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Dubai
The Next Six Emerging
Districts to Watch
The six districts where Dubai is committing infrastructure before the
market has priced it in, read honestly, with the data.

Palm Jebel Ali · Dubai South · Dubai Islands · Dubai Creek Harbour ·
Maritime City · Expo City. Every figure in this guide is sourced and linked
for verification.
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T H E  P R I N C I P L E

Buy the Infrastructure, Not the Hype

Dubai does not appreciate evenly. The largest and most reliable gains accrue to districts where the

government commits major infrastructure before the private market has fully priced it in. Palm

Jumeirah, Dubai Marina and Downtown all looked expensive at launch and obvious only in hindsight.

This guide identifies six districts at that same pre-consensus stage in 2026, where a defined

catalyst, an airport, a new palm, a branded coastline or a masterplan, is already funded and under

way.

176.7
DH BN, DUBAI PROPERTY
SALES, Q1 2026

470
NEW RESIDENTS ARRIVING
EVERY DAY

6
DISTRICTS ON THE
SHORTLIST

$35bn
COMMITTED TO ONE CATALYST
ALONE, DWC

The money in Dubai property is made on the gap between when infrastructure is funded
and when the market believes it. That gap is where these six districts sit today.
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T H E  S H O R T L I S T

Six Districts, One Map

Each district was selected on five tests: a funded infrastructure or master-developer catalyst,

credible backing, entry pricing below its benchmark, genuine end-user demand rather than pure

speculation, and a definable timeline. None is a guaranteed return. Each carries the

construction-period and absorption risk that comes with entering early, which is also exactly why

the pricing is still where it is.

D I S T R I C T C O R E  C A T A L Y S T S T A T U S

Palm Jebel Ali Second palm, 13.4 km² waterfront Under construction

Dubai South $35bn world's-largest airport Early / long-dated

Dubai Islands Five islands, 21 km of beaches Handovers begun

Dubai Creek Harbour Emaar 550-hectare creek city Maturing

Expo City Dubai Expo 2020 legacy, Metro-linked Launching

Dubai Maritime City BEYOND 8M sq ft branded coast Launching

Read this table as a risk gradient as much as an opportunity list: the earlier the status, the larger the

potential upside and the longer the hold required to realise it. The pages that follow take each

district in turn.
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A R E A  O N E  ·  N A K H E E L

Palm Jebel Ali

Palm Jebel Ali is Nakheel's second and far larger palm, relaunched in 2023 after a decade dormant.

It spans 13.4 square kilometres, twice the footprint of Palm Jumeirah, across sixteen fronds and a

cluster of islands, and is designed to add more than 90 kilometres of beach and 110 kilometres of

coastline to Dubai's southern shore. The masterplan provides for roughly 35,000 residences and

around 80 hotels and resorts: a self-contained luxury coastline, not a single development.
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I N S I D E  T H E  N U M B E R S

Palm Jebel Ali: The Detail

13.4
SQ KM, TWICE PALM
JUMEIRAH

90km+
OF NEW BEACH FRONTAGE

80
HOTELS AND RESORTS
PLANNED

2027
FIRST VILLA HANDOVERS

T H E  C A T A L Y S T  &  S C A L E

A second, larger palm
Nakheel, the master developer behind Palm Jumeirah, is rebuilding the southern coast at twice the scale. Reclamation and trunk
infrastructure are complete and the first villa fronds are now under active construction, moving the project from concept to
delivery. The same escrow-protected delivery model that built Palm Jumeirah applies here, and Nakheel awarded
multi-billion-dirham villa contracts through 2025.

C O N N E C T I V I T Y

Anchored to Dubai's growth corridor
The island sits on Sheikh Zayed Road beside Dubai's future core: roughly 30 minutes to Al Maktoum International (DWC) and 25
minutes to Dubai Marina, with Jebel Ali Port and the Dubai South economic zone on its doorstep. As DWC scales into the
world's largest airport, Palm Jebel Ali shifts from the city's edge to the centre of its next growth axis.

T H E  P R O D U C T  &  E N T R Y

Beachfront villas on 80/20 plans
Launch releases are the Beach and Coral villa collections on 80/20 payment plans, most of the value paid during construction
and the balance on handover, letting buyers stage capital across the build. Villas in the launch collections start at roughly $5
million, placing the island firmly in the trophy-home segment that has led Dubai's prime market.

