


Executive Summary

A recent criticism that has been voiced by the analyst community is that off-plan sales have been cannibalizing those of the ready stock. This may

be true but the net inflows of capital in the total real estate market are on the rise. In the first 10 months of 2017, total activity has already

surpassed the full year of 2015 and 2016. On an annualized basis, it is expected to have an increased of 32% compared to the year before in terms

of volume and 27% in terms of value. The main contribution for the increase is attributed towards the sales from the off-plan market. From a near

equilibrium market share in 2015, off-plan transactions are now nearly twice those in the ready space. This has primarily been due to payment

plans that have been on offer in the off-plan space, as well as the development of new communities that have garnered investor interest.

A grass-roots level analysis of transactional activity in the ready space reveals that in terms of both value and volume, money flows have increased

towards private sector developers over the last 8 years. In terms of volume we can witness that ratio is close to 1:1, whereas in value its still

weighted towards government sector developers (60%). This effectively illustrates a) that the GSDs represent the upper end of the market

spectrum more so than the private sector for now and b) PSDs (despite concerns raised by the analyst community) continue to proliferate both in

terms of number as well as market share.

As we look at communities across Dubai over time, what we witness is the rise of the mid income community as areas like JVC and Sports City start

becoming more prominent from a transactions oriented standpoint. Interestingly, the level of development is not the only factor in off-plan

activity; in the Downtown area off-plan activity remains by far the majority even though the area has developed significantly; this points to other

variables in the ecosystem such as the desirability of the off-plan projects vis a vis the completed ones.

Regarding concerns that off-plan activity is replacing demand in the ready space; these do not appear to make sense because it represents

investments in the sector; moreover, it is natural in a sector where the supply of ready stock is expected to double in the next 10 years (similar to

what transpired in the last decade). Investments in the off-plan space may be distorted due to generous payment plans; however still represents a

substantial increase in investments; a trend that we expect will continue for the next few years. Real estate price indices that do not factor in off-

plan activity therefore are fundamentally flawed.
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Follow the Money: Ready and Off-Plan

“The importance of money flows from it being a link between the present and the 
future”

John Maynard Keynes



Transactional Activity is on the Rise: Volume

Transactional Activity: Off-plan Vs Ready by Number

Source: REIDIN

The above graphs illustrate the total number of transactions in the Dubai real estate market bifurcated by ready and off-plan sales. A

year-on-year comparison reveals that transactional activity is on the rise. In the first 10 months of 2017, total activity has already

surpassed the full year of 2015 and 2016. On an annualized basis it is expected to have an increased of 32% compared to the year before.

The main contribution for the increase is attributed towards the sales from the off-plan market. From a near equilibrium market share in

2015, off-plan transactions are now nearly twice those in the ready space. This has primarily been due to payment plans that have been

on offer in the off-plan space, as well as the development of new communities that have garnered investor interest.
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Transactional Activity is on the Rise: Value

Transactional Activity: Off-plan Vs Ready by Value

Source: REIDIN

As transaction volumes rise, the value injected in the Dubai real estate market increases. The total value of sales traded in the residential

market (in monitored areas) has increased by 27% on an annualized basis., signaling a resurgence of investor interest, and at the current

rate is expected to surpass 2015 investment levels. Again, this is not surprising given the number of new developments that have been

on offer in newer communities. What is encouraging is that investment flows representing the demand curve of the equation remains

strong, despite analyst concerns.
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Market Share of GSD’s vs. PSD

“Somebody said once 'Follow the money' and that is what it is all about”

Murray Walker



Market Share of GSD’s vs. PSD: Ready Space

Ready Transactional Activity by Number: GSD vs PSD (2010 – 2017 Aug)

Source: REIDIN

A grass-roots level analysis of transactional activity in the ready space reveals that in terms of both value and volume, money flows have

increased towards private sector developers over the last 8 years. In terms of volume we can witness that ratio is close to 1:1, whereas in

value its still weighted towards government sector developers (60%). This effectively illustrates a) that the GSDs represent the upper end

of the market spectrum more so than the private sector for now and b) PSDs (despite concerns raised by the analyst community)

continue to proliferate both in terms of number as well as market share.
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Market Share of GSD’s vs. PSD: Off-Plan Space

Off-Plan Transactional Activity: GSD vs PSD (Number)

Source: REIDIN

In the off-plan space we can witness that ratio as remained relatively stable over the last three years, where government sponsored

developers account between 32-38% of transactional volume. In terms of value weighted transactional activity is equal between both

segments of developers.

