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Executive Summary

This expanded analysis applies a systematic investment evaluation framework to two
contrasting Emaar developments: The Heights Country Club & Wellness and Oasis. By
examining seven critical dimensions—land economics, density strategy, execution
risk, demand fundamentals, narrative positioning, pricing dynamics, and market
timing—we develop a robust methodology for assessing villa investments in Dubai's
evolving real estate landscape.

These frameworks transform qualitative assessments into quantitative decision
models, enabling investors to make data-driven choices in one of the world's most
dynamic property markets. Each pillar serves as both an analytical lens and a risk
mitigation tool.




The Seven-Pillar Investment Framework mly

Our methodology examines villa developments through seven interconnected dimensions that collectively determine investment performance:

—— —0——0—

Land Economics Density Strategy Execution Risk

Land-to-unit ratios, open space allocation, and Positioning implications and target Developer track record and critical
infrastructure load analysis demographic alignment infrastructure dependencies

Demand Fundamentals Narrative Positioning Pricing Dynamics

Quantitative indicators and absorption rate Brand equity and emotional resonance Comparative valuation and appreciation
projections assessment scenario modeling

Market Timing

Cycle positioning and optimal entry point analysis




Land Economics Analysis

The Heights (81M sq.ft)

Land-to-Unit Ratio: 16,200-20,250 sq.ft per unit across 4,000-5,000

townhouses and villas

Open Space Allocation: 14.6M sq.ft (18% of total land)—significantly
above Dubai's typical 10-12% for mid-market communities

Infrastructure Load: 38 km of tracks, country club, schools, and retail
suggest 25-30% of land dedicated to amenity infrastructure

Strategic Implication: Moderate density with lifestyle premiums built
into the land use model, following Arabian Ranches' optimization
playbook
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Oasis (100M sq.ft)

Land-to-Unit Ratio: 32,258 sq.ft per unit across only 3,100 villas—
double The Heights allocation

Scarcity Factor: Ultra-low density creates inherent supply constraint
and artificial scarcity

Land Banking Value: Villa plots of 7,000-10,000+ sq.ft BUA suggest 50-
70% of land allocated to private plots

Strategic Implication: This is a land value play as much as a villa play—
underlying land appreciates independently, mirroring Palm Jumeirah's
original scarcity strategy




Density Strategy & Market Positioning mly

The relationship between density and value creation follows a non-linear curve. Understanding where each development sits on this spectrum is fundamental to predicting

performance:

Low Density (<10,000 sq.ft/unit)

Trophy positioning, institutional investor appeal,
generational wealth storage. Oasis operates in this
premium segment.

The Heights Density Profile

High Density (>20,000 sqg.ft/unit)
Medium Density (10,000-20,000
sq.ft/unit)

Entry-level positioning, maximum liquidity, higher
turnover rates but constrained appreciation
Family-oriented, stable rental yields, balanced potential.

appreciation. The Heights targets this sweet spot for

lifestyle-focused buyers.

Oasis Density Profile

«  Target Demographic: Young families (35-45 years), dual-income households, «  Target Demographic: Ultra-high-net-worth families, multi-generational

$200K-400K annual income

compounds, $1TM+ annual income

+  Competitive Set: Arabian Ranches 3, Villanova, Dubai South communities «  Competitive Set: Emirates Hills, Dubai Hills Estate luxury, Palm Jumeirah villas
*  Risk Factor: Infrastructure delays could work against capital appreciation «  Risk Factor: Liquidity constraints—smaller buyer pool, longer sales cycles in
downturns

Density Score: 7/10 (optimal for rental yield and turnover)

Density Score: 9/10 (optimal for capital preservation)




Execution Risk Assessment mly

Emaar's track record shows 90%+ completion rate on mega-communities with typical 6-18 month delays on large-scale projects. However, execution
risk varies significantly based on infrastructure dependencies:

The Heights Critical Dependencies Oasis Critical Dependencies
1. Dubai South Metro Extension: Timeline uncertain, impacts 1. Internal Infrastructure: Emaar controls 90% of all critical
accessibility premium significantly dependencies
2. Al Maktoum International Airport Expansion: Long-term demand 2. Accessibility: Already benefits from existing road networks to
driver with 10-15 year horizon Dubai-Al Ain Road
3. Road Networks: Dependent on RTA's Dubai South arterial road 3. Amenity Delivery: Country club, retail, schools are all Emaar-
program delivered
4. Retail & Schools: Emaar must deliver or rely on third-party operators 4. Utilities: Standard Dubai government infrastructure with low risk
profile
[J Execution Risk Score: 6/10 (moderate-high)Success heavily [J Execution Risk Score: 3/10 (low-moderate)Fewer external
tied to macro Dubai South infrastructure which Emaar doesn't dependencies, proven Emaar execution model with limited

control variables




Demand Fundamentals Analysis
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[ The Heights Demand Drivers

0%
5-0/%
Rental Yield Potential

Based on comparable Dubai South communities and target

tenant profile

400-600

Units Per Year

Estimated absorption rate if priced competitively in mid-market

segment

395-45

Minutes to Downtown

Current accessibility timeline; metro would reduce to 25-30

minutes

Tenant Profile: Aviation workers, logistics sector employees, young families seeking affordability with lifestyle amenities. Wellness positioning offers differentiator but remains unproven at scale—no

comparable 81M sq.ft wellness community exists in Dubai.

Demand Sustainability Score: 7/10 — Strong fundamentals contingent on infrastructure delivery; wellness theme adds 10-15% demand premium over standard mid-market offerings.

Oasis Demand Drivers

0/
3-47%
Rental Yield Potential

Typical for ultra-luxury villas with primary owner-occupier focus

150-250

Units Per Year

Estimated absorption rate given price point and limited buyer

pool

707

Owner-Occupiers

UHNW families purchasing for primary residence and wealth

storage

Buyer Profile: Ultra-high-net-worth owner-occupiers (70%) and investors seeking trophy assets for generational wealth storage (30%). Scarcity premium from only 3,100 units across 100M sq.ft

creates inherent undersupply dynamics.

Demand Sustainability Score: 9/10 — Proven demand for scarcity-driven luxury villas; limited downside even during market corrections given wealth preservation mindset of target demographic.




Narrative Positioning & Brand Equity

The Heights Narrative
Core Story: "Wellness-First Living in Dubai's Future Aviation Hub"

Emotional Appeal: Health-conscious families seeking balance
between urban careers and green living, emphasizing 38 km of
cycling tracks and country club amenities

Oasis Narrative

Core Story: "The Last Ultra-Luxury Villa Enclave in Dubai"

Emotional Appeal: Scarcity, exclusivity, generational legacy
—resonates deeply with wealth preservation mindset and status-driven
purchasing behavior

Strength: Emaar's brand equity in luxury (Emirates Hills, Dubai Hills) transfers seamlessly to Oasis positioning

Weakness: Dubai South lacks the emotional resonance of "Downtown" or "Palm Jumeirah"—it's an emerging district without established prestige

Risk: If Emaar launches another ultra-luxury villa project in coming years, Oasis's "last enclave" narrative dilutes significantly

Opportunity: If Dubai South becomes Dubai's "second city" by 2035, early movers capture significant first-mover advantages




Pricing Dynamics & Value Curve Analysis
The Heights Pricing Breakdown

Entry Townhouse (2,100 sq.ft BUA): AED 2.4M (~AED 1,143/sq.ft)
Comparable Analysis:

. Arabian Ranches 3 townhouses: AED 1,200-1,400/sq.ft
. Villanova townhouses: AED 1,100-1,300/sq.ft
. Dubai South communities: AED 900-1,100/sq.ft

Value Assessment: The Heights prices at a 5-10% discount to established mid-market communities
—appropriate positioning for a new, infrastructure-dependent project with delivery risk.

Appreciation Scenarios

Scenario
Bear Case
Base Case

Bull Case

3-Year CAGR

2-3%

5-7%

8-10%
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5-Year CAGR
3-4%
6-8%

10-12%

Bear: Infrastructure delays, oversupplyBase: On-schedule delivery, moderate
demandBull: Dubai South employment hub, metro operational

QOasis Pricing Breakdown

Typical Villa (7,000-8,000 sq.ft BUA): AED 12-16M (~AED 1,714-2,000/sq.ft)
Comparable Analysis:

. Emirates Hills villas: AED 2,500-3,500/sq.ft
. Dubai Hills Estate luxury: AED 2,000-2,800/sq.ft
. Palm Jumeirah villas: AED 2,200-3,000/sq.ft

Value Assessment: Oasis prices at a 20-30% discount to established ultra-luxury villa communities,

offering significant upside as the community matures and scarcity premium compresses the value gap.

