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Why Scale | ]

One good property protects capital. Five well-chosen ones can p_rote
risk and compound its income. This is the honest case for scaling
caveat.

o

oread its
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CHAPTER 01 - THE THESIS

One Unit Is a Position. Five Is a Portfolio.

A single Dubai apartment is a fine thing to own. It earns rent, it is anchored to a dollar-
pegged currency, and it sits in a market that transacted AED 917 billion across roughly
270,000 deals in 2025. But one unit is a single bet. Its income stops if that one tenant
leaves, and its value moves with one building, one community, one segment. A portfolio
is a different instrument. It spreads that risk, and it lets income compound.

The mechanics of scaling are not exotic. You buy well, you let the property, and the rent plus any
capital growth builds equity. When there is enough of it, you release some, through savings or a
refinance, and use it as the deposit on the next property. Do that with discipline, across different areas
and segments, and one unit becomes two, then a spread of five that no longer depends on any single
tenant, tower or micro-market. That is the engine this guide takes apart, honestly, including the
conditions under which it stalls.

Read this as a framework, not a promise. The numbers that follow are illustrative and labelled as such.
Leverage and refinancing amplify gains in a rising market and losses in a falling one, and Dubai is
cooling in 2026, with ValuStrat guiding capital growth down to ~10% from roughly 19.8% in 2025 and
Fitch flagging a correction of up to 15%, peak to trough. A serious portfolio is built for that, not in spite
of it.
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WHAT A PORTFOLIO BUYS YOU
Income from several tenants, not one, so a single void hurts less.

Exposure across areas and segments, not one building or
community.

A larger equity base that can be recycled into the next
acquisition.

Optionality: you can sell one unit for liquidity and keep the rest.

*

THE POINT

"One property is a bet on a tenant and a tower. A portfolio is a bet

on the city, Spread 50 no single mistake can sink you."

THE THESIS -
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CHAPTER TWO

i

The Acquisition

o

You do not buy five at once. You buy one, prove it, then stage the rest
and equity allow. The order matters more than the speed.

.“\
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CHAPTER 02 - STAGED BUYING

Buy One. Prove It. Then Compound.

The mistake that ends most portfolios before they start is buying too much, too fast, on
too much debt. The disciplined path is the opposite: acquire in stages, let each property
season and prove its income, and only add the next when the numbers, and your
reserves, support it.

A sensible first property is boring on purpose. It is a well-priced apartment in a deep, liquid
community, the kind that dominates transaction volume and therefore sells fastest when you need it
to. You hold it, you let it, and you watch the real net income after service charges and a vacancy
allowance, not the gross yield on the brochure. Once it is proven and your buffer is intact, the equity it
has built, from rent saved and any appreciation, becomes the deposit on property two.

From there the sequence repeats, but each step should clear a higher bar, not a lower one. More units
mean more service charges, more potential voids and, if you are leveraged, more interest to carry.
The discipline is to let combined cash flow and released equity fund each new deposit, rather than
stretching your own capital thinner with every purchase. Slower and solvent beats fast and fragile,
every cycle.

BRADLEY JAMES - WWW.BRADLEYJAMES.WEBSITE
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Acquire property one.
A well-priced, liquid apartment in a deep community. Hold, let,
and measure net income after costs.

Season and verify.
Let it prove real occupancy and net yield across a full year before
you commit to more.

Release a deposit.
Use accumulated rent and equity, via savings or a refinance, to
fund the next down-payment.

Add property two, then three.
Each in a different area or segment, each clearing a higher bar
than the last.

Keep the buffer intact.
Never deploy the reserve as a deposit. If the numbers only work
without a buffer, wait.