I N V E S T O R  T A K E A W A Y

First-mover pricing on a Nakheel-built coastline twice the size of Palm Jumeirah. The upside echoes the
original Palm's decade of appreciation, but you are paid for taking multi-year construction risk. Best suited
to patient capital seeking trophy waterfront at pre-delivery prices.
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A R E A  T W O  ·  D U B A I  S O U T H

Dubai South

Dubai South is a 145 square-kilometre master-planned economic city built around Al Maktoum

International Airport (DWC), organised into districts for residential, aviation, logistics, business and

golf, and already home to the Expo City legacy site and Emaar South. In 2024 Dubai approved a $35

billion new terminal that will make Al Maktoum the largest airport in the world, with capacity for 260

million passengers a year, and Dubai International is scheduled to relocate its entire operation here.

It is the single largest infrastructure bet underpinning any district in this guide.
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I N S I D E  T H E  N U M B E R S

Dubai South: The Detail

145
SQ KM MASTER-PLANNED CITY

$35bn
NEW DWC AIRPORT TERMINAL

260M
ANNUAL PASSENGER CAPACITY

1,450
AVG APARTMENT, AED/SQFT

T H E  C A T A L Y S T

The world's largest airport
DWC is being rebuilt to handle 260 million passengers a year, five times Dubai International's capacity. DXB will move its entire
operation to DWC, making Dubai South the city's aviation, logistics and population core for the next generation. DXB is
expected to wind down commercial traffic around 2035, making the relocation a question of timing, not whether it happens.

T H E  E C O N O M I C  E N G I N E

More than an airport
The masterplan pairs the airport with a 19 million sqm logistics free zone, the Jebel Ali industrial corridor and Etihad Rail's
national network, plus the Expo City legacy and Emaar South golf community: a genuine live-work economy, not dormitory
housing. The Etihad Rail network will link Dubai South to Abu Dhabi and the northern emirates, widening the catchment well
beyond the airport itself.

T H E  I N V E S T M E N T  A N G L E

Patient capital, below-average entry
Apartments trade around AED 1,450 per square foot, well under the wider Dubai average. The airport build runs into the 2030s,
so the return is measured in years and suits buyers who can hold through the construction window rather than flip at handover.
For long-horizon buyers it is among the clearest infrastructure-to-value stories in the city, provided the capital can wait out
the build.

I N V E S T O R  T A K E A W A Y

The most certain catalyst in Dubai, the world's largest airport, at the lowest entry price in this guide. The
trade-off is time: returns build through the 2030s. Ideal for long-horizon investors who can hold through
the construction window rather than flip at handover.
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A R E A  T H R E E  ·  N A K H E E L

Dubai Islands

Dubai Islands is a Nakheel masterplan of five interconnected islands covering roughly 17 square

kilometres off the historic Deira coastline. The plan adds around 21 kilometres of new beaches,

many of them Blue Flag standard, alongside nine marinas, more than 80 hotels and resorts, a

seaside golf course and about two square kilometres of parks. It reconnects old Dubai to a

premium waterfront at a price point that still sits below Palm Jumeirah or Jumeirah Bay.
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I N S I D E  T H E  N U M B E R S

Dubai Islands: The Detail

5
INTERCONNECTED ISLANDS

21km
NEW PUBLIC BEACHES

9
MARINAS PLANNED

80+
HOTELS AND RESORTS

T H E  C A T A L Y S T

A second waterfront for Deira
Nakheel is doing for Deira what Palm Jumeirah did for the southern coast: manufacturing a premium beachfront where there
was none. Reclamation is complete, the first residential plots are handing over and hotel operators are committing. Branded
beach clubs, resorts and a seaside golf course line the frontage, the amenity layer that historically converts new Dubai
coastline into a rental premium.

C O N N E C T I V I T Y

Minutes from the old city and airport
The islands connect to the mainland by bridge, including the Infinity Bridge, and sit close to Gold Souk Metro, roughly 10 to 15
minutes from Dubai International and around 20 minutes from Downtown, far closer to the airport than most new waterfront
districts. That proximity is a structural advantage for both short-let holiday demand and long-term tenants.