Appreciation Scenarios

Scenario
Bear Case
Base Case

Bull Case

3-Year CAGR

4-5%

7-9%

10-13%

5-Year CAGR

5-6%

9-11%

12-15%

Bear: Market correction, luxury slowdownBase: Scarcity recognized, amenities deliveredBull: Oasis

becomes premier villa address

1 Key Insight: Oasis's discount to established luxury creates a "value gap" that should compress as the community matures, driving capital appreciation independent of broader market trends.




Market Timing & Cycle Positioning

Current Market Indicators (2024-2025)
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Villa Transaction Volumes Luxury Villa Supply Mid-Market Supply
Up 18% year-over-year (2023-2024), indicating Tightening—only 4-5 major luxury villa launches Expanding—10-12 launches annually creating
strong sustained demand annually competitive pressure

Mortgage Rates

4.5-5.5% (elevated but stabilizing after recent tightening)

The Heights Timing Analysis

Ideal Entry Point:

*  Now (2025): If you believe Dubai South infrastructure will deliver by 2027-2028
and want to capture 10-15% early-bird discounts

*  Wait 12-18 Months: If you want to see metro construction commence before
committing capital

Timing Risk: Entering a new community in year 1-2 carries 15-20% downside if
infrastructure delays occur. However, waiting means missing early pricing
advantages and best unit selection.

Demographics

+100,000 net population growth annually, family formation driving villa demand

Oasis Timing Analysis
Ideal Entry Point:

*  Now (2025): Scarcity play—only 3,100 units means best units with optimal plots
sell first

«  Capital Preservation Mode: UHNW investors don't time markets; they buy
scarcity and hold for generational wealth transfer

Timing Risk: Minimal. Ultra-luxury villas in Dubai have never experienced greater
than 10% corrections, even during 2008-2009 global financial crisis and 2020
pandemic.




Comparative Investment Matrix

A comprehensive side-by-side comparison reveals distinct risk-return profiles suited to different investment objectives:

Investment Criteria The Heights

Capital Appreciation (5Y) 6-8% CAGR

Rental Yield 5-6%

Liquidity High (broader buyer pool)
Downside Protection Moderate

Entry Price Point AED 2.4M+

Land Value Appreciation Moderate

Execution Risk Moderate-High

Portfolio Diversification Yield generation

Oasis

9-11% CAGR

3-4%

Moderate (smaller pool)

High

AED 12M+

High

Low-Moderate

Wealth storage
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Winner

Y
Oasis
Y
Heights

Y
Heights

Oasis

Heights

Oasis

Oasis

L Tie




Advanced Investment Strategies mly

The Barbell Approach

1 Allocate 60% to Oasis (capital preservation + scarcity premium) and 40% to The Heights (yield generation + liquidity). This strategy balances trophy
asset appreciation with consistent cashflow generation, providing both growth and income streams.
The Timing Arbitrage

E Buy The Heights now at early-bird pricing, hold for 3-5 years as Dubai South infrastructure matures and community establishes, then exit at peak mid-
market valuation and reallocate proceeds to Oasis for long-term wealth storage and generational hold.
The Rental Yield Play

3 Focus 100% allocation on The Heights if your priority is cashflow maximization. Target 5-6% net yields (2-3% higher than Oasis) and benefit from
shorter tenant cycles, broader renter pool, and higher liquidity in the mid-market segment for portfolio rebalancing flexibility.
The Scarcity Accumulation

4 If you have AED 50M+ to deploy, accumulate 3-5 Oasis villas across different plot types and locations within the development. Over 10-15 years,

scarcity dynamics will drive these assets toward Emirates Hills-level pricing (AED 2,500+/sq.ft), delivering 50-70% capital gains plus land value
appreciation.




Risk Mitigation Checklist

Before Investing in The Heights

. Verify Dubai South metro construction timeline with RTA and

confirm funding allocation

. Confirm Emaar's school and retail delivery schedule with

specific operator commitments

. Assess Dubai South employment hub absorption rates in
logistics and aviation sectors

. Review Emaar's payment plan flexibility and any early
settlement incentives

. Stress-test rental demand assumptions by visiting comparable
communities (Arabian Ranches 3, Villanova)

. Evaluate alternative exit strategies if infrastructure delays by
18-24 months

. Confirm financing pre-approval at current rate environment

before commitment
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Before Investing in Oasis

. Confirm plot size, BUA allocation, and specific plot location

match your requirements

. Verify amenity delivery timeline for country club, retail, and
educational facilities

. Assess resale liquidity in UHNW segment by speaking with
brokers handling Emirates Hills transactions

. Ensure financing is secured (UHNW mortgages typically require
30-40% down payment)

Review Emaar's track record on luxury villa finishing quality and

warranty terms

. Understand service charge structure and community
governance model

. Evaluate comparable land appreciation in Emirates Hills and
Palm Jumeirah for baseline expectations




Final Verdict: A Decision Framework mly

Choose The Heights If:

> Your investment budget is AED 2-5M

. You prioritize rental yield (5-6%) over capital appreciation

. You believe Dubai South will become a major employment hub by 2030 -— ,__

. You want liquidity and access to a broader resale market },é";'f’/

. You're comfortable with moderate execution risk for better pricing o= 2 : :
. You seek family-oriented lifestyle amenities with wellness focus e 9\

Choose Oasis If:

> Your investment budget is AED 12M+

> You prioritize capital preservation and scarcity premium over yield

. You're seeking a trophy asset for generational wealth storage

. You can absorb 3-4% rental yields (or plan to owner-occupy)

. You want minimal execution risk and maximum downside protection
> You value exclusivity, privacy, and ultra-luxury positioning

Choose Both If:

. You have AED 20M+ to deploy and want portfolio diversification

. You seek a balance between yield generation (The Heights) and appreciation (Oasis)
> You're building a multi-generational real estate portfolio with different risk profiles
> You want exposure to both mid-market rental demand and UHNW capital appreciation

. You're implementing a barbell strategy to optimize risk-adjusted returns




Mastering the Seven Pillars mly

Understand the Land.
Density. Execution.Demanad
Story.Pricing. Timing.

This framework distills real estate investment into its fundamental variables, transforming qualitative gut checks into
quantitative decision models. Whether you choose The Heights, Oasis, or both, the methodology remains constant and
universally applicable.

By expanding each pillar into a rigorous analytical framework, we've created a replicable process that works across all villa
investments in Dubai and beyond. Master these seven dimensions, and you'll make informed decisions not just on these two
developments, but on every villa investment opportunity for the rest of your career.

The power lies not in memorizing conclusions about specific projects, but in internalizing the analytical process that generates
those conclusions. Markets change, developments come and go, but sound investment methodology endures.




About the Author

Michael Linczyc Founder & Principal, MLX Consulting

Michael Linczyc is a development management consultant and
ARB Chartered Architect with over 30 years of global experience
delivering luxury real estate and hospitality projects across four
continents.

As founder of MLX Consulting, he specializes in bridging the
critical gap between operators and owners—rooted in his belief that
"Projects don't fail because of markets; they fail because
stakeholders don't share the same definition of value.”
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$5B+ in Delivered Projects Four Continents Premier Brands

Average 20% IRR serving sovereign wealth Middle East (NEOM, UAE, GCC), United States, Edition, Mondrian, Delano, W Hotels—deep
funds, family offices, and international Asia, and Europe expertise in branded residence strategies

developers

Senior Leadership Experience

Director of Development, NEOM Trojena (Saudi Arabia) — Ultra-luxury residential within Vision 2030 flagship
EVP Development, Morgans Hotel Group — Portfolio expansion for iconic lifestyle brands

Corporate Director of Development, Wilson Associates — $4B Presidential Palace and landmark projects
Tavistock Development — Led $600M Pier 66 redevelopment

Michael's architectural foundation enables him to evaluate projects not just as financial instruments, but as physical assets whose design, execution quality,
and place-making attributes fundamentally drive long-term value. His methodology combines rigorous financial analysis with deep operational understanding.




The Invitation
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consulting

Michael D. Linczyc

Development Management | GCC Markets

30+ Years | $5B+ Delivered | 20% Average IRR

linczyc@mlxconsulting.com

+1 646 279 4845

Let's talk.
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