*

THE DISCIPLINE

Speed is not the goal. Solvency through a downturn is. A portfolio
that takes eight years to build and survives a correction beats
one built in three that a single cooling wipes out.
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CHAPTER 02 - STAGED BUYING

An Illustrative Cadence, One to Five

Here is one illustrative cadence, roughly a property every two years, so the portfolio is built over the
better part of a decade rather than in a single hot market. The dates are a shape, not a schedule.
Some investors move faster in a strong cash-flow year, others pause for two. The point is that each
acquisition is funded by the portfolio's own income and equity, staged, not forced.

l 2 3 4 5
Property One Property Two Property Three Property Four Property Five
Year O - First apartment, Year 2 - Different area; Year 4 - New segment; Year 6 - Diversify ready Year 8 - Fifth unit; portfolio
liquid community, proven deposit from rent plus combined cash flow of two versus off-plan; buffers no longer depends on any
net yield. released equity. units funds it. rebuilt first. one tenant.

Notice what is doing the work here. It is not a windfall or a leverage spike, it is time, income and
reinvestment, applied with patience. A cadence like this deliberately spans more than one point in the
cycle, which is itself a form of risk management: you are not buying all five at a single, possibly toppy,
price.

BRADLEY JAMES - WWW.BRADLEYJAMES.WEBSITE

¢ WHY THE CADENCE IS SLOW ON PURPOSE

Buying across years averages your entry price across the cycle,
keeps reserves whole between purchases, and gives each
property time to prove its income before you lean on it for the
next deposit. A stalled market simply lengthens the gaps, it does
not break the plan.

¢ THE CADENCE

"Roughly one property every couple of years, each funded by the

last. Time in the market, staged, not timed in a rush.”

THE SEQUENCE
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CHAPTER THREE

The Diversiﬁcqg_;jdﬁ'

BTN
Five units in one tower is not a portfolio, it is one bet made five times. Real -

diversification spreads yield against growth, apartment against v'iLl , ready against _
off-plan. v - — = _%’
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CHAPTER 03 - SPREADING THE RISK

Yield Against Growth, Across Segments

Diversification is the whole reason to hold five rather than one. Done badly it is five
identical studios in the same building. Done well it deliberately mixes what each property
is for: some for income, some for capital growth, some liquid, some longer-horizon.

The clearest axis is yield against growth. Affordable and mid-tier apartment communities carry the
highest gross yields, International City around 10.3% and communities like JVC in the high-6s to high-
7s percent, because their entry prices are low. Prime areas do the opposite: Downtown apartments
run roughly 4.1% to 5.5% gross and Dubai Marina around 3.9% to 6.5%, trading yield for deeper
liquidity and stronger long-run capital growth. Dubai's city-average apartment yield sits at 7.0% to
7.2%, with prime at 5.5% to 6.5% and high-yield communities at 7.5% to 9%. A portfolio wants some
of each, not all of one.

The second axis is asset type. Apartments yield more than villas across the market, but villa capital
values ran further in the recent cycle, so a villa is more a growth-and-lifestyle hold than an income
engine. The third is delivery: ready stock gives you rent from day one, while off-plan, which is 60% of
sales, spreads payment over construction but carries delivery and market-timing risk. Blend the three
axes and no single shift, in one area, one segment or one handover wave, can take the whole portfolio
down at once.

High-yield apartments ~7% 10 10.3%
(International City, JVC, Arjan,

Al Furjan)

Income engine, most liquid

Prime apartments (Downtown, ~3.9% t0 6.5%

Marina)

Capital growth, deep liquidity

Villas (Dubai Hills, Damac Hills 2, Growth and lifestyle hold
MBR City)

lower than apartments

Off-plan (any area) Staged payment, timing risk rent only on handover

Gross yields, before service charges, vacancy and management. Area figures: Bayut Dubai Sales Market Report 2025 and
GuestReady 2026. City bands (apartment 7.0% to 7.2%, prime 5.5% to 6.5%, high-yield 7.5% to 9%) and off-plan share (60%):
cr_dubai.D.

