept AED 10,000

for smaller loans.

Pre-approval first Always get pre-approved before seriously searching. Confirms budget,

signals seriousness.

THE NUMBER THAT CHANGES EVERYTHING

The jump from 20% to 40% down payment on Property #2 is not a footnote. On a AED 1,000,000 second property you need

AED 400,000 in cash before fees. Build this into your strategy from day one — use the YIELDOS Equity Ladder Planner at

yieldoshub3.netlify.app to see exactly when you can make that move.
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THE EQUITY LADDER
How your first property funds your second — without extra income.

Here is something that surprises most people: you do not necessarily need to save a second down payment to buy Property

#2. If you plan the first purchase correctly, the property itself generates the capital you need. This is the equity ladder — and it

is the strategy that separates people who own one investment property forever from people who build a genuine portfolio.

THE EQUITY LADDER — STEP BY STEP

YEAR 0 Buy Property #1 — AED

1,000,000

20% down (AED 200,000) + fees (AED 73,000+). Mortgage AED

800,000 at 4.5% over 25 years. Monthly payment approximately AED

4,400. Tenant pays rent. You hold.

YEAR
1-3

Equity builds quietly Rental income covers or partially offsets the mortgage. Property

appreciates at approximately 5% per year — consistent with Dubai's

2022-2025 market data. By year 3 the property is worth approximately

AED 1,157,000. You have not added a single extra dirham.

YEAR 3 Refinance and release equity You refinance at 75% LTV on the new value. The bank lends AED

868,000. It repays your remaining mortgage (approximately AED

737,000). The difference — approximately AED 131,000 — is

released to you in cash. This is your equity working.

YEAR 4 Use released equity as deposit

on Property #2

AED 131,000 covers a significant portion of the 40% down payment

required on Property #2. Combined with savings accumulated over 3

years of reduced mortgage costs, Property #2 becomes realistic.

Repeat the process.

YEAR
10+

Two properties. Compounding

equity. Real options.

Both properties generating net income. Equity compounding in both.

You have built something that works without you — the foundation of

genuine financial independence.

PLAN YOUR OWN LADDER
Use the YIELDOS Equity Ladder Planner at yieldoshub3.netlify.app to see exactly when your property will be ready to

refinance and precisely how much equity it will release — based on your actual numbers.
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YOUR FREE TOOLS — AND THE PREMIUM ANALYZER
Everything you need to run your numbers properly — before you sign anything.

All tools available at yieldoshub3.netlify.app

FREE ROI CALCULATOR Calculate your real net yield after all costs — not just gross rent. Input

property price, rent, service charges, management fees, and vacancy.

Get the number that actually matters.

FREE MORTGAGE
CALCULATOR

Know exactly what you need in cash before you walk into any bank.

Monthly payments, total loan cost, LTV breakdown — all in one place.

FREE EQUITY LADDER
PLANNER

See exactly when your first property can fund your second. Input your

purchase price, mortgage terms, and expected appreciation. Get a

year-by-year equity release timeline.

PREMIUM BUY TO RENT
ANALYZER

The most comprehensive tool in the YieldOS suite. Full buy-to-rent

analysis — cashflow projections, cumulative returns, break-even

timeline, and portfolio scaling strategy. Built for serious investors

ready to deploy capital wisely.

THE YIELDOS PHILOSOPHY
We do not sell properties. We do not earn commissions. We have no agenda. We built these tools so you can deploy your

capital wisely — whether it is AED 500K or AED 5M. Know your numbers before you invest.
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YOUR PRE-PURCHASE CHECKLIST
Do not sign anything until you can honestly tick every box.

BEFORE YOU START

■ I have a trusted, experienced agent who knows my target area deeply

■ I have decided: cash flow strategy or capital appreciation strategy

■ I have mortgage pre-approval and know my exact borrowing capacity

■ I understand the LTV difference between Property #1 and #2

THE MONEY

■ I have 27-30% of property value in cash — not just the 20% down payment

■ I have 6 months of mortgage payments as an emergency cash reserve

■ My total monthly debts will remain below 50% of gross income post-mortgage

■ I have used the YIELDOS Mortgage Calculator to verify all costs

THE PROPERTY

■ Net yield exceeds 5% — confirmed using the YIELDOS ROI Calculator

■ Service charges and chiller fees are confirmed in writing

■ The area has strong, consistent rental demand history

■ I have budgeted 1-2 months vacancy per year in my calculations

THE LONG GAME

■ I have a property management plan for when I am away

■ I know when I can refinance and how much equity I can release

■ I have factored in the 40% down payment required for Property #2

■ I have an exit strategy if my circumstances change
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Your free tools:

yieldoshub3.netlify.app

ROI Calculator | Mortgage Calculator | Equity Ladder | Buy to Rent Analyzer

Follow for weekly Dubai investing insights:

@yieldos

All content is for educational purposes only. Nothing herein constitutes financial advice.
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