Off-Plan Transactional Activity: GSD vs PSD (Value)
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A community-wise look into Money Flows

“The value of an idea lies in the using of it”

Thomas A. Edison



A community-wise Break-down of Total Transactions

Total Transactions (Off-plan and Ready) by Community: Value

Source: REIDIN

As we look at communities across Dubai over time, what we witness is the rise of the mid income community as areas like JVC and Sports

City start becoming more prominent from a transactions oriented standpoint. This was earlier highlighted by us at various times in the

past in our research reports (i.e. Dubai: The Times they are a Changing). We opine that this trend will continue to accelerate with the rise

of other communities in the suburban areas of Dubai.
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How Much Money is going into Off-Plan: A community-wise Analysis 

Off-Plan as % of Total Transactional Activity: Value

Source: REIDIN

As communities develop, it is but natural that the bulk of their transactions are dominated by the off-plan space. This has been

particularly relevant for JVC; we now see this effect transpiring in other developing areas such as Sport City as well.

Interestingly, the level of development is not the only factor in off-plan activity; in the Downtown area off-plan activity remains by far the

majority even though the area has developed significantly; this points to other variables in the ecosystem such as the desirability of the

off-plan projects vis a vis the completed ones, etc. This phenomena has also been well established in academic circles and is a source of

some curiosity why it has not been mentioned by the local analyst community.

Off-Plan as % of Total Transactional Activity: Number
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Conclusions

Follow the Money: Ready and Off-Plan Market Share of GSD’s vs. PSD

A grass-roots level analysis of 

transactional activity in the 

ready space reveals that in 

terms of both value and 

volume, money flows have 

increased towards private 

sector developers over the 

last 8 years.

A community-wise look into Money Flows Conclusions

In the first 10 months of 2017, 

total activity has already 

surpassed the full year of 

2015 and 2016. 

A year-on-year comparison reveals that transactional activity is

on the rise. In the first 10 months of 2017, total activity has

already surpassed the full year of 2015 and 2016. On an

annualized basis it is expected to have an increase of 32%

compared to the year before. The main contribution for the

increase is attributed towards the sales from the off-plan

market.

The total value of sales traded in the residential market (in

monitored areas) has increased by 27% on an annualized basis.,

signaling a resurgence of investor interest, and at the current

rate is expected to surpass 2015 investment levels.

Regarding concerns that off-plan activity is replacing demand in the

ready space; these do not appear to make sense because it represents

investments in the sector; moreover it is natural in a sector where the

supply of ready stock is expected to double in the next 10 years (similar

to what transpired in the last decade).

Investments in the off-plan space may be distorted due to generous

payment plans; however still represents a substantial increase in

investments; a trend that we expect will continue for the next few years.

Real estate price indices that do not factor in off-plan activity therefore

are fundamentally flawed.

Transactional activity in the ready space reveals that in terms of both

value and volume, money flows have increased towards private sector

developers over the last 8 years. Whereas in the off-plan space we can

witness that ratio as remained relatively stable over the last three

years, where government sponsored developers account between 32-

38% of transactional volume.

This effectively illustrates a) that the GSDs represent the upper end of

the market spectrum more so than the private sector for now and b)

PSDs (despite concerns raised by the analyst community) continue to

proliferate both in terms of number as well as market share.

As we look at communities across Dubai over time, what we

witness is the rise of the mid income community as areas like

JVC and Sports City start becoming more prominent from a

transactions oriented standpoint.

We opine that this trend will continue to accelerate with the

rise of other communities in the suburban areas of Dubai.

As communities develop, it is but natural that the bulk of their

transactions are dominated by the off-plan space.
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mechanism to identify and exploit market discrepancy 

and capitalize on diversified revenue streams. 

Our purpose is to manage, direct, and create wealth for 
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effective basis.
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Our Aspiration and Motto

“No barrier can withstand the strength of purpose”
HH General Sheikh Mohammed Bin Rashid Al Maktoum

The Ruler of Dubai and Prime Minister of UAE