T H E  I N V E S T M E N T  A N G L E

Lower risk, narrower discount
Because handovers have begun, construction risk is lower than at Palm Jebel Ali, but the steepest early discounts have already
started to compress. The waterfront-premium thesis is intact; the entry window is simply tighter than it was two years ago.
Early Bay Villas and apartment releases have already traded up from launch, a real-world signal that demand is following the
infrastructure.

I N V E S T O R  T A K E A W A Y

A Nakheel waterfront with handovers already under way, so lower construction risk than Palm Jebel Ali.
The early discount has begun to narrow, making this a balanced entry for buyers who want waterfront
upside with more visibility and less waiting.
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A R E A  F O U R  ·  E M A A R

Dubai Creek Harbour

Dubai Creek Harbour is Emaar's roughly $18 billion waterfront city, stretching across about 550

hectares along the historic Creek beside the Ras Al Khor flamingo sanctuary. The masterplan

provides for close to 48,500 homes alongside Creek Marina, Creek Island and a large central park,

anchored by the planned Creek Tower. It is Emaar's designated large-scale successor to

Downtown, minutes from both Downtown and Dubai International.
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I N S I D E  T H E  N U M B E R S

Dubai Creek Harbour: The Detail

550 ha
TOTAL MASTERPLAN AREA

48,500
HOMES PLANNED

Emaar
MASTER DEVELOPER

10 min
TO DOWNTOWN & DXB

T H E  C A T A L Y S T

Emaar's successor to Downtown
Creek Harbour is the largest masterplan from the developer that built Downtown and Dubai Marina. With Emaar's delivery
record and an $18 billion commitment, it carries materially less execution risk than a first-time or frontier developer. For buyers
who prioritise certainty of delivery over maximum upside, that track record is the core of the case.

T H E  S E T T I N G  &  A M E N I T Y

Waterfront, parks and a sanctuary
The district wraps Creek Marina, Creek Island and a large central park, framed by the Ras Al Khor sanctuary and its flamingo
flats. Phased metro connectivity and a full retail and marina offer are planned across the masterplan. Creek Marina and the
central park are already delivered and tenanted, so buyers can see the finished product rather than rely on renders.

T H E  I N V E S T M E N T  A N G L E

Quality at scale, below the benchmark
This is less a frontier bet than a blue-chip hold: a proven developer, a maturing community already part-delivered, and pricing
that still trails the matured Downtown it is consciously modelled on. As Downtown stock tightens, Creek Harbour is positioned
as the natural next step for the same buyer profile.

I N V E S T O R  T A K E A W A Y

Blue-chip, not frontier. An Emaar-delivered creek city, part-built and minutes from Downtown, priced
below the district it succeeds. The steadiest of the six: choose it for certainty of delivery and durable
demand rather than explosive, early-stage gains.
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A R E A  F I V E  ·  E X P O  C I T Y

Expo City Dubai

Expo City Dubai is a 3.5 square-kilometre masterplan built on the Expo 2020 site and anchored by

the Al Wasl dome, the Terra and Alif pavilions and its own Metro station on the Route 2020 line.

Conceived as a sustainable, largely car-light district, it is set to house around 35,000 residents and

40,000 jobs, and is one of very few Dubai communities launching with its public realm, transport

and anchor employers already built and operating.
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I N S I D E  T H E  N U M B E R S

Expo City Dubai: The Detail

3.5
SQ KM MASTERPLAN

35,000
PLANNED RESIDENTS

40,000
PLANNED JOBS

Metro
ROUTE 2020 LINE

T H E  C A T A L Y S T

Infrastructure that already exists
Unlike a frontier island, Expo City inherited a finished, multi-billion-dirham public realm: the Metro line, Al Wasl Plaza, parks,
offices and pavilions are built and operating, removing most delivery risk from day one. That inherited infrastructure is the
single biggest differentiator from every other district in this guide, where the public realm is still being built.

T H E  E C O N O M Y

Anchor employers in place
The district retained major corporate occupiers and government entities from Expo 2020 and is positioned as a business and
innovation hub, giving residential demand a built-in employment base rather than relying on future tenants. Daytime population
from offices and institutions supports retail, dining and rental demand from the moment residents move in.