BRADLEY JAMES - WWW.BRADLEYJAMES.WEBSITE

10.3%

TOP AFFORDABLE
APARTMENT
GROSS YIELD,
INTERNATIONAL
CITY

~4-5.5%
PRIME
APARTMENT

GROSS YIELD,
DOWNTOWN

Bayut / GuestReady

60%

OFF-PLAN SHARE
OF SALES

cr_dubai.D

Bayut 2025

¢ THE GROSS-TO-NET WARNING

Every yield above is gross. Service charges are the biggest
deduction, roughly AED 8 to 14 per square foot a year in JVC, 12
to 20 in Marina and 18 to 30 in Downtown, before you allow for a
vacant month and management. A studio advertised near 8.5%
gross commonly settles nearer 5.5% to 6.5% net. Underwrite the
net, always.

¢ THE RULE

"Five properties, at least three different jobs. Income, growth and

liquidity, spread across areas and segments, never stacked in one.”

THE MAP - 09
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CHAPTER 03 - GROSS VERSUS NET

What a Community Actually Pays You

Diversification is only useful if you underwrite each property on what it really nets, not on the headline
yield. The gap between the two is mostly service charges, plus a vacancy allowance and
management. Here are representative advertised annual rents by community, paired with the honest
reminder that the net you keep is lower.

Arjan (affordable apartment) Income ~65,300
JVC (mid-tier apartment) Income ~64,800
Business Bay (mid-tier Balanced ~106,400
apartment)

Dubai Marina (prime apartment) Growth ~125,000
Downtown Dubai (prime Growth ~166,800
apartment)

Dubai Hills Estate (luxury villa) Growth / lifestyle ~420,700

Advertised average annual rents, Bayut Dubai Rental Market Report H1 2025. Gross figures before service charges, a vacancy
allowance and management. Roles are indicative, not a recommendation.

Notice how the affordable communities carry lower rents but far higher yields, because their entry
prices are lower, while the prime and villa stock carries high rents but thinner yields, earning its place
through growth and liquidity instead. A portfolio blends them on purpose. What it must never do is
treat any of these gross rents as take-home. On a JVC unit, service charges of roughly AED 8 to 14
per square foot a year, a vacant month and management can move an 8.5% gross yield down toward
5.5% to 6.5% net. On a Downtown or Palm unit, at AED 18 to 30 per square foot, the gap is wider still.

BRADLEY JAMES - WWW.BRADLEYJAMES.WEBSITE

¢ THE THREE DEDUCTIONS

+ Service charges: AED 8-14 per sq ft in JVC, 12-20 in Marina, 18-
30 in Downtown.

+ Vacancy: allow at least one empty month a year per unit.

¢+ Management: roughly 5% if you use an agent, more for holiday
lets.

+ Deduct all three before you compare one community's yield to
another's.

¢ THE DISCIPLINE

"Gross yield sells the property. Net yield pays your bills. Only one

of them belongs in your underwriting."

THE MAP -
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CHAPTER FOUR

F inancing and
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CHAPTER 04 - THE RECYCLE-EQUITY ENGINE

How Equity Becomes the Next Deposit

The core mechanic of scaling is turning trapped equity into a working deposit. Two
things build equity in a held property: the rent that pays down a mortgage or
accumulates as savings, and any capital appreciation. A refinance, or an equity-release
facility, lets you borrow against that grown value and redeploy it, without selling.

Say you own a property that has risen in value and built equity. A lender will advance up to a loan-to-
value cap against its current worth. Refinancing to that cap releases cash, the difference between the
new loan and what you still owe, which becomes the deposit on property two. You have not sold
anything, you have not paid exit costs, and the original property keeps earning. That is the engine that
turns one unit into five without five separate piles of fresh capital.

Now the double edge, because this is where honesty matters most. Leverage magnifies both
directions. In a rising market, refinancing compounds your returns beautifully. In a falling one, it
compounds your losses, because you owe against a value that has dropped, and Dubai mortgage
rates track the US dollar through the 3.6725 peg, so your carrying cost rises when the Federal
Reserve raises. The prevailing mortgage-rate range in 2026 sits around 3.49% to 4.75%, a falling-rate
environment for now, but the peg means that can reverse with US policy, not local conditions. Borrow
S0 you survive the reversal, not just so the numbers work today.

