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Off-plan supply impact on the
established rental demand

The following document examines Dubai’s relatively mature rental market
for 1-bedroom apartments across 4 rental-price segments. It then
compares existing tenant demand with the projected entry of currently off-
plan units into the rental market, using gross yields recorded across the
respective areas to estimate the rental segments in which these units are
likely to compete

This report is provided exclusively for informational and educational
purposes. It does not constitute investment, financial, legal or brokerage
advice and does not recommend buying, selling, leasing, holding or
otherwise transacting in any real estate asset




Across 7 of 10 high-volume areas, 2026 off-plan prices point to future competition in a rental segment
accounting for just 19% of demand

Impact on the rental market

Rental Demand by Price Segments

N

Distribute 1-bedroom rental contracts rom 2014 to Estimate Gross rental yields for existing 1-bedroom Capture rental bracket segment that current off-plan 1-
2026 across 4 brackets based on the price segments: apartments across 10 areas with high off-plan bedroom units would need to target upon completion
1. Budget (Up to USD 10 K/ Year) transaction volumes between January and August 2026

2. Affordable (USD 10-20 K/ Year)
3. Comfort (USD 20-30 K/ Year)
4. Premium (Over USD 30 K/ Year)

Classify contracts by annual rent bracket and track Calculate monthly gross yields across 10 areas as Apply each area’s median gross yield to its 2026
each bracket’s share of total demand between 2014 and annual rent divided by transaction price; compare median off-plan price (excluding DLD and other
2025 minimum, maximum and median values associated fees) to estimate the annual rent required

after completion

Outside major market disruptions, such as the COVID,the = Median yields ranged from 6.7% to 8.4%, providing an In 7 of the 10 areas, implied rents fall within the
structure of rental demand has remained stable, with area-level benchmark for estimating the rentalincome comfort segment, which accounts for 19% of current
the affordable segment consistently dominating and off-plan properties would need to generate upon demand. As new projects reach completion, this
accounting for 66% of 1-bedroom rental contracts in completion to remain competitive within their respective concentration of supply is likely to heighten competitive
2025, while comfort segment for 19% areas intensity across both new and existing stock, placing

pressure on rental rates, realised yields and asset values
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Distribution of Rental Demand for 1-Bedroom Apartments by Price Segment
(%, 2014-2026)

Rental Demand by Price Segment (%, 2014-2026)

Dubai’s rental market reflects the income distribution of its expatriate population, with demand for 1-bedroom apartments
concentrated across 4 principal price segments

XX Number of annual rental
contracts, 000
(2026: January-August)

Premium
(Over USD 30 K/ Year)

I comfort

(USD 20-30 K/ Year)

Il Affordable
(USD 10-20 K/ Year)

B Budget

(Upto USD 10 K/ Year)

Despite the increase in annual
rental contracts from 80K in 2014
to 210K in 2025, the distribution of
demand across price segments
remained broadly stable. In 2025,
the affordable segment
accounted for the largest share
of contracts (66%) with annual
rents ranging from $10,000 to
$20,000

E The most significant shift
occurred during the COVID-19
pandemic, when landlords
substantially reduced asking
rents, increasing the share of
contracts within the budget
segment. Following the
pandemic, the market returned
to normal demand structure
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» Key observations

New supply
130,000 new 1-bedroom

apartments are expected to
enter the Dubai market by the
end of 2028. This is equivalent
to around 60% of the annual
rental demand recorded in
2025, materially intensifying
competition for tenants

Gross Yield
The average gross yield for 1-
bedroom apartmentsin Dubai
is approximately 7%, which can
be used to estimate the rent
an off-plan property
purchased today would need
to generate upon completion

For example, a 1-bedroom
apartment purchased for
$500,000 would need to
generate approximately
$35,000 in annual rent. Based
on the demand distribution, it
would compete within the
premium segment, which
accounted for only around 6%
of annual rental contracts in
2025

Risk factors

The delivery of new
properties does not, in itself,
create additional tenant
demand. New apartments will
compete for tenants within the
market’s existing price
segments.