T H E  I N V E S T M E N T  A N G L E

Yield-led, with a thin track record
Indicative pricing runs roughly AED 1,000 to 1,600 per square foot with projected gross yields of 5.5 to 7.5 per cent. The
numbers are attractive, but completed rental history is still limited, so treat the yields as projection and weight the developer
and location. A fixed, low-rise sustainable masterplan also caps future supply, which supports values over the long run.

I N V E S T O R  T A K E A W A Y

The lowest delivery risk of the six, with infrastructure, transport and employers already operating, and the
most yield-led case. Treat the projected yields as projection, but for income-focused buyers wanting an
in-place community, it is the most de-risked entry here.

M & M  R E A L  E S T A T E   ·   B R A D L E Y  J A M E S 13



A R E A  S I X  ·  B E Y O N D

Dubai Maritime City

Dubai Maritime City is a 249-hectare reclaimed peninsula between Port Rashid and Dubai

Drydocks, roughly 15 minutes from Downtown and DIFC, developed by DP World as the region's

maritime hub. Its coastline is now being transformed by BEYOND, the development arm of luxury

house Omniyat, whose 8-million-square-foot waterfront masterplan is bringing branded,

sea-facing residences to one of the last central stretches of undeveloped Dubai coast.
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I N S I D E  T H E  N U M B E R S

Dubai Maritime City: The Detail

249
HECTARE WATERFRONT
PENINSULA

8M
SQ FT, BEYOND MASTERPLAN

15 min
TO DOWNTOWN & DIFC

Omniyat
THE HOUSE BEHIND BEYOND

T H E  C A T A L Y S T

Omniyat's branded waterfront
BEYOND is the development arm of Omniyat, the house behind The Lana, One at Palm and The Opus. It is building an 8 million
square foot masterplan along Maritime City's coast, bringing genuine, design-led ultra-prime product to a central waterfront
that has had almost none, with construction now under way across the district.

L O C A T I O N  &  S C A R C I T Y

One of the last central coastlines
The peninsula sits between Port Rashid and Drydocks, around 15 minutes from Downtown and DIFC, with direct sea frontage
and views back to the skyline. Unlike the frontier islands, this is central, genuinely scarce coastline, which is the core of its
pricing power and its appeal to end users.

T H E  P R O D U C T  &  E N T R Y

Soulever and the launch wave
Flagship launches such as Soulever, twin sculptural sea-facing towers, start from around AED 2.53 million on staged payment
plans running into 2028, with units above AED 2 million qualifying the buyer for the UAE 10-year Golden Visa.

I N V E S T O R  T A K E A W A Y

Dubai's scarcest asset class, central branded waterfront, delivered by Omniyat through BEYOND. Pricing is
premium and this is a luxury rather than a value play. Best for buyers prioritising prime location, brand and
scarcity over yield, with Golden Visa eligibility built in above AED 2 million.
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A C T I N G  O N  T H I S

The Timing Principle

Early entry is where the return lives, but it is also where the risk lives. The discipline that separates a

strategic buyer from a speculator is matching the asset to your own timeline and tolerance, not

chasing whichever district is loudest.

W H A T  S T R O N G  E N T R I E S  S H A R E

+ A funded, under-way catalyst
The infrastructure is contracted and visibly progressing, not
merely announced in a press release.

+ A credible master developer
Nakheel, Emaar, Omniyat and government-backed entities
with delivery records materially reduce completion risk.

+ Entry below the comparable
You are buying below a matured benchmark the district is
explicitly modelled on.

W H A T  T O  T R E A T  W I T H  C A U T I O N

! Announcement-only hype
A masterplan with no contracts awarded is a story, not yet
an investable asset.

! Over-leverage on long timelines
Frontier districts can take years; structure payments you
can hold through the full build.

! Single-exit assumptions
Plan for rent-and-hold, not only a pre-handover flip, in case
absorption runs slow.
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V E R I F Y  E V E R Y  F I G U R E

Sources & References

Every figure is drawn from the sources below. Links are live: tap any URL to open the original.

