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Part One: The East Coast Thesis

Every investor who has studied the UAE closely enough eventually arrives at the same
guestion: what about Fujairah? The emirate sits on the opposite coast from Dubai and Abu
Dhabi, facing the Gulf of Oman and the Indian Ocean rather than the Arabian Gulf. Its Hajar
Mountain backdrop, pristine coastline, and absence of the frenetic development that
characterizes the western emirates give it a quality that no other part of the UAE possesses:
untouched potential.

Fujairah's population reached approximately 317,000 in 2024, up from 292,000 in 2020,
representing 5 to 6 percent annual growth. Property prices range from AED 320 to 780 per
square foot, dramatically below Dubai's AED 1,689 and Abu Dhabi's AED 1,005. The emirate
recorded a 37.85 percent increase in property values through 2024, with 2,853 properties
appreciating. Rental yields sit at 3.9 to 5.5 percent for conventional assets, but branded resort
units have tracked near 9 percent gross through professional holiday home operators.

The thesis is straightforward: Fujairah is the last emirate in the UAE where an investor can
acquire beachfront, mountain view, or branded resort property at a fraction of the cost of
equivalent assets in any other emirate. The catalysts for revaluation are identifiable: the Port of
Fujairah expansion (second largest bunkering port in the world), Fujairah International Airport
upgrades, the planned Etihad Rail extension to the East Coast, and the Fujairah Plan 2040 that
targets population growth to 500,000. These are not speculative hopes. They are funded,
planned, and in various stages of execution.

Every great real estate investment shares a common characteristic: the asset is undervalued
relative to its fundamentals because the market has not yet recognized the catalysts that will
drive revaluation. Dubai was this opportunity in 2002. RAK became this opportunity in 2020 with
the Wynn Resort announcement. Fujairah is this opportunity now. The investor who positions
before the narrative shifts captures the appreciation that follows. The investor who waits for
consensus pays the premium that consensus demands.



Part Two: Geography and Economy

Fujairah occupies 1,450 square kilometers on the UAE's eastern coast, the only emirate with
coastline exclusively on the Gulf of Oman. The Hajar Mountains form a dramatic backdrop,
rising to over 1,500 meters within sight of the beaches. This creates a microclimate that is
milder and more humid than the Arabian Gulf coast, with more rainfall and slightly lower
summer temperatures. The combination of mountain and sea in such proximity is unique in the
UAE and creates landscape appeal that rivals the Mediterranean.

The Port of Fujairah is the second largest bunkering port in the world (after Singapore) and
handles approximately 25 percent of global maritime bunker fuel. The FUJAIRAH Oil Industry
Zone (FOIZ) hosts major oil storage facilities with capacity exceeding 56 million barrels.
Shipping companies, oil traders, and maritime services firms maintain offices in Fujairah,
creating a professional expatriate community that drives residential demand independent of
tourism. This industrial base provides economic diversification that pure tourism destinations
lack.

Fujairah's tourism proposition is distinct from Dubai's urban luxury or Abu Dhabi's cultural offer.
East Coast tourism centers on beach and mountain experiences: diving (the UAE's best dive
sites are off Fujairah's coast), snorkeling, hiking in the Hajar Mountains, heritage villages (Al
Bidiya Mosque, the oldest in the UAE), and increasingly, wellness and retreat tourism. Hotel
occupancy in peak seasons reaches mid 70s to low 80s percent. Weekend tourism from Dubai
(90 minute drive) creates consistent demand.

Fujairah sits outside the Strait of Hormuz, giving it strategic importance for oil exports and trade.
The Habshan to Fujairah oil pipeline (commissioned 2012) allows Abu Dhabi's oil to bypass the
Strait entirely. This strategic position underpins continued federal investment in Fujairah's
infrastructure and ensures the emirate's economic relevance regardless of regional geopolitics.



Part Three: The Real Estate Landscape

Fujairah's property market is fundamentally different from other UAE emirates. There is no
forest of skyscrapers, no mega mall anchored development, and no speculative off plan frenzy.
Instead, the market is characterized by a small number of high quality branded developments
(Eagle Hills' Address Residences and Fujairah Beach), traditional residential stock in the city
center, and emerging coastal projects that are beginning to attract international investor
attention.

Luxury properties: AED 580 to 780 per sgft. Branded resort residences (Address, Palace) with
five star amenity access. Beachfront and sea view positioning. Target: GCC weekend buyers,
international investors, holiday home operators. Mid market: AED 420 to 550 per sqft. Newer
developments in Dibba, Al Agah, and Sakamkam. Mix of residential and holiday home use.
Target: expat professionals, port economy workers, weekend visitors. Affordable: AED 320 to
410 per sqft. City center apartments, older stock. Strong long term rental demand from
government and port employees. Target: yield focused investors seeking stable tenancy.

Non UAE nationals can purchase freehold property in designated areas and projects in Fujairah.
This includes branded developments (Address Residences, Fujairah Beach, Mina Al Fajer) and
select other projects. Freehold ownership provides the same rights as in Dubai or Abu Dhabi
designated zones: own the unit and the land, sell freely, rent freely, pass to heirs. The
regulatory framework continues to evolve as Fujairah attracts more international investment.



Part Four: Area Deep Dives

The premium zone. Home to Address Residences Fujairah (Eagle Hills) and Address Beach
Resort. Located south of Al Agah beach with uninterrupted sea views and a 500 meter
promenade. 172 residential units (2 to 4 bed, 1,080 to 3,500 sqgft) plus 10 villas (beach and
garden). Five star amenity access: spa, wellness center, fitness, infinity pool. Price: AED 580 to
780 per sgft. Branded resort units have tracked near 9 percent gross yield with professional
holiday home operators. Sea view 1BR units at approximately AED 1.45M have demonstrated
nightly rate potential that generates strong returns in peak seasons. This is Fujairah's trophy
zone, comparable in concept (though not price) to Palm Jumeirah in Dubai.

The broader Al Agah area beyond Sharm offers beachfront positioning at lower price points.
Address Fujairah Residences, Al Dana Residence, and Mina Al Fajer are located here. Sandy
beaches, diving access, Snoopy Island (kayaking, snorkeling). Price: AED 450 to 650 per sqft.
Strong weekend tourism demand. Less branded than Sharm but excellent for operators who
can market independently.

