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Dubai Developer Consolidation:
Why Fewer Players Means Safer

Off-Plan Entry

Dubai's property market is entering a consolidation phase as
weaker developers exit and tier-t operators with stronger
balance sheets absorb market share. For off-plan buyers, a

smaller field of active developers means less ...
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EXECUTIVE SUMMARY

Dubai Developer Consolidation: Why Fewer
Players Means Safer Off-Plan Entry

Dubai's development sector is consolidating. Gulf News reporting
from 17 September 2026 quotes Samana Developers CEO Imran
Farooq describing a market where financial discipline,
construction capacity and payment flexibility now separate
surviving developers from those exiting. Samana itself has added
seven projects since the regional conflict began, taking its pipeline
to 54 projects and Dhz.2 billion in sales from March to date, while
absorbing higher material and logistics costs rather than passing
them to buyers who have already signed. The intelligence terminal
classifies this as scructural racher than cyclical: the number of
active development players is shrinking, and tier-1 operators such
as Emaar, Damac, Sobha and Azizi are positioned to take the share
vacated by weaker players. Dubai Land Department recorded AED
27.9 billion in sales transactions across 11,601 deals in August 2026,
with off-plan accounting for 67.1% of transactions by count,
underlining how much of the market's activity still runs through

the developer segment now undergoing this filtering process.

Gulf News (17 September 2026) reports Dubai's property development sector is
consolidating, with financially disciplined developers absorbing share from weaker
operators

Samana Developers has added seven projects since the regional conflict began,
reaching 54 projects in its pipeline and Dh2.2 billion in sales from March to date

Samana reports Dh2.48 billion in escrow and Dh6.7 billion in future receivables, alongside
a future sales pipeline with a gross development value of Dh15 billion

The developer says it will not pass higher material and logistics costs on to buyers who
have already signed contracts, absorbing the cost through lower margins instead
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Off-plan transactions made up 67.1% of Dubai's 11,601 sales transactions in August 2026,
per Dubai Land Department, showing how central the developer segment remains to
overall market activity

Consolidation is described by the developer CEO as structural rather than a short-term
reaction to regional conditions
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WHAT HAPPENED

THE EVENT

What happened, and why it macters

Gulf News reported on 17 September 2026 that Dubai's property market is entering a
new phase of consolidation, with financial discipline, construction capacity and the
ability to adapt to buyer behaviour becoming the deciding factors between developers
that expand and those that struggle. Samana Developers CEO Imran Farooq, speaking at
a media briefing in Dubai, said the market is in consolidation mode in terms of both
existing stock and the number of active developers. Samana has added seven projects
since the beginning of the regional conflict, taking its total pipeline to 54 projects, and
has recorded Dh2.2 billion in sales from March to date. The company said it has
deployed approximately 160,000 cubic metres of concrete and 56,000 tonnes of steel
since March, with around 700 technical staff on site, and expects to deliver 20 new
projects between now and December 2027, including four this year. Farooq said
developers have softened down payments and payment plans to widen the buyer pool,
while Samana itself said it will not pass higher material and logistics costs on to buyers
who have already signed contracts, instead absorbing the increase through lower
margins.

WHY IT MATTERS

The intelligence terminal classifies this signal as structural rather than cyclical. A market
where the number of active developers shrinks to a smaller group of professional,
well-capitalised operators is fundamentally different from a downturn where demand
simply falls. For an off-plan buyer, developer risk is one of the two or three biggest
variables in the entire transaction, alongside completion risk and payment structure.
When marginal operators who relied on loose payment terms and inventory flipping exit
the market, the buyers who remain are transacting with a narrower, more scrutinised
pool of counterparties. That does not eliminate developer risk. It changes its
composition, from a wide field with uneven balance sheets to a smaller field where
balance sheet strength, escrow discipline and construction execution matter more
visibly.