01 Dubai property sales reach Dh176.7 billion in Q1 2026, off-plan demand holds firm GULF NEWS · APRIL 2026

https://gulfnews.com/business/property/dubai-property-sales-reach-dh1767-billion-in-q1-2026-off-plan-demand-and-prices-hold-firm-1.500495516

02 Dubai ruler approves new $35 billion airport terminal; Al Maktoum to be world's largest, 260M REUTERS · APRIL 2024

https://www.reuters.com/business/aerospace-defense/dubai-ruler-approves-new-35-bln-airport-terminal-2024-04-28/

03 How Dubai Airports is preparing the move to Al Maktoum (DWC) FLIGHTGLOBAL · NOVEMBER 2025

https://www.flightglobal.com/emirates-airline/2025/11/how-dubai-airports-chief-is-getting-ready-for-the-big-move-to-dwc/

04 Everything we know so far about Palm Jebel Ali (13.4 km², twice Palm Jumeirah) HOTELIER MIDDLE EAST

https://www.hoteliermiddleeast.com/news/everything-we-know-so-far-about-palm-jebel-ali

05 All about Palm Jebel Ali: highlights, beaches, residences and hotels MYBAYUT (BAYUT)

https://www.bayut.com/mybayut/palm-jebel-ali/

06 Emaar South golf district unveiled within Dubai South's 145 km² economic city EMAAR PROPERTIES (OFFICIAL)

https://www.emaar.com/en/press-release-listing/emaar-south-a-spectacular-golf-district-unveiled-in-dubai-south

07 Dubai South: sale prices per sqft index BAYUT

https://www.bayut.com/property-market-analysis/index/sale/properties/dubai/dubai-south/

08 Dubai Islands: five islands, ~17 km masterplan PROPSEARCH

https://propsearch.ae/dubai/dubai-islands

09 Dubai Islands area guide: 21 km of beaches, 9 marinas, hotels BETTERHOMES

https://www.bhomes.com/en/area-guides/dubai-islands

10 Dubai Creek Harbour: ~550 hectares, ~48,500 homes, Emaar masterplan DUBAI CREEK HARBOUR COMMUNITY GUIDE

https://tohidfetrat.com/dubai-creek-harbour/

11 Dubai Creek Harbour community overview EMAAR PROPERTIES (OFFICIAL)

https://www.emaar.com/en/our-communities/dubai-creek-harbour

12 Expo City Dubai advances master plan, launches apartments (3.5 km², 35,000 residents) EXPO CITY DUBAI (OFFICIAL) · 2026

https://www.expocitydubai.com/en/media-centre/expo-city-dubai-advances-master-plan-launching-exclusive-apartments-and/

13 Expo City Dubai area guide: indicative pricing and projected yields OLIVA · 2026

https://joinoliva.com/en/learn/blog/expo-city-dubai-area-guide

14 Dubai Maritime City area guide: 249-hectare waterfront, developed by DP World ENGEL & VOLKERS

https://www.engelvoelkers.com/ae/en/area-guide/maritime-city

15 Dubai Maritime City: location between Port Rashid and Drydocks, ~15 min to Downtown HS PROPERTY AREA GUIDE · 2026

https://hsproperty.ae/area-guides/dubai/dubai-maritime-city-area-guide

16 BEYOND: 8 million sq ft luxury waterfront masterplan in Dubai Maritime City BEYOND DEVELOPMENTS (OFFICIAL)

https://beyonddevelopments.ae/

17 BEYOND unveils Soulever at Dubai Maritime City DUBAI CHRONICLE · OCTOBER 2025

https://www.dubaichronicle.com/2025/10/02/beyond-unveils-soulever-at-dubai-maritime-city/
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W O R K  W I T H  B R A D L E Y  J A M E S

The Window Is Open
Before the Consensus.

These six districts are at the stage every matured Dubai community once passed
through: funded, under construction, and not yet fully priced. The opportunity is
real, and so is the risk. The difference is made by choosing the right developer, the
right plot, and a payment structure you can hold through to delivery.

I can map which specific projects in these districts fit your timeline, budget and
risk tolerance, and just as importantly, which to avoid.

Bradley James
I N V E S T M E N T  A D V I S O R

M & M  R E A L  E S T A T E
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