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01
C H A P T E R  O N E

The Risk Nobody Wants to
Name
Every off-plan buyer carries the same quiet fear. A straight adviser answers it before

you sign.
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C H A P T E R  0 1  ·  T H E  F E A R

What If the Project Is Never Built?

Every off-plan buyer has the same quiet fear: what if the project never gets built? It is the

right question to ask, and a straight adviser answers it before you sign, not after.

Dubai learned this the hard way. After the 2008 cycle stalled a wave of projects, the regulator built a

specific framework to handle cancellation, protect buyer money and return it. That framework is now

one of the strongest reasons off-plan here is a managed risk, not a gamble. A cancelled project does

not mean your money is gone; it triggers a regulated process to audit the escrow and return capital to

buyers.

This guide walks through exactly what happens: the sequence a cancellation follows, why the refund

is realistic rather than theoretical, where the protection stops, and how to screen so you are very

unlikely to ever need any of it.

◆ A T  A  G L A N C E

Your money already sits in escrow, not in the developer's

account.

◆

RERA can cancel and deregister a project that fails its

obligations.

◆

A dedicated judicial committee oversees liquidation and buyer

refunds.

◆

A refund from the ring-fenced pool is the default aim, not

forfeiture.

◆

Prevention still beats process. Most of this you can screen out

up front.

◆

◆ T H E  P O I N T

"The system is built to refund, not to forfeit. That single fact

changes what off-plan risk actually means."
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02
C H A P T E R  T W O

The Words First
Five terms carry this whole topic. Here they are in plain English, before the detail.
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C H A P T E R  0 2  ·  P L A I N  E N G L I S H

The Terms That Carry This Topic

Cancellation sounds like chaos until you know the words for it. Each of these is a

specific, defined step, not a scramble, and together they describe an orderly process.

◆ C A N C E L L A T I O N  &  D E R E G I S T R A T I O N

The formal act by which RERA ends a stalled or non-compliant project and

removes it from the register. It is a regulated decision, not a developer walking

away.

◆ E S C R O W  A U D I T

Once a project is cancelled, the buyer funds held in its escrow account are

frozen and independently accounted for, so the exact pool available to buyers is

established.

◆ T H E  L I Q U I D A T I O N  C O M M I T T E E

A dedicated judicial tribunal in Dubai that oversees the liquidation of cancelled

real estate projects and settles buyer claims in an orderly, supervised way.

◆ T H E  R E F U N D  P O O L

The combined escrow balance plus any proceeds from liquidating project land

and assets, distributed back to buyers under the committee's supervision.

◆ M I L E S T O N E  R E L E A S E

The rule that funds were only ever released to the developer against certified

construction. It means less of your money was exposed before anything went

wrong.
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03
C H A P T E R  T H R E E

What Actually Happens
Cancellation is not chaos. It follows a defined sequence, overseen by the regulator

and a tribunal.
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C H A P T E R  0 3  ·  T H E  S E Q U E N C E

The Path Your Money Takes

Cancellation follows a defined sequence, overseen by the regulator and, where needed, a dedicated

judicial committee that handles the liquidation of cancelled Dubai real estate projects. Notice that at

no point is your money simply written off.

1

RERA reviews the
project

Step 1 · If a project stalls or
fails its obligations, the

regulator can move to
cancel and deregister it.

2

The escrow is frozen
and audited

Step 2 · Buyer funds held
in escrow are ring-fenced

and independently
accounted for.

3

A liquidation
committee steps in

Step 3 · A dedicated
judicial tribunal oversees

the liquidation and the
buyer claims.

4

Assets are liquidated

Step 4 · Land and

remaining assets can be
sold to top up the pool

available to buyers.

5

Buyers are refunded

Step 5 · Proceeds are

distributed back to buyers
under the committee's

supervision.

◆ W H O  I S  I N  C H A R G E

Not the failed developer. Once a project is cancelled, control of

the money and the process passes to the regulator and the

judicial committee. That shift of control is the whole point.
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04
C H A P T E R  F O U R

Why the Refund Is Real
The refund is realistic, not theoretical, because the protection never depended on a

developer's goodwill.
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C H A P T E R  0 4  ·  T H E  S T R U C T U R E

The Protection Sits in the Structure

The reason the refund is realistic and not theoretical is that the protection was never dependent on

the developer's goodwill. It was built into the structure of how off-plan money is held in the first place.

Four features do the work.

F E AT U R E W H AT  I T  M E A N S W H Y  I T  M AT T E R S  AT
C A N C E L L AT I O N

Ring-fenced from day one Your money sat in project
escrow, not the developer's

funds

There is a defined pool to audit
and return

Milestone discipline Funds released only against

certified progress

Less of your money was ever

exposed to an unfinished site

A dedicated tribunal Purpose-built judicial committee
for cancelled projects

Claims are settled in an orderly,
supervised way

A tested system Built and refined after real
cancellations

It has processed them at scale,
not just in theory

◆ C O M M O N  M I S C O N C E P T I O N

'If the developer fails, the buyers are wiped out.' That was the

pre-2008 world, when money went straight to the developer. The

modern escrow and tribunal framework was built specifically to

end that outcome.

◆ T A K E A W A Y

"The refund works because the money was protected before

anything went wrong, not scrambled together afterwards."
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05
C H A P T E R  F I V E

The Honest Limits
Protection is not a guarantee of zero cost. Knowing the limits is how you keep the

risk genuinely small.
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C H A P T E R  0 5  ·  W H E R E  I T  S T O P S

What This Does, and Does Not, Promise

Protection is not the same as a guarantee of zero cost, and you should go in clear-eyed. The framework is designed to protect your capital and give you an orderly route back to it,

not to promise that a cancellation is painless. The gap between the two columns is where your own diligence has to do the work.