BRADLEY JAMES - WWW.BRADLEYJAMES.WEBSITE

OENONONORNO

Build equity.
Rent accumulates and any appreciation lifts the property's value
above the loan.

Revalue and refinance.
A lender advances to an LTV cap against the higher current value.

Release the difference.
New loan minus outstanding balance is cash you can redeploy.

Deposit the next unit.
The released equity funds the down-payment on property two, no
sale needed.

Stress-test the carry.
Confirm you can service every loan if rates rise and a unit sits
empty.

*

CASH VERSUS MORTGAGE

Off-plan buying is roughly 97.9% cash, while the ready
secondary market is about 38.3% mortgage. A cash-heavy
portfolio is slower to scale but far more robust in a downturn. A
leveraged one scales faster and is more fragile. Most disciplined
portfolios sit deliberately below the maximum LTV a bank will
offer.

THE ENGINE - 12
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CHAPTER 04 - THE TWO ROUTES

Cash Robustness Against Leverage Speed

There is no single right answer to cash versus leverage. There is only the trade-off,
stated honestly, and a choice that should match the market you are actually in and the
reserves you actually hold.

A cash-funded portfolio scales slowly, because each property must be bought outright from
accumulated capital and income. In return it is close to unbreakable: no interest to service, no rate
risk through the peg, no bank that can force a sale, and no negative-equity trap if values fall. A
leveraged portfolio does the reverse. It scales far faster, because a deposit controls a whole
property and refinancing recycles equity into the next, but it carries interest, tracks US rates through
the 3.6725 peg, and magnifies losses in a correction. The prevailing mortgage-rate range in 2026 is
roughly 3.49% to 4.75%.

Speed of scaling Slow, capital-bound Fast, deposit-bound

Downturn resilience High, no forced sale Lower, rate and margin risk

Rate exposure via peg None Tracks US Fed policy

Loss amplification None Magnified on the way down

Typical use Off-plan, ~97.9% cash Ready market, ~38.3%
mortgage

Cash and mortgage market shares: Property Finder / Gulf Business Q1 2026. Mortgage-rate range: CBUAE / Khaleej Times
2026. Peg (3.6725): cr_dubai.D. A framework, not advice.

The disciplined middle path is to use some leverage, deliberately below the maximum a lender will
offer, so the portfolio scales at a sensible pace while keeping enough headroom to absorb a rate
rise and a vacancy at once. In a cooling market like 2026, that headroom is not caution for its own
sake, it is the thing that keeps you solvent while others are forced to sell.

BRADLEY JAMES - WWW.BRADLEYJAMES.WEBSITE

%
V7-97%
OFF-PLAN
TRANSACTIONS
BOUGHT IN
CASH

Property Finder Q1
2026

8.2%
3 3 0
READY
SECONDARY
TRANSACTIONS
USING A
MORTGAGE

Property Finder Q1
2026

~3-5-475%

PREVAILING
MORTGAGE-RATE
RANGE, 2026

CBUAE / Khaleej Times

¢ THE MIDDLE PATH

Neither all cash nor all leverage. Use debt to scale at a pace you
can service through a downturn, kept below the bank's cap, with
reserves whole. The goal is a portfolio that compounds in good

years and simply holds in bad ones.

THE ENGINE -
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CHAPTER FIVE I

The Illustratlve I—tQTS Path
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A single, deliberately simple model of how income and equ+ty com@ound from one .

unit to five. Every assumption is shown. Itis an |IIustrat|on not a pr ti e A
——— " e
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CHAPTER 05 - THE LONG ARITHMETIC

One to Five, With the Assumptions in the Open

Here is the whole idea in one illustrative table. It is deliberately simple, the assumptions

are printed in full, and it is not a forecast. Your entry prices, yields, growth and financing

will differ, and a cooling market changes the shape of it. Read the mechanism, not the

digits.

