Executive Summary

An analysis of GDP growth rates of a basket of cities against the World GDP reveals that Dubai and Hong Kong’s GDP growth rates have a high
correlation with the World. Both cities are financial hubs and the centers of trade and commerce, making them heavily influenced by world
markets. This correlation then trickles down into money flows and therefore financial assets.

A look into major equity markets from around the world against the MSCI world index reveals UK and Hong Kong have the highest correlations,
whereas Pakistan and USA have the lowest. Dubai’s correlation appears to be in the middle, indicating that foreign equity movements are

moderately influential to the domestic capital markets, as opposed to Hong Kong and the UK.

In the real estate market, we can witness that Dubai has a high correlation with the global property index. This is similar to that of other Tier-1
cities such as UK and New York. This statistic indicates that the health of the real estate markets for these Tier-1 cities have as much to do with
international real estate markets and money flows as they do with the health of the domestic economy.

A break down of Dubai investors in the real estate market reveals foreigners account for 49% of the value of real estate deals and 70% of the
investor base in the first half of 2017. An overview of the Dubai real estate market reveals that prices have remained flat, while rents continue to
fall and transactional activity increases. Falling rents, indicate the changing structure of Dubai’s economy and job base, whereas the increased
amount of transactions reveal that the real estate market is being “re-rated” upwards as international investors are commanding lower risk
premiums, thereby converging Dubai's market to that of tier one cities.

In order to ascertain clues to the future of Dubai’s real estate markets, its critical for investors to look at the health of international markets; not

merely from a perspective of money flows but also in terms of valuations. Tier-1 cities globally reflect the health of global economies as much as
they do the state of the domestic markets. We opine that Dubai is moving along this trajectory of market maturation, a process that is already
being reflected in its price points.
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Around the World: GDP Growth Rates

“Shallow men believe in luck or in circumstance. Strong men believe in cause and
effect.”
Ralph Waldo Emerson

A look Around the World: GDP Growth Rates (2007-2016)

GDP Growth Rates (2007-2016)
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20

15

HK

0.80

Dubai

0.60

Saudi

0.47

UK

0.44

USA

0.33

Russia

0.0

%

10

5

0
2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

-5

-10
World

Dubai

USA

Russia

Saudi

UK

HK

Source: DSC / World Bank

The above graph illustrates a basket of GDP growth rates of cities and countries against the world index. Unsurprisingly, we witness that
Hong Kong and Dubai have the highest correlation with the World GDP growth rates. Both cities are financial hubs and the centers of
trade and commerce, making them heavily influenced by world markets. This correlation then trickles down into money flows and
therefore financial assets.

World Markets and Correlations: Equities and Real Estate

“Successful investing is anticipating the anticipations of others”
John Maynard Keynes

Equity Markets and Correlations to MSCI World
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The above graph shows the movements of various equity markets against the MSCI world index. UK and Hong Kong have the highest
correlations, whereas Pakistan and USA have the lowest. Dubai’s correlation appears to be in the middle, indicating that foreign equity
movements are moderately influential to the domestic capital markets, as opposed to India , Hong Kong and the UK.

Real Estate Markets and Correlations to the World Real Estate Market

Real Estate markets Price performance
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A similar correlation is witnessed when Dubai’s real estate markets are looked at vis a vis the rest of the world. Interestingly, this statistic
appears to be far stronger, and exceeds that of London and is only slight behind that of New York, two other global property hubs. This
statistic indicates that the health of the real estate markets for these tier 1 cities have as much to do with international real estate
markets and money flows as they do with the health of the domestic economy. This signifies that Dubai’s status as a global property hot
spot has rapidly increased, joining the ranks of London and New York.

A look into Dubai real estate: Prices, Rents and Transactions

"Investing should be more like watching paint dry or watching grass grow. If you
want excitement, take $800 and go to Las Vegas."
Paul Samuelson

A Break-down of Dubai Real Estate Investors – H1 2017

Dubai Real Estate Buyers by Amount (H1 2017)
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A break down of Dubai investors in the real estate market reveals foreigners account for 49% of the value of real estate deals and 70% of
the investor base in the first half of 2017. “According to the Dubai Land Department (DLD) database, Dubai's real estate market attracted
investors from 217 countries around the world between January 2016 and the end of June 2017. Among foreign investors, Indian,
Pakistani, British, Chinese and Canadian nationals took the first five places”. Given the cosmopolitan nature of Dubai's society, this is
unsurprising; foreign capital has spurred the boom in real estate since the advent of freehold in 2002, and is a trend that is expected to
strengthen.

City-wide Prices, Rents & Transactions

Dubai City-wide: Prices, Rents & Transactions (Jun 2016-June 2017)
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On overview of the Dubai real estate market over the last year reveals that prices have remained flat, while rents continue to fall and
transactional activity increases. This disconnect between the three variables, can be explained by the diversity and broad base of Dubai
investors. Although, there has been yield compression, investors and end-users purchases of real estate have increased, which is a
reflection of the health of the world economy compared to the local region. Falling rents, indicate the changing structure of Dubai’s
economy and job base, whereas the increased amount of transactions reveal that the real estate market is being “re-rated” upwards as
international investors are commanding lower risk premiums, thereby converging Dubai's market to that of tier one cities.

*H1 2016 vs H1 2017
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