◆ Y O U  A R E  P R O T E C T E D  O N

Your capital in escrow. The ring-fenced funds are the basis of your refund claim.◆

An orderly process. A regulated committee, not a scramble, decides how money

is returned.

◆

Asset recovery. Project land and assets can be liquidated to support the refund

pool.

◆

◆ G O  I N  K N O W I N G

Refunds take time. Liquidation is a process; capital can be tied up while it runs.◆

Recovery may not be total. Outcomes depend on the pool; the aim is to protect,

not guarantee every dirham.

◆

Prevention beats process. The best protection is buying a project unlikely to be

cancelled at all.

◆
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06
C H A P T E R  S I X

How to Avoid This Entirely
The strongest protection is the one you use before you buy. Cancellation risk

concentrates in avoidable choices.
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C H A P T E R  0 6  ·  P R E V E N T I O N

How to Not Be in This Situation

The strongest protection is the one you use before you buy. Cancellation risk concentrates in a small

number of avoidable choices. Screen for these and your odds of ever needing the refund process fall

sharply.

Buy from a proven developer.

A long delivery record is the single best predictor of a project that completes. Look at what they

have actually handed over.

1

Check the escrow and registration.

Confirm the project is RERA-registered with a named escrow account on Dubai REST before

paying anything.

2

Favour funded, progressing sites.

A project already underway with visible construction carries less cancellation risk than a fresh

launch on paper.

3

Be wary of prices too good to be true.

An outlier discount can signal a developer stretching to raise cash. Ask why it is cheap.

4

Spread across projects.

Diversifying handover dates and developers limits the impact of any single cancellation.

5

◆ T H E  R E A L  P R E D I C T O R

Cancellation is rarely random. It clusters around thin, unproven

developers and projects that never truly funded. A credible

developer inside the framework is the closest thing to prevention

there is.
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07
C H A P T E R  S E V E N

Straight Answers
The questions investors actually ask about cancellation, answered plainly, plus the

points to keep.
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C H A P T E R  0 7  ·  F A Q

The Questions Investors Actually Ask

Q. If my project is cancelled, do I lose my money?

Not by default. Because your payments sat in escrow rather than in the developer's account, a

cancellation triggers an audit of that ring-fenced pool and a regulated refund process, overseen by a

dedicated judicial committee. The system is built to return capital, not to forfeit it.

Q. How long does a refund take?

Honestly, it varies. Liquidation is a supervised legal process, and your capital can be tied up while it

runs its course. This is the real cost of a cancellation: time and opportunity, rather than, in most

cases, the capital itself.

Q. Will I get every dirham back?

The aim is to protect your capital, not to guarantee a perfect outcome. Recovery depends on the

escrow balance and the proceeds from liquidating project assets. That is precisely why prevention,

buying a project unlikely to be cancelled, matters more than the refund mechanism.

Q. Who decides what happens to the money?

Not the failed developer. Control passes to RERA and a special judicial committee established

specifically to liquidate cancelled projects and settle buyer claims in an orderly way.

Q. How do I know if a project is at risk before I buy?

Screen the developer's delivery record, confirm the RERA registration and named escrow account on

Dubai REST, and favour funded sites with visible progress. Most cancellation risk is avoidable at the

selection stage.

Q. Is this framework actually used, or just written down?

It is used. It was built and refined after real cancellations following the 2008 cycle and has processed

them at scale. A tested, enforced process is worth far more than one that only exists on paper.
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C H A P T E R  0 7  ·  R E M E M B E R  T H I S

The Five Points to Keep

If you take nothing else from this guide, take these five. They turn a frightening word into a manageable, screenable risk.

A cancellation is a process, not a loss.

Your escrowed money triggers a regulated refund, not a forfeiture.

1

Your money was ring-fenced from day one.

It sat in escrow, so there is a defined pool to audit and return.

2

A dedicated tribunal takes control.

RERA and a judicial committee run the liquidation, not the failed developer.
3

The real cost is time, not usually capital.

Refunds can be slow, and recovery is protected rather than guaranteed.
4

Prevention beats the process every time.

A proven developer inside the framework is the closest thing to avoiding it.
5
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R E F E R E N C E S  &  S O U R C E S

Every Figure, Sourced

Every statistic in this guide is attributed. Where sources differ, a range is used. Links are live and clickable.

Dubai Law No. 8 of 2007 concerning escrow / trust accounts: protection of off-plan buyer funds. Dubai Land
Department. https://dubailand.gov.ae/en/

01

RERA: cancellation and deregistration of stalled real estate projects. Dubai Land Department. https://dubailan
d.gov.ae/en/about-us/real-estate-regulatory-agency/

02

Dubai special judicial committee for the liquidation of cancelled real estate projects. Government of Dubai
(Legislation). https://dlp.dubai.gov.ae/

03

Dubai REST app: verify project registration, escrow status and developer record. Dubai Land Department. htt
ps://dubailand.gov.ae/en/eservices/dubai-rest/

04

UAE property and off-plan buyer protections overview. UAE Government (u.ae). https://u.ae/en/information-a
nd-services/housing

05
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W O R K  W I T H  B R A D L E Y  J A M E S

Know the Answer Before You Ask It.

◆     A B O U T  B R A D L E Y

Not a broker, an advisor. I built a business in the UK and spent more than a decade advising people from

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. I specialise exclusively in off-plan investment for overseas and

high-net-worth clients, I put my own capital into the projects I recommend, and my business is more

than 80% referral-driven, because every client came through someone who trusted me first.

W H A T S A P P

+971 56 500 6162

E M A I L

b.james@mandmrealestate.ae

W E B S I T E

www.bradleyjames.website
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