The model starts with a single apartment at AED 1.5 million producing a 7.0% gross rent, roughly 7%
of value. Each subsequent property is funded by accumulated rent plus equity released through

refinance, staged about every two years, with entry prices drifting up modestly as the portfolio grows.

By the fifth unit the portfolio holds five income streams across different areas and segments. What
compounds is not a magic return, it is income reinvested and equity recycled, patiently, over years.

Property 1 (Year 0)

By Property 2 (Year 2)
By Property 3 (Year 4)
By Property 4 (Year 6)

By Property 5 (Year 8)

~AED 1.5m

~AED 3.1m

~AED 4.8m

~AED 6.6m

~AED 8.5m

~AED 105,000 1
~AED 217,000 2
~AED 336,000 3
~AED 462,000 4
~AED 595,000 5

Illustrative only, not a projection. Assumes a AED 1.5m first apartment, a 7% gross yield (city apartment band 7.0% to 7.2%,
cr_dubai.D), modest appreciation and entry-price drift, one acquisition roughly every two years funded by accumulated rent
plus equity released via refinance at an assumed conservative LTV, and rent stated GROSS before service charges (~AED 8-30
per sq ft/yr), a vacancy allowance and ~7% all-in purchase costs (cr_dubai.D). It assumes the market permits refinancing
throughout, which a stalled market does not. Real outcomes will differ.

BRADLEY JAMES - WWW.BRADLEYJAMES.WEBSITE

ANNUAL GROSS RENT AS THE PORTFOLIO SCALES, ILLUSTRATIVE (AED)
1 unit 105,000

2 units 217,000

3 units 336,000

4 units 462,000

Illustrative, gross rent at ~7% of an assumed rising portfolio value, before service
charges, vacancy, management and financing costs.

¢ WHAT THE TABLE IS NOT

It is not a promise of appreciation, a guaranteed refinance, or a
net figure. It shows gross rent scaling with the number of units,
on stated assumptions. The net you keep is lower after service
charges, voids, management and interest, and the whole engine
assumes a market that keeps letting you refinance. Chapter
Seven is where that assumption is stress-tested.

THE MODEL - 15
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CHAPTER SIX

Discipline = erve

- o

.e.
o

The difference between a portfolio that survives a downturn and one that does not is
almost never the properties. It is the buffers, the leverage limit and the refusal to
over-reach. - g
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CHAPTER 06 - BUILDING TO SURVIVE

The Rules That Keep a Portfolio Solvent

Scaling is the exciting part. Surviving is the part that actually matters. A portfolio does
not fail because one property underperforms, it fails because the owner over-leveraged,
held no reserves, and was forced to sell into a weak market at the worst possible
moment.

Three disciplines prevent that. First, reserve buffers: hold enough liquid cash to cover several months
of every mortgage, service charge and expected void across the whole portfolio, and never deploy
that reserve as a deposit. Second, a leverage ceiling below what the bank will lend. Just because a
lender will advance to the loan-to-value cap does not mean you should take it. A portfolio sitting well
under the maximum can absorb a rate rise and a vacancy at the same time. One at the cap cannot.
Third, staged acquisition, so you never commit tomorrow's uncertain income to today's certain debt.

These rules cost you speed, and that is the point. The 2026 market is the live test: with capital growth
guiding to ~10% and a correction of up to 15% on the table, an over-leveraged portfolio built for a
boom is exposed exactly now, while a reserved, under-leveraged one simply keeps collecting rent and
waits. Build for the year that goes wrong, because over a five-property decade, one of them will.

Buffer first Below cap Staged

MONTHS OF COSTS HELD LEVERAGE KEPT UNDER THE EACH PURCHASE FUNDED
LIQUID, NEVER USED AS A MAXIMUM LTV A BANK BY PROVEN INCOME, NOT
DEPOSIT OFFERS STRETCHED CAPITAL
Discipline Discipline Discipline

BRADLEY JAMES - WWW.BRADLEYJAMES.WEBSITE

¢ THE RESERVE RULE

+ Hold several months of every mortgage, service charge and
void, in cash.