WHO IT AFFECTS

BRADLEY JAMES

You, if you are weighing an off-plan purchase from a Dubai developer, whether tier-1or
mid-tier. It also affects anyone who already holds off-plan stock from a smaller
developer, since the consolidation Farooq describes applies to existing inventory as well
as to the pool of active builders launching new projects.
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IMPLICATIONS

RISKS

OPPORTUNITIES
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INVESTOR READ

Implications, risks and opportunities

If you're looking at off-plan entry right now, this consolidation should sharpen, not
soften, how you screen a developer. Samana's own disclosures, Dh2.48 billion in escrow,
Dh6.7 billion in future receivables and a Dh15 billion gross development value pipeline,
are the kind of concrete financial detail worth asking any developer for before you
commit capital, regardless of size or brand recognition. The fact that a developer states
it will absorb higher construction costs rather than pass them to buyers who have
already signed is a meaningful data point on how a company treats existing contract
holders under pressure, and it is worth confirming in writing before you sign anything.
With off-plan making up 67.1% of Dubai's 11,601 August 2026 transactions, you are not a
minority participant in a niche segment. You are transacting in the market's dominant
channel, which is exactly why developer selection matters more as the field narrows.

Be straight with you on what this signal does not tell you. Consolidation reducing the
number of developers is not the same as removing risk from the ones that remain. A
single quarter of strong pipeline growth and sales figures from one developer, even a
credible one, is not proof that every tier-1 or mid-tier operator is equally well positioned.
Farooq himself says Samana's profits are going to shrink under current cost pressure,
which means margin compression is a real feature of this market, not a hypothetical.
Regional conflict pressure on material and logistics costs is an ongoing variable, and a
developer's promise not to pass costs to existing contract holders is a commercial
stance today, not a guaranteed contractual protection unless it is written into your
agreement. A market that consolidates around fewer players can also mean less
competitive tension on pricing and payment terms over time. None of this is a reason to
avoid the market. It is a reason to verify each developer's financial position individually
rather than assume consolidation alone has done your due diligence for you.

First-phase entry into projects from developers with demonstrated financial discipline,
evidenced by figures like escrowed funds, receivables and delivery track record rather
than marketing claims, sits at the more protected end of the off-plan risk spectrum as
this consolidation plays out. Buyers who ask for the specific numbers, escrow balances,
receivables, delivery pipeline, before committing are better positioned to separate
genuinely resilient developers from those simply riding current sentiment.

INVESTMENT RESEARCH 04 / 07



BRADLEY JAMES INVESTMENT RESEARCH

WHAT TO WATCH
Watch whether further mid-tier or smaller developers exit or are absorbed in the
coming months, and whether Dubai Land Department's off-plan transaction share,
currently 67.1% as of August 2026, shifts as buyers concentrate activity around a

narrower set of developers.
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THE BOTTOM LINE

What this means for Dubai investors

THE MEANING  For an overseas or UK based buyer thinking about capital preservation over a market
cycle, developer consolidation is worth watching not because it removes the need for
due diligence but because it changes what due diligence should focus on. Escrow
compliance, receivables strength and construction delivery data become more decisive
filters than brand awareness alone.

Here's the thing about consolidation stories, they get sold
to you as pure good news, and I don't think that's the full
picture. A smaller pool of developers can mean the
survivors are stronger. It can also mean less pressure on
them to compete on your terms. What I'm watching for
with any oﬁ[—plan project right now is whether the
developer will actually show you the numbers, escrow
position, receivables, delivery track record, or whether
they just point at the fact that other developers are
struggling and expect that to be reassurance enough.
Those are two very different conversations, and only one
of them tells you anything about the specific contract

you’re about to sign.

BRADLEY JAMES, DUBAI REAL ESTATE INVESTMENT ADVISOR

SOURCES AND VERIFICATION

Gulf News, 'How Dubai's property market enters a new phase of consolidation,” Ashfaq
Ahmed, published 17 September 2026. Dubai Land Department, August 2026
transaction data. Central Bank of the UAE, 3 month EIBOR, September 2026.
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Begin the conversation.

Every allocation starts with a candid, numbers-first
discussion shaped around your mandate, risk

profile and timeline.

Bradley James

ASSOCIATE DIRECTOR & SENIOR INVESTMENT ADVISOR

Bradley James is an Associate Director and Senior Investment
Advisor based in Dubai, specialising in Dubai real estate, off-plan
investment, strategic wealth allocation, portfolio diversification, and
relocation and residency planning. He advises private investors and
family offices on entering the Dubai market with the same rigour he
applies to his own capital.
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