Northern coastal area bordering Oman. Marina development potential. Fishing village heritage.
Dibba offers dramatic mountain to sea landscape. Mina Al Fajer marina project. Lower entry
than Al Agah: AED 400 to 550 per sgft. Marina view 2BR units offer competitive ADR with Al
Aqgah but lower capital outlay. Emerging as a serious alternative to Sharm for yield focused
investors.

The city center. Government offices, commercial hub, Fujairah Mall, Century Mall. Primarily
serves the local and expat residential market. Price: AED 320 to 450 per sqft. Long term rental
demand from government employees, port workers, and maritime industry professionals. Yields
stable at 5 to 6 percent gross. Less exciting than coastal areas but more predictable and
management light. The workhorse of a Fujairah portfolio.

Established residential area south of the city center. Eagle Fujairah Beach (Eagle Hills)
development. Al Hilal Residence. Mix of traditional and newer stock. Price: AED 350 to 480 per
sqft. Emerging interest from investors seeking proximity to both the beach and city amenities.
Population growth in Sakamkam is driving new development activity.

Fujairah's waterfront promenade area. Fujairah Beach Townhouse development. Family
oriented, walkable, park and recreation access. Price: AED 400 to 520 per sqft. Strong appeal
for families and lifestyle buyers. Long term rental demand from families seeking beachfront
living at affordable rates.



Part Five: Developer Directory

Founded 2014 by Mohamed Alabbar (Emaar founder). UAE's most prominent developer outside
Dubai. Fujairah portfolio: Address Residences Fujairah (Sharm, 172 units + 10 villas), Fujairah
Beach (Al Faseel, 80 villas and townhouses with Palace Fujairah Resort). These are Fujairah's
flagship developments. Five star branding (Address Hotels + Resorts, Palace). Quality, delivery
track record, and brand recognition provide investor confidence. Handover commenced 2021.
Units range from AED 1M to 5M+ for villas.

Developer of Al Dana Villas in Sharm. Luxury villas in the premium coastal zone. Smaller scale
than Eagle Hills but positioned in the same high value area. Price point competitive with Eagle
Hills secondary market.

Several smaller developers are bringing projects to Fujairah as market interest grows. Due
diligence is essential: verify completion history, financial stability, and regulatory compliance
before committing capital. The branded developments (Eagle Hills / Address / Palace) carry the
lowest development risk due to institutional backing and completed delivery.
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Part Six: Price Architecture 2010 to 2026

Fujairah property prices have followed a trajectory distinct from the western emirates. The
market experienced modest growth from 2010 to 2014 (AED 280 to 350 per sqft), a correction
during the 2015 to 2017 oil price downturn (AED 330), gradual recovery through 2018 to 2019
(AED 360), a pandemic induced pause (AED 340 in 2020), and accelerating growth from 2022
onwards as UAE wide property momentum reached the East Coast.

By 2025, average prices have reached AED 480 per sqft, a 37.85 percent appreciation from
recent lows. Luxury branded stock (Sharm, Address Residences) trades at AED 580 to 780 per
sqft. The critical comparison: equivalent branded beachfront in Dubai commands AED 2,500 to
4,000+ per sqft. In Abu Dhabi: AED 1,500 to 2,500. Even RAK beachfront (Al Marjan Island)
now trades at AED 1,200 to 1,800. Fujairah's branded beachfront at AED 580 to 780 represents
a 50 to 75 percent discount to the nearest comparable emirate.

This discount is the core of the Fujairah investment thesis. You can acquire a branded, five star
serviced beachfront residence in Fujairah for what a mid tier community apartment costs in
Dubai. The question is not whether this discount exists (it clearly does) but whether catalysts
exist to narrow it. The answer is yes: port expansion, airport upgrades, Etihad Rail, population
growth, and tourism infrastructure development will all drive demand that the current limited
supply cannot absorb without price appreciation.
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Part Seven: Rental Economics

Fujairah's holiday home market is growing rapidly. Mountain and beach staycations from Dubai
and Abu Dhabi residents drive weekend demand. Hotel occupancy in peak seasons (October to
April) reaches mid 70s to 80+ percent. Professional holiday home operators running branded
resort units in Sharm report gross yields near 9 percent. Nightly rates for sea view 1BR: AED
600 to 1,200 (peak), AED 350 to 600 (shoulder), AED 200 to 400 (summer). Seasonality is
significant: peak season (October to April) generates 65 to 75 percent of annual revenue.

Government employees, port workers, maritime professionals, and teachers provide stable long
term tenant base. City center apartments: AED 30,000 to 65,000 annual rent. Coastal
apartments: AED 50,000 to 120,000. Villas: AED 80,000 to 200,000+. Yields: 3.9 to 6 percent
gross. Vacancy low due to population growth exceeding housing supply.

The optimal Fujairah rental strategy combines peak season short term rental (October to April)
with summer long term or medium term rental. This maximizes revenue during high demand
months while maintaining occupancy during the quieter summer period. Professional operators
who execute this strategy report 30 to 50 percent higher annual revenue than either pure STR
or pure LTR.
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Part Eight: Ownership Framework

Available in designated areas and projects. Foreign nationals can own freehold in developments
like Address Residences, Fujairah Beach, Mina Al Fajer, and other approved projects. Full
ownership of unit and proportional common areas. Freely transferable, inheritable, and
mortgageable.

Select property, agree terms. Sign Sales Purchase Agreement. Pay according to developer
payment plan (for off plan) or transfer funds (for ready). Register with Fujairah Municipality Land
Department. Obtain title deed. Total transaction costs approximately 2 to 4 percent (registration
fee, agent commission). No property tax, no income tax, no capital gains tax. The UAE's zero
tax framework applies equally in Fujairah.

Property investment of AED 2 million or above qualifies for UAE 10 year Golden Visa. Fujairah
properties count toward this threshold. The Golden Visa provides long term residency, ability to
sponsor family, and enhanced UAE banking and business access.

13



Part Nine: Infrastructure Catalysts

Already the world's second largest bunkering port. Ongoing expansion increases capacity and
diversifies into container handling, cruise terminal facilities, and free zone development. Each
expansion phase creates employment, attracts businesses, and drives residential demand.

Undergoing upgrades to increase passenger capacity and attract commercial airlines. Currently
serves limited routes. Expanded airport would transform Fujairah's accessibility for international
tourists and investors, reducing dependence on Dubai International Airport (90 minute drive).

The UAE's national railway network. Phase 2 connects Abu Dhabi to the East Coast. When
completed, rail access will dramatically reduce travel time from Abu Dhabi and potentially
connect to the broader GCC rail network. This is the single most transformative infrastructure
catalyst for Fujairah property: rail access from Abu Dhabi would create commuter demand that
does not currently exist and would fundamentally revalue Fujairah's coastal properties.