¢ Treat the reserve as untouchable. It is not deposit money.

+ If a purchase only works by spending the buffer, you cannot
afford it yet.

+ Rebuild the buffer fully before the next acquisition.

¢ THE LINE | HOLD

"The market rewards the owner who can wait. Reserves and
restraint are what let you wait. Speed without them is just

fragility with a spreadsheet.”

THE DISCIPLINE -
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The Hon t

The chapter that keeps the rest honest. Leverage cuts both ways,.Ihe recycle equity
engine needs a rising market to run, and this is not a guarantee oT"Tmythmg — =
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CHAPTER 07 -

Where This Engine Breaks

EYES OPEN

A model worth showing is a model worth stress-testing. Everything above assumes
conditions that may not hold. Here is where the one-to-five engine stalls or reverses,
stated as plainly as the upside, because being oversold on leverage is how people get
badly hurt.

A stalled market breaks the recycle-equity engine. The entire mechanism depends on values rising
enough to refinance and release a deposit. If prices are flat or falling, there is no equity to pull, and
Dubai is cooling now: ValuStrat guides ~10% for 2026 from roughly 19.8% in 2025, and Fitch expects
a correction of up to 15% on a record supply pipeline of about 150,000 new homes by 2027. In that
market you do not scale, you hold, and the plan has to survive years of no new acquisitions.

Leverage and refinance amplify losses. Borrowing against grown value is wonderful on the way up
and brutal on the way down. If you refinance near the top and values fall, you owe against a price that
no longer exists, your equity can go negative, and a forced sale crystallises the loss across the whole
leveraged portfolio at once. The ~75% cumulative run-up since 2021 raises the base any correction
starts from.

Void and rate risk, through the peg. Empty months and rising rates hit every unit simultaneously in a
downturn, exactly when rent is hardest to secure. Because the dirham is fixed to the dollar at 3.6725,
your mortgage cost tracks US rates, not Dubai's, so a leveraged portfolio imports the Federal
Reserve's cycle whether it suits you or not.

Concentration and liquidity. Five Dubai properties, however well spread across areas, are still one
city and one asset class. And exit is not instant: a well-priced apartment might complete in around 30
to 60 days, a villa 60 to 90, and the ready secondary market thinned in 2026, so an over-priced unit
can sit for a quarter or more. Round-trip costs of roughly ~7% on the way in, plus agency on the way
out, punish anyone forced to sell in a hurry.

BRADLEY JAMES - WWW.BRADLEYJAMES.WEBSITE

¢ WHAT THIS IS NOT

This is not a get-rich guarantee, and it is not passive. Itis a
leveraged, active strategy that works in a rising or stable market
and can hurt you in a falling one. Anyone who shows you a one-
to-five path without the word illustrative, or without a cooling
market in the picture, is selling, not advising.

¢ THE HONEST LINE

"Leverage is a tool, not a strategy. In a boom it builds portfolios. In
a correction it dismantles them. Respect which market you are

actually in."

¢ THE CONCENTRATION POINT

Diversifying across Dubai communities spreads local risk, but not
the risk of Dubai itself, a single, cyclical, geopolitically exposed
market that has corrected hard before. True diversification
eventually means capital outside this city too.

THE DOWNSIDE -
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CHAPTER 07 - THE RISK REGISTER

Each Risk, and How You Blunt It

None of these risks is a reason not to build a portfolio. Each is a reason to build it a particular way,

with reserves, restraint and a spread of segments. Here is the register in one place, with the specific THE SAME FEW HABITS

discipline that blunts each one. Notice that most of the mitigations are the same handful of habits, ¢ Hold reserves you never spend as a deposit.
applied consistently. ¢ Keep leverage below the bank's maximum.
+ Spread segments now, and capital beyond Dubai over time.
Stalled market No equity to release; scaling Reserves to hold through it;
stops income focus + Price to sell, so you are never a forced seller.
Over-leverage Losses magnified; negative Leverage below the bank's cap;
equity risk buffers
Void and rate risk Empty months and rising US- Vacancy allowance; stress-test ¢ THE WHOLE GUIDE, IN ONE LINE
linked rates the carr . .
i "Scale slowly, borrow modestly, diversify honestly, and keep
Concentration One city, one asset class Spread segments; capital outside reserves you never touch. That is how one unit becomes ﬁve that

Dubai over time lasc.”