Reducing the asking rent may
broaden the pool of potential
tenants. However, it would also
lower the property’syield and
could place downward
pressure on its market value

OnCoarse

Source: Dubai Land Department (DLD) Data
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Gross Rental Yields for 1-Bedroom Apartments in Areas with High Off-Plan Transaction Volumes
(%, January-August 2026)

Gross Yield (%, January-August 2026)

Off-plan relevance

Off-Plan Transactions
(Volume, January-August 2026)
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A @ 8.4%
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7.9%
A @ 8.4%
7.7%
A ® 8.3%

@ 9.6%

Market Benchmark
Median gross rental yields for 1-
bedroom apartmentsin areas
with high off-plan transaction
volumes fall within a relatively
narrow range of 6.7% to 8.4%,
suggesting that 7-8% may serve
as a broad market benchmark,
subject to adjustments for the
specific area

Headline Yields
Individual maximum values, such
as 9.6% in DLRC, do not
necessarily reflect the area’s
typical rental performance.
Such figures may result from
distress deals, property-specific
characteristics, etc.

Off-plan relevance
Gross rental yields for ready
properties provide a benchmark
for estimating the rentalincome
that an off-plan apartment
purchased today would need to
generate upon completion to
remain competitive with existing
propertiesin the area.
If the market cannot support the
required rental rate, the
property’s realised yield will be
lower, reducing its appeal to
future buyers and place
downward pressure on its value

Source: Dubai Land Department (DLD) Data
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Rental Competition by Budget Segment for Off-Plan 1-Bedroom Apartments, Based on Current Prices and
Gross Rental Yields Across 10 Areas
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Price of Off-Plan 1-Bedroom Apartments (USD K)
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Annual Rent by Segments

Premium

USD 23K

Comfort - 19% demand

USD 24K

Comfort - 19% demand

USD 32K

Premium - 6% demand

USD 44 K

Premium - 6% demand

USD 26 K

Comfort - 19% demand

USD 24 K

Comfort - 19% demand

USD 21K

Comfort - 19% demand

USD 28 K

Comfort - 19% demand

USD 25K

Comfort - 19% demand

USD 18K

Affordable - 66% demand

Rental Market

Impact

M

Demand by segments
(%, 2025)

@ Budget
SUSD 10K/ year

@ Affordable
$10-20 K/ year

@ Comfort
$20-30 K/ year

Premium
>$30 K/ year

6%

Supply concentration

In 7 of the 10 high-volume off-plan
areas analysed, current prices
imply annual rents of $20-$30K,
assuming prevailing area-level
gross yields.

However, the comfort bracket
accounts for 19% of Dubai’s 1-
bedroom rental contracts in 2025.
As projects are completed, rental
competition may therefore
become disproportionately
concentrated within this segment

Implications for owners

If tenant demand fails to keep
pace with new supply, owners may
cut rents to reduce vacancy.
Existing properties within the
same rental bracket will compete
directly with newly completed
buildings, potentially placing
pressure on occupancy, yields and
property values

Affordable segment
International City 2 is the only area
analysed where current off-plan
prices imply annual rents within
the affordable segment,
accounting for 66% of 1-bedroom
rental demand, providing access
to a substantially broader tenant
base and, potentially lower
vacancy risk

Source: Dubai Land Department (DLD) Data
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Many Dubai property decisions are still made without independent validation. Expected returns are often based on market averages or headline
assumptions rather than the economics of a specific unit — Increasing the risk that actual income, liquidity and value performance fall short of

: Q +97150527 9186
expectations.
: . o , . . - : Email
OnCoarse is an independent Dubai residential real estate analytics provider based in the DIFC PropTech Hub. We do not participate in property
transactions, act as brokers or receive transaction-based commissions.

@ Website

Our role is simple: provide buyers with an independent, data-driven view before they commit capital.

inj LinkedIn
o Reddit
] Telegram


https://www.linkedin.com/company/oncoarse/
https://www.linkedin.com/company/oncoarse/
https://www.reddit.com/u/Egor_OnCoarseData/s/fc7ekad30H
https://www.reddit.com/u/Egor_OnCoarseData/s/fc7ekad30H
https://t.me/OnCoarse
https://t.me/OnCoarse
mailto:egor.poselskiy@oncoarsedata.com
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https://oncoarsedata.com/
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