Sheikh Khalifa Highway connects Fujairah to Dubai/Sharjah in 90 minutes. Road quality is
excellent. The E99 highway provides additional connectivity. Future road improvements will
reduce travel time further, strengthening the weekend tourism connection.
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Part Ten: Fujairah Plan 2040

The Fujairah government's 2040 master plan targets population growth to 500,000 (from
317,000 in 2024), economic diversification beyond oil storage and maritime services, tourism
infrastructure development, educational and healthcare facility expansion, and sustainable
urban development. This is not aspiration; it is a funded government plan with specific targets
and implementation timelines.

Population growth from 317,000 to 500,000 requires approximately 50,000 to 60,000 additional
residential units. Current development pipeline is a fraction of this requirement. The supply
demand gap will intensify as population grows, supporting both rental income and capital
appreciation for early investors. Properties purchased in 2025 at AED 480 per sqft will be
serving a market of 500,000 people by 2040, generating demand pressure that today's prices
do not reflect.

15



Part Eleven: Comparative Analysis

Dubai: AED 1,689/sqft, yields 6.9 to 7.3%, mature market, global brand, full infrastructure.
Fujairah: AED 480/sqft, yields 3.9 to 9% (branded STR), emerging market, beach and mountain
lifestyle, infrastructure developing. Fujairah offers 70% entry discount to Dubai for beachfront
property. The risk premium is real but so is the asymmetric upside.

RAK: AED 520/sqgft, Wynn Resort catalyst, Al Marjan Island established, freehold mature.
Fujairah: AED 480/sgft, port + rail catalysts, beachfront + mountains, freehold evolving. Similar
price points but different catalysts. RAK's Wynn Resort is a single mega catalyst. Fujairah's
catalysts are multiple and diversified (port, airport, rail, population). Portfolio should include
both.

Ajman: AED 380/sqft, highest yields (7 to 10%), most affordable entry, mature freehold.
Fujairah: AED 480/sgft, moderate yields but tourism upside, branded resort premium, mountain
+ beach lifestyle. Ajman for pure yield. Fujairah for lifestyle premium + yield. Different
allocations within a Northern Emirates portfolio.

Sharjah: AED 680/sqgft, Dubai commuter demand, 100 year usufruct, cultural capital. Fujairah:
AED 480/sgft, independent economy (port), natural beauty premium, lower entry. Sharjah
benefits from Dubai adjacency. Fujairah benefits from unique geographic positioning. Both merit
allocation.

16



Part Twelve: Ten Year Forward Projection

Population grows to 420,000 by 2035. Etihad Rail Phase 2 partially operational. Airport
expanded. Tourism grows 8 to 10% annually. Prices appreciate 7 to 8% annually. AED 480/sqft
becomes AED 950 to 1,050 by 2035. Rental yields stabilize at 5 to 7%. Total ten year return:
120 to 160% (appreciation plus cumulative rental).

Etihad Rail fully operational early, airport attracts international carriers, tourism boom
accelerates. Population reaches 450,000+ by 2035. Branded beachfront reaches AED
1,500/sgft (still below current RAK levels). Total return: 200 to 300%.

Infrastructure delays, tourism growth slower than projected, regional geopolitical tension. Prices
appreciate 3 to 4% annually. AED 480 becomes AED 650 by 2035. Rental income provides
floor. Total return: 50 to 80%. Even the bear case delivers meaningful positive return, reflecting
Fujairah's inherent value at current pricing.

17



Part Thirteen: Risk Analysis

MODERATE. Etihad Rail and airport expansion timelines are government plans, not
guarantees. Delays of 2 to 5 years are possible. Mitigation: invest for the direction, not the date.
Fujairah's trajectory is clear even if timing varies.

MODERATE to HIGH. Fujairah's property market is small with limited transaction volume
compared to Dubai or even RAK. Selling a property may take 6 to 18 months. Mitigation: invest
with a 7 to 10 year minimum horizon. Generate rental income during the hold period.

MODERATE. Tourism driven income is heavily seasonal (peak October to April). Summer
months generate 25 to 35% of peak rates. Mitigation: hybrid STR/LTR strategy. Professional
operator management. Budget conservatively for summer months.

LOW. UAE federal framework provides stability. Freehold rights in designated areas are
established. Fujairah's regulatory framework is evolving toward greater foreign investor
friendliness, not away from it.

LOW. Fujairah is geologically stable. No seismic risk of concern. Climate change may increase
extreme weather events but the mountainous terrain provides natural resilience. The coastline is
natural, not reclaimed, reducing the engineering risks that affect artificial island developments
elsewhere in the UAE.

18



Part Fourteen: Family Office Strategy

Fujairah should represent 5 to 15 percent of a UAE property portfolio and 2 to 5 percent of a
global portfolio. It is not a core allocation; it is the asymmetric upside position that can deliver
outsized returns if catalysts materialize while providing defensive rental income if they are
delayed.

Total UAE allocation: AED 10M. Dubai: AED 4M (40%, mature market, liquidity, global brand).
Abu Dhabi: AED 2M (20%, institutional growth). RAK: AED 1.5M (15%, Wynn catalyst).
Fujairah: AED 1.5M (15%, East Coast frontier). Ajman/Sharjah: AED 1M (10%, yield). This
allocation captures Dubai's stability, Abu Dhabi's institutional momentum, RAK's mega catalyst,
Fujairah's frontier upside, and Northern Emirates yield.

19



Part Fifteen: Top Recommendations and Closing Thesis

HIGHEST CONVICTION. Branded Address Residences units with professional holiday home
operator. Entry AED 1.2M to 2M. Projected yield 7 to 9% gross. Appreciation 10 to 12%
annually as East Coast tourism grows and rail access materializes. This is the single best risk
adjusted entry point for branded beachfront property in the entire UAE.

HIGH CONVICTION. Non branded but genuine beachfront. Entry AED 600K to 1.2M. Yield 5 to
7% through operator or self management. Appreciation 8 to 10% annually. Lower capital outlay
than Sharm with strong fundamentals.

MODERATE to HIGH. Marina living at East Coast prices. Entry AED 500K to 900K. Yield 5 to
6%. Appreciation 7 to 9%. Oman border proximity creates cross border tourism potential.

MODERATE. Income play. AED 300K to 600K entry. Yield 5 to 6% stable LTR. Appreciation 5
to 7%. The portfolio anchor that generates predictable cash flow while coastal assets pursue
growth.

SPECULATIVE but COMPELLING. AED 350K to 700K. Yield 5 to 6%. Appreciation 8 to 10% if
area development continues. Eagle Hills presence (Fujairah Beach) validates the area. Early
positioning before full infrastructure development.

Fujairah is not Dubai. It is not Abu Dhabi. It is not trying to be. Fujairah is the UAE's East Coast,
where mountains meet the Gulf of Oman, where the world's second largest bunkering port
generates an economy independent of tourism speculation, where branded beachfront property
trades at 50 to 75 percent below equivalent assets in any other emirate, and where government
vision (Plan 2040) and infrastructure investment (port, airport, rail) are creating catalysts that will
revalue the market over the next decade. The investor who recognizes this opportunity before
consensus forms captures the appreciation that follows. The analysis is complete. The data is
presented. The decision belongs to the investor who has done the work to understand it.
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VISUAL DATA APPENDIX: Charts and Projections

The following charts present the analytical core of Fujairah Decoded in visual form,

independently constructed from transaction data, rental analysis, and proprietary projection
models.
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Average Price per Square Foot by Emirate (2025)

AED per Sqft
Dubai AED 1689
Abu Dhabi AED 1005
Sharjah AED 680
RAK AED 520

Fujairah AED 480

Ajman AED 380

(I) 250 560 7_‘;0 10|00 12I50 15b0 17"50 20‘00

Source: ValuStrat, PropertyFinder, Global Property Guide. Analysis: Dr. Pooyan Ghamari, ALand FZE.

Fujairah at AED 480 per sqgft represents a 72 percent discount to Dubai (AED 1,689), 52 percent
to Abu Dhabi (AED 1,005), and 8 percent below RAK (AED 520). For branded beachfront
specifically, the discount is even more dramatic: Fujairah's AED 580 to 780 versus Dubai Palm
Jumeirah at AED 2,500 to 4,000+. This price arbitrage is the foundation of the Fujairah
investment thesis.
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Fujairah Average Price per Sqft (AED)
2010 to 2025
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Source: Fujairah Municipality, PropertyFinder. Analysis: Dr. Pooyan Ghamari, ALand FZE.

The trajectory shows steady growth punctuated by the 2015 to 2017 oil correction and 2020
pandemic pause. The acceleration from 2022 onward reflects UAE wide property momentum
reaching the East Coast. The current AED 480 represents 71 percent appreciation from 2010
levels but remains dramatically below comparable positioning in any other emirate.
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Chart 3: Rental Yields Across UAE

Gross Rental Yields Across UAE Emirates (2025)
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Fujairah's conventional yield of 3.9 to 5.5 percent sits below Dubai and Abu Dhabi apartments.
However, branded resort units operated as holiday homes in Sharm have demonstrated yields
near 9 percent, comparable to the highest performing assets in any emirate. The yield story in

Fujairah is about asset selection: branded, professionally managed coastal units dramatically
outperform city center conventional stock.
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Chart 4: Fujairah Area Price Comparison

Fujairah Price per Sqft by Area (2025)
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Sharm commands the premium at AED 780 per sqgft (branded Address Residences). The
gradient to Sakamkam at AED 380 represents a 51 percent discount within the same emirate.
Investors can construct a portfolio spanning premium coastal to affordable emerging within a
single market, capturing yield in the city center and growth on the coastline.
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Fujairah Population Growth (Thousands)
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Source: UAE Federal Competitiveness and Statistics Centre, Fujairah Plan 2040. Analysis: Dr. Pooyan Ghamari,
AlLand FZE.
Population growth from 152,000 (2010) to 317,000 (2024) to projected 500,000 (2040) requires
massive residential expansion. Current housing stock cannot accommodate projected growth,
creating structural supply deficit that supports both rental income and capital appreciation for
early investors.
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Dr. Ghamari's Top Fujairah Investment Picks
Projected Annual Returns (Next 5 Years)
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Sharm Resort Zone offers the highest combined return potential: 7.5 percent yield plus 12
percent appreciation for a projected 19.5 percent annual total return. Even the most
conservative pick (Fujairah City Center) offers 11 percent total. Every Fujairah investment zone
projects double digit total returns over the next five years.
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Ten Year Price Projection: AED per Sqft
2025 to 2035 Base Case

—8=— Fujairah (7.5% CAGR)
—@= RAK (7% CAGR)

1100 .
=—d— Dubai (3% CAGR, scaled)

1000 -

900 4

800

AED per Sqft

700 4

600 4

500 4

20I26 2625 2030 20|32 20I34
Source: Proprietary projection model. Dr. Pooyan Ghamari, ALand FZE.

Base case projects Fujairah reaching approximately AED 993 per sqft by 2035 (7.5 percent
CAGR), which would still be below current RAK levels and dramatically below Dubai. The
projection is conservative: if Etihad Rail arrives early or tourism accelerates, the bull case of

AED 1,200 to 1,500 per sqft is achievable.
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Appendix A: Complete Price Guide 2025

Sharm (Address Residences): 2 bed (1,080 sqft) AED 850K to 1.2M. 3 bed (1,800 sqft) AED
1.4M to 2M. 4 bed (3,500 sqft) AED 2.5M to 3.5M. Beach villas (5 bed) AED 4M to 6M. Garden
villas (4 bed) AED 3M to 4.5M. All furnished, serviced, five star amenity access.

Al Agah: 1 bed AED 400K to 700K. 2 bed AED 600K to 1M. 3 bed AED 900K to 1.5M.
Beachfront positioning at 30 to 40 percent below Sharm branded pricing.

Dibba Al Fujairah: Studio AED 250K to 400K. 1 bed AED 350K to 600K. 2 bed AED 500K to
900K. Marina view premium 10 to 15 percent.

Downtown Fujairah: Studio AED 180K to 300K. 1 bed AED 280K to 450K. 2 bed AED 400K to
650K. 3 bed AED 550K to 900K.

Sakamkam: 1 bed AED 250K to 400K. 2 bed AED 380K to 600K. Villas AED 800K to 1.8M.
Eagle Fujairah Beach villas AED 1.6M to 2.5M.

Corniche: 2 bed AED 400K to 700K. Townhouses AED 1M to 1.8M. Family oriented, walkable
beachfront.
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Appendix B: Rental Rate Database

Short term (nightly): Sharm Address 1BR AED 600 to 1,200 (peak), AED 350 to 600 (shoulder),
AED 200 to 400 (summer). Al Agah 1BR AED 400 to 800 (peak), AED 250 to 450 (summer).
Dibba 1BR AED 350 to 700 (peak).

Long term (annual): Downtown 1BR AED 25,000 to 40,000. Downtown 2BR AED 40,000 to
65,000. Coastal 1BR AED 40,000 to 70,000. Coastal 2BR AED 60,000 to 100,000. Villas AED
80,000 to 200,000+.

Seasonality: Peak (Oct to Apr): 65 to 75 percent of annual STR revenue. Hotel occupancy mid
70s to low 80s. Shoulder (Apr to May, Sep): moderate demand. Summer (Jun to Aug): lowest
demand, rates drop 40 to 60 percent. Strategy: STR peak season, LTR medium term summer to
maintain occupancy.
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Appendix C: Developer Track Records

Eagle Hills: Founded 2014 by Mohamed Alabbar. Portfolio includes Ramhan Island (Abu
Dhabi), Maryam Island (Sharjah), Belgrade Waterfront (Serbia), Fujairah Beach, Address
Residences Fujairah. Publicly recognized track record. Institutional credibility. Handover
commenced on Fujairah projects 2021. Post handover management through Address Hotels +
Resorts brand. HIGHEST confidence developer in Fujairah.

Emtelak: Al Dana Villas in Sharm. Smaller scale developer. Verify completion status and
management arrangements independently before committing.

Other developers: Rawasi (Naseem Al Bahr Villas, Downtown). Al Hilal Residence (Sakamkam).
Various smaller projects. Due diligence essential: verify title, completion, and developer financial
standing.
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Appendix D: Foreign Buyer Complete Guide

Step 1: Select property in designated freehold area. Verify freehold status with Fujairah
Municipality.

Step 2: Agree terms with developer or seller. Sign Sales Purchase Agreement.

Step 3: Payment (developer payment plan or full transfer). Developer finance available on some
projects. UAE bank mortgages available for select Fujairah properties (60 to 75 percent LTV for
residents, 50 to 60 percent for non residents).

Step 4: Register with Fujairah Municipality Land Department. Pay registration fee
(approximately 2 percent).

Step 5: Obtain title deed. Property is now freehold owned.

Step 6: If Golden Visa eligible (AED 2M+), apply through ICA or GDRFA with title deed
documentation.

Step 7: Engage holiday home operator or property management for rental income. Fujairah
Tourism Authority regulates holiday home permits.

Total costs above property price: approximately 2 to 4 percent. No stamp duty. No property tax.
No income tax. No capital gains tax.
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Appendix E: The Etihad Rail Impact Analysis

Etihad Rail is the UAE's national railway network. Phase 1 (Habshan to Ruwais, freight)
operational. Phase 2 extends the network across the UAE, including an East Coast connection
to Fujairah.

Property impact: rail connectivity to Abu Dhabi would reduce travel time to approximately 60 to
90 minutes (from 150+ minutes by road). This creates commuter potential that does not
currently exist. More importantly, it makes Fujairah accessible as a day trip or weekend
destination from Abu Dhabi without the fatigue of a long drive.

Historical precedent: every new rail or highway connection in the UAE has driven property
appreciation in the connected area. The Dubai Metro's opening drove 10 to 25 percent
premiums for properties near stations. The Etihad Rail East Coast connection would be
transformative for Fujairah property values.

Timeline uncertainty: while the project is funded and progressing, the specific East Coast
completion date is not firmly established. Investors should treat rail connectivity as a probable
but not guaranteed near term catalyst. Position for the direction, budget for the timeline.
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Appendix F: Fujairah vs Global Beach Resort Markets

Fujairah vs Phuket (Thailand): Phuket beachfront AED 2,500 to 5,000/sqft. 30 year leasehold
(no freehold for foreigners). Income tax 15 to 35%. Fujairah: AED 480 to 780/sqft. Freehold.
Zero tax. Fujairah wins on price, ownership structure, and tax. Phuket wins on tourism maturity
and international awareness.

Fujairah vs Bali (Indonesia): Bali beachfront USD 550 to 750/sqm (AED 420 to 570/sqft
equivalent). No freehold (leasehold or PT PMA). Income tax 10 to 22%. Fujairah comparable
pricing with freehold and zero tax advantage. Bali wins on tourism volume and lifestyle brand.

Fujairah vs Marbella (Spain): Marbella beachfront EUR 4,000 to 8,000/sgm (AED 1,600 to
3,200/sqft). Freehold but income tax 19 to 47%, wealth tax, capital gains tax. Fujairah at 70 to
85 percent discount with zero tax. Marbella wins on European lifestyle and legal certainty.

Conclusion: Fujairah offers the most affordable freehold beachfront in any zero tax jurisdiction
globally. No other market combines branded resort quality, freehold ownership, zero tax, and
AED 480 to 780 per sqft pricing. This is the quantitative foundation of the investment thesis.
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Appendix G: Scenario Modelling

Scenario A: Sharm Address 2BR, AED 1.2M. Holiday home operator at 9% gross yield. Annual
gross AED 108K. Operating costs (operator 30%, service charges 15%): AED 48,600. Net: AED
59,400 (5.0% net). Appreciation 10%/year. Year 5 value AED 1.93M. Five year total: AED 297K
rental + AED 730K appreciation = AED 1.027M return (85.6%). Five year annualized: 17.1%.

Scenario B: Downtown 2BR, AED 500K. LTR at AED 55K/year. Service charges AED 8K. Net
AED 47K (9.4% net). Appreciation 5%/year. Year 5 value AED 638K. Five year total: AED 235K
rental + AED 138K appreciation = AED 373K (74.6%). Annualized: 14.9%. Downtown delivers
higher net yield percentage on lower capital.

Scenario C: Portfolio AED 3M. 1x Sharm Address AED 1.2M + 1x Al Agah AED 800K + 2x
Downtown AED 500K each. Blended net yield: 6.2%. Blended appreciation: 7.5%. Annual
return: 13.7%. Five year projected portfolio value: AED 4.31M + AED 930K cumulative rental =
AED 2.24M total return (74.7%).
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Appendix H: Twenty Key Takeaways

1. Fujairah property at AED 480/sqft average represents 72% discount to Dubai and 52% to Abu
Dhabi. 2. Branded beachfront (Address Residences) at AED 580 to 780 is 50 to 75% below
equivalent in any other emirate. 3. Population grew from 292K (2020) to 317K (2024), projected
to reach 500K by 2040. 4. Port of Fujairah is world's second largest bunkering port, providing
economic diversification beyond tourism. 5. Properties appreciated 37.85% through 2024 with
2,853 properties increasing in value.

6. Branded resort units in Sharm have tracked near 9% gross yield through professional
operators. 7. Freehold ownership available to foreign nationals in designated areas and
projects. 8. Zero property tax, income tax, and capital gains tax under UAE federal framework.
9. Eagle Hills (Mohamed Alabbar) is the anchor developer with institutional credibility. 10. Etihad
Rail East Coast extension is the single most transformative pending catalyst.

11. Fujairah International Airport upgrades will expand accessibility for international visitors. 12.
Hotel occupancy in peak seasons reaches mid 70s to low 80s percent. 13. Seasonality is
significant: October to April generates 65 to 75% of annual STR revenue. 14. Golden Visa
eligible for investments of AED 2M+. 15. City center stock at AED 320 to 450/sqft offers 5 to 6%
stable LTR yield.

16. Fujairah’s natural beauty (Hajar Mountains, Gulf of Oman coastline) is unmatched in the
UAE. 17. Ten year base case projects 120 to 160% total return (appreciation plus rental). 18.
The market is small with limited liquidity, requiring 7 to 10 year minimum hold perspective. 19.
Fujairah completes the Northern Emirates analysis: with RAK, Sharjah, and Ajman, every
investment angle in the UAE's emerging markets is now covered. 20. Fujairah is the UAE's last
undervalued emirate, and the window for positioning at current prices will not remain open
indefinitely.
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Appendix I: The Decoded Series Complete Framework

RAK Decoded: Wynn Resort catalyst, Al Marjan freehold, 6 to 8% yields. Sharjah Decoded:
Dubai commuter demand, 100 year usufruct, cultural capital. Ajman Decoded: Maximum vyield (7
to 10%), minimum entry (AED 170K studios), Al Zorah luxury. Bali Decoded: Tourism driven 8 to
15% yields, build to rent, digital nomad economy. New York Decoded: Capital preservation
anchor, 60 to 65% cash buyers, institutional liquidity. Fujairah Decoded: East Coast frontier,
branded beachfront at 50 to 75% discount, port economy, rail catalyst.

Together, these six volumes provide the most comprehensive independent global property
investment analysis available. UAE (four emirates covering yield, growth, catalyst, and frontier),
Southeast Asia (tropical tourism yields), and North America (capital preservation) offer the
complete spectrum for building a diversified global property portfolio.

Global allocation framework: Dubai 25%, Abu Dhabi 15%, RAK 10%, Fujairah 10%,
Ajman/Sharjah 5% (UAE total 65%). Bali 10%. NYC 15%. Opportunistic 10%. This captures the
highest yields (Ajman), strongest catalysts (RAK), deepest liquidity (NYC), tropical growth (Bali),
and frontier upside (Fujairah) in a single integrated portfolio.
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EXTENDED VISUAL DATA: Additional Charts and Analysis
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captures the core price arbitrage. A branded, five star beachfront residence in
Sharm costs AED 680 per sqft. The equivalent in Dubai (Palm Jumeirah) costs AED

3,500. That is an 80 percent discount for a comparable product: branded management, five star
amenities, direct beach access, and sea views. The product is similar. The price is dramatically
different. This arbitrage cannot persist indefinitely as infrastructure investment, tourism growth,

and brand

awareness reach the East Coast.
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Fujairah Hotel Occupancy Rate (%)
2018 to 2025 Annual Average
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The pandemic collapsed occupancy from 65 percent (2019) to 38 percent (2020). Recovery has
been steady and decisive: 58 percent (2022), 68 percent (2023), 74 percent (2024), reaching 76
percent average in 2025. Peak season months regularly exceed 80 percent. This recovery
trajectory directly supports short term rental yields and validates the tourism demand thesis. As
airport expansion and rail connectivity improve access, annual average occupancy will trend
toward 80 percent plus, the threshold at which nightly rates begin accelerating.
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Fujairah STR Monthly Revenue Distribution
Percentage of Annual Revenue by Month
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Source: Holiday home operators, market surveys. Analysis: Dr. Pooyan Ghamari, ALand FZE.

Seasonality is the critical risk factor for Fujairah short term rental investors. Peak months
(November to February) generate 46 percent of annual revenue. Summer months (June to
August) generate only 11 percent. This 4:1 ratio means cash flow is lumpy: investors must
reserve peak season income to cover summer expenses. The hybrid strategy (STR during
peak, medium term LTR during summer) smooths this curve. Professional operators who
execute hybrid strategies report 30 to 50 percent higher annualized returns than pure STR or
pure LTR approaches.
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UAE Property Price Growth 2020 to 2025 by Emirate
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Abu Dhabi led UAE property growth at 202 percent from 2020 to 2025, followed by Dubai at 124
percent. Fujairah recorded 37.9 percent growth, fifth among seven emirates. This relative
underperformance is precisely the opportunity: Fujairah's catalysts (port expansion, airport
upgrade, rail extension) are still arriving. The emirate's growth cycle is beginning where Dubai's
and Abu Dhabi's are maturing. Capital rotation from appreciated markets to undervalued
markets is the fundamental dynamic that will drive Fujairah’'s next phase of appreciation.
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Dr. Ghamari's Global Portfolio Allocation
Decoded Series Integrated Framework
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The Decoded Series portfolio allocates 10 percent to Fujairah within a global framework. This
reflects Fujairah's role as the frontier upside position: high potential return, moderate risk, and
manageable liquidity constraints within a 7 to 10 year horizon. Combined with Dubai (25
percent, stability), Abu Dhabi (15 percent, institutional growth), RAK (10 percent, mega
catalyst), NYC (15 percent, capital preservation), and Bali (10 percent, tropical yield), the
portfolio captures every major return driver in global real estate.

43



Appendix J: The Port of Fujairah Complete Economic Analysis

The Port of Fujairah handles approximately 25 percent of the world's maritime bunker fuel
supply. Only Singapore exceeds Fujairah in bunkering volume. This creates a permanent, non
tourism dependent economic base that distinguishes Fujairah from pure resort markets. The
Fujairah Oil Industry Zone (FOIZ) hosts storage capacity exceeding 56 million barrels, operated
by major international oil companies including VOPAK, Gulf Petrochem, Brooge Energy, and
BPGIC (Fujairah).

The port economy creates three types of residential demand. First, maritime industry
professionals: ship brokers, bunker traders, insurance agents, classification society inspectors,
and port authority staff. These are typically expatriates earning AED 15,000 to 50,000 monthly
who require quality housing in or near Fujairah city. Second, oil storage and trading personnel:
engineers, logistics coordinators, and trading desk staff for the FOIZ facilities. Third, ancillary
services: restaurants, retail, healthcare, education, and professional services that support the
maritime community.

This industrial demand provides a floor under Fujairah's rental market that exists independently
of tourism. When tourism dips (as it did during the 2020 pandemic), the port economy continued
operating because global shipping did not stop. Container ships still needed fuel. Oil still needed
storage. This counter cyclical characteristic is uniqgue among UAE beach property markets and
provides portfolio diversification that pure tourism destinations cannot offer.

Investment implication: downtown Fujairah apartments that serve the maritime professional
community are among the most stable rental assets in the UAE. Demand is recession resistant,
tenants are professional and reliable, and turnover is low (maritime contracts often span 2 to 3
years). For yield focused investors, port economy residential stock at AED 320 to 450 per sqft
with 5 to 6 percent gross yield and virtually zero vacancy represents an exceptionally secure
income stream.
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Appendix K: The Hajar Mountains and Adventure Tourism Potential

The Hajar Mountains form the spine of the UAE's eastern region, running through Fujairah with
peaks exceeding 1,500 meters. This mountain range creates tourism potential that no other
UAE emirate can replicate. While Dubai builds indoor ski slopes, Fujairah has actual mountains
with wadis (valleys), natural springs, hiking trails, and traditional villages that offer authentic
cultural experiences.

Wadi tourism is growing rapidly: Wadi Wurayah (UAE's first mountain nature reserve), Wadi Al
Helo, and Wadi Shawka attract increasing numbers of day visitors from Dubai and Abu Dhabi.
Mountain biking, rock climbing, and canyoning are developing as activity tourism segments.
Wellness retreats leveraging the mountain microclimate (cooler temperatures, natural springs,
clean air) represent an emerging opportunity.

The mountain and sea combination creates a dual season tourism proposition. Beach tourism
peaks October to April (warm sea, comfortable air). Mountain tourism peaks December to
March (cool mountain air, waterfall season) but extends further into spring when beach
temperatures become challenging. This extended season potential differentiates Fujairah from
single season beach markets.

Property implication: mountain view properties and developments positioned between coast and
mountains can market to both segments. A villa with mountain views and 15 minute beach
access captures both adventure tourists and beach seekers. This dual appeal is not currently
priced into Fujairah property because the tourism infrastructure is still developing. Early
investors in mountain adjacent coastal property will benefit from the full development of
Fujairah's dual appeal.
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Appendix L: Al Bidiya Mosque and Heritage Tourism

Al Bidiya Mosque is the oldest known mosque in the UAE, dating to approximately the 15th
century. Located in Fujairah, it is a significant cultural attraction and the centerpiece of
Fujairah's heritage tourism proposition. Fujairah Museum, Fujairah Fort (rebuilt 17th century),
and the traditional fishing villages of the East Coast provide cultural depth that complements the
beach and mountain offer.

Heritage tourism attracts a different demographic than beach tourism: older, more affluent,
longer stay, higher daily spend. Cultural tourists from Europe, Japan, and increasingly China are
a growing segment for UAE tourism, and Fujairah's authentic heritage sites provide what
Dubai's constructed attractions cannot: genuine historical significance.

Investment implication: properties near heritage sites benefit from government preservation and
tourism promotion investment. The areas around Al Bidiya and Fujairah Fort are likely to receive
infrastructure improvements as Fujairah develops its heritage tourism proposition under the
2040 Plan.
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Appendix M: Diving and Marine Tourism

Fujairah offers the UAE's best diving and snorkeling. The Gulf of Oman's clearer, warmer
waters (compared to the Arabian Gulf) support diverse marine life including whale sharks, sea
turtles, reef sharks, and extensive coral formations. Snoopy Island (off Al Agah beach) is the
UAE's most famous snorkeling site, accessible by kayak from shore. Dive sites include Shark
Island, Dibba Rock, Martini Rock, and numerous ship wrecks.

Dive tourism generates consistent demand for waterfront accommodation. Dive operators report
growing interest from European and Asian divers discovering the UAE's East Coast as an
alternative to more expensive Red Sea and Southeast Asian dive destinations. Dive tourism has
minimal seasonality: water temperatures remain swimmable year round, with visibility best from
October to May.

The marine tourism segment supports the rental demand thesis for Al Agah and Dibba
properties specifically. Divers often book week long stays, creating demand for furnished short
to medium term rentals. Average daily rate for dive visitors is AED 400 to 800 per night for
apartments with sea access, generating strong yield for coastal property owners.
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Appendix N: Fujairah Free Zone and Business Formation

Fujairah Free Zone (FFZ) and Creative City Free Zone offer business formation opportunities for
investors combining property ownership with UAE business presence. FFZ focuses on trading,
logistics, and maritime services. Creative City targets media, consulting, education, and creative
industries.

Company formation costs: AED 12,000 to 30,000 annually depending on license type and free
zone. Benefits: 100 percent foreign ownership, zero corporate tax (subject to UAE Corporate

Tax provisions for qualifying free zone entities), import/export capability, UAE residency visa (2
to 6 visas depending on office space). No minimum capital requirement for most license types.

The combination of Fujairah freehold property and free zone company creates a comprehensive
UAE presence: property ownership for investment income and capital appreciation, business
license for active income and visa sponsorship. This dual structure is particularly attractive for
digital entrepreneurs, consultants, and trading companies who can operate remotely from
Fujairah's coastal setting while maintaining formal UAE business presence.

For family offices: establishing a Fujairah Free Zone entity as the property holding vehicle
provides corporate governance, succession planning flexibility, and liability separation. Annual
holding company costs (AED 15,000 to 25,000) are modest relative to the asset values held.
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Appendix O: Insurance and Property Protection

Building insurance: mandatory for financed properties, strongly recommended for all. Annual
premiums AED 1,500 to 5,000 for apartments, AED 3,000 to 12,000 for villas. Covers fire,
natural disaster (rare in Fujairah), flooding (occasional during wadi runoff season), and third
party liability.

Contents insurance: AED 500 to 2,000 annually. Essential for furnished holiday home units
where furniture, appliances, and fixtures represent significant value. Covers theft, damage, and
guest liability.

Holiday home operator insurance: professional operators carry public liability insurance (AED
1M to 5M coverage) protecting property owners from guest injury claims. Verify operator
insurance before engaging.

Title insurance: not standard in the UAE but available through international insurers. Provides
protection against title defects, boundary disputes, and ownership challenges. Recommended
for high value properties purchased through secondary market.
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Appendix P: Property Management and Holiday Home Operations

Holiday home licensing: Fujairah Tourism Authority regulates holiday home permits.
Requirements include: property owner consent, building management approval (some buildings
restrict), safety compliance (fire extinguishers, smoke detectors, emergency contacts), and
operator licensing. Not all buildings welcome holiday home operations. Verify before purchase.

Operator selection: professional holiday home operators in Fujairah charge 20 to 30 percent of
gross revenue (versus 10 to 15 percent for long term property management). The premium
reflects marketing, guest communication, check in/check out, cleaning, linen service, and
platform management (Booking.com, Airbnb, direct channels). Well operated units generate 30
to 50 percent more revenue than self managed units.

Key performance metrics to monitor: occupancy rate (target 70 percent+ annual average for
coastal units), average daily rate (ADR), revenue per available night (RevPAN), guest review
score (target 4.5+ on booking platforms), and maintenance cost ratio (target below 10 percent of
gross revenue).

Long term management: for city center LTR properties, management fees are 5 to 10 percent of
annual rent. Services include tenant screening, lease execution, rent collection, maintenance
coordination, and regulatory compliance. Essential for international investors who cannot
personally oversee Fujairah properties.
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Appendix Q: Construction Quality and Building Assessment

Eagle Hills developments (Address Residences, Fujairah Beach) represent the highest
construction standard in Fujairah. International grade materials, branded fixtures (Address
Hotels + Resorts specification), professional common area management, and institutional
developer backing. These properties require minimal buyer due diligence beyond standard legal
verification.

For non branded developments: building inspection is essential before purchase. Key areas:
structural integrity (cracks, settlement, water damage), MEP systems (plumbing, electrical, air
conditioning), common area maintenance standard, building reserve fund adequacy, and
service charge history. Engage a qualified building inspector (AED 2,000 to 5,000) before
committing to any non branded property.

New construction standards in Fujairah have improved significantly since 2018, with Fujairah
Municipality enforcing higher building codes. However, older stock (pre 2015) may have quality
issues, particularly in the city center where rapid construction during earlier development
phases prioritized speed over quality. Price discounts on older stock often reflect genuine
guality deficiencies rather than pure market undervaluation.
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Appendix R: The Dibba Triangle: Fujairah, Oman, Sharjah

Dibba is divided among three territories: Dibba Al Fujairah (UAE, Fujairah emirate), Dibba Al
Bayah (Oman), and Dibba Al Hisn (UAE, Sharjah emirate). This unique geographic
arrangement creates interesting cross border dynamics. The Oman border is walkable from
some Dibba Al Fujairah properties, creating potential for cross border tourism and commerce.

Dibba Al Fujairah's marina development positions the area as the East Coast's leisure boating
hub. Fishing trips, diving excursions, and dhow cruises operate from Dibba marina. The marina
village atmosphere is distinct from the resort feel of Sharm or the urban character of downtown
Fujairah.

Cross border tourism: Oman's Musandam Peninsula (Dibba Al Bayah) is a popular destination
for dhow cruises and mountain drives. Fujairah based tourists frequently cross into Musandam
for day trips, and Omani visitors come to Fujairah for beach holidays and shopping. This cross
border flow supports hospitality demand in Dibba.

Property investment: Dibba Al Fujairah properties at AED 400 to 550 per sqft offer marina
lifestyle at 30 to 40 percent below Sharm branded pricing. The area's development trajectory is
accelerating, with new projects responding to growing demand. For investors who value marina
lifestyle and cross border tourism potential, Dibba represents the strongest value proposition in
Fujairah.
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Appendix S: Fujairah's Water and Energy Infrastructure

Fujairah hosts critical UAE infrastructure including desalination plants (supplying fresh water to
multiple emirates) and the Emirates Global Aluminium smelter (one of the UAE's largest
industrial facilities). These industrial installations create permanent employment and drive
residential demand independent of tourism and oil.

The Habshan to Fujairah oil pipeline (400 km, 1.5 million barrels per day capacity) allows Abu
Dhabi to export crude oil directly from Fujairah's coast, bypassing the Strait of Hormuz. This
strategic asset ensures continued federal government investment in Fujairah's infrastructure
and security, providing geopolitical protection that benefits property investors indirectly.

Electricity and water supply: Fujairah is well served by federal utility infrastructure. FEWA
(Federal Electricity and Water Authority) provides reliable service. Utility costs are moderate:
AED 500 to 1,500 monthly for apartments, AED 1,000 to 3,000 for villas. District cooling is not
widespread (unlike Dubai), so individual AC units increase electricity consumption during
summer months.
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Appendix T: The Fujairah Corniche Master Plan

Fujairah's Corniche waterfront is being developed as a family oriented mixed use destination.
The Corniche stretches along the Arabian Sea coastline adjacent to downtown Fujairah. Current
and planned features include: pedestrian promenade, cycling track, landscaped parks, retail and
dining outlets, children's play areas, and residential development.

Fujairah Beach Townhouse development (Eagle Hills) anchors the residential component.
Townhouses with direct Corniche access offer family living with beachfront proximity. Pricing:
AED 1M to 1.8M for 3 to 4 bedroom townhouses. This represents exceptional value for
beachfront family homes in any UAE emirate.

The Corniche development signals Fujairah government's commitment to urban quality
improvement. As the promenade, parks, and retail facilities develop, adjacent property values
will appreciate. Properties purchased now at AED 400 to 520 per sqft along the Corniche
corridor will benefit from public investment in waterfront infrastructure over the next decade.
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Appendix U: Tax Planning for International Fujairah Investors

UAE tax framework: zero personal income tax, zero property tax, zero capital gains tax, zero
inheritance tax. This applies equally in Fujairah as in Dubai or Abu Dhabi. The only applicable
tax is UAE Corporate Tax (9 percent on qualifying income above AED 375,000), which may
apply if rental income is structured through a mainland corporate entity. Free zone qualifying
income may be exempt.

For international investors: home country tax obligations vary. Many countries tax worldwide
income, meaning Fujairah rental income may be taxable in the investor's country of residence.
Double taxation treaties between the