Exit liquidity Weeks to a quarter-plus to sell Price to sell; keep liquid units;
avoid forced sales

Time-to-sell (apartment ~30-60 days, villa ~60-90): Realtree 2025-2026. Round-trip cost ~7% and 2026 outlook ~10%:
cr_dubai.D. A risk framework, not a guarantee against loss.

The through-line is that a portfolio built for the good year is fragile, and one built for the bad year is
durable. Reserves, a leverage ceiling, staged buying and genuine diversification are not brakes on
ambition, they are what let the ambition survive a full cycle. In 2026, with growth guiding to ~10% and
a correction of up to 15% in view, that is not theory, it is the test in front of every leveraged owner
right now.
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CHAPTER 08 - FAQ

The Questions Investors Actually Ask

Q. Do | need five properties, or is that just a headline?

Five is a shorthand for a diversified, income-compounding portfolio, not a magic number. The real
target is enough units, spread across areas and segments, that no single tenant, tower or micro-
market can sink you, and enough income that it compounds. For some that is three, for others seven.
The mechanics of scaling are the same at any count.

Q. How does releasing equity actually fund the next deposit?

You hold a property while rent and any appreciation build equity above what you owe. A lender then
advances against the higher current value up to a loan-to-value cap, and the difference between the
new loan and your outstanding balance is cash you redeploy as the next deposit. You do not sell, so
you pay no exit costs and the property keeps earning. It only works while values are rising enough to
release equity.

Q. What happens to this plan in the 2026 cooling?

The recycle-equity engine slows or stops, because there is less equity to release. ValuStrat guides
capital growth to ~10% for 2026 from roughly 19.8% in 2025, and Fitch expects a correction of up to
up to 15%. A disciplined portfolio responds by pausing acquisitions, holding for income, and leaning
on its reserves. That is exactly why the buffers and the leverage ceiling matter.

Q). How much of a reserve should | hold?

Enough liquid cash to cover several months of every mortgage payment, service charge and
expected void across the entire portfolio, held separately and never spent as a deposit. If a new
purchase only works by dipping into that buffer, you cannot afford it yet. The reserve is what lets you
wait out a downturn instead of selling into it.
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Q. Should | use cash or mortgages to scale?

It is a trade-off. Cash scales slowly but is robust: no interest, no rate risk, no forced sale. Leverage
scales faster but amplifies losses in a downturn, and through the 3.6725 dollar peg your rate tracks
US policy. Off-plan buying is roughly 97.9% cash while the ready market is about 38.3% mortgage.
Most disciplined portfolios use some leverage, deliberately below the maximum a bank will lend.

Q. Is diversifying across Dubai enough?

It spreads local risk, one building, one community, one segment, which is worth doing. But five Dubai
properties are still one city and one asset class, in a cyclical, geopolitically exposed market that has
corrected hard before. Real diversification eventually means holding some capital outside Dubai too.
Be honest that concentration risk remains even in a well-built local portfolio.

Q. What return should | expect from a five-property portfolio?

No honest answer is a single number. Gross apartment yields run 7.0% to 7.2% city-wide, but net is
materially lower after service charges, vacancy and management, and capital growth is slowing. The
illustrative model in this guide shows gross rent scaling with units on stated assumptions, not a
promised return. Underwrite the net, assume flat-to-negative growth near term, and hold for income
and the long structural story.
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Build It Slowly. Build It to Last.
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all walks of life, before moving to Dubai and joining M&M Real Estate to work at a higher strategic level
than the typical transactional broker. | specialise exclusively in off-plan investment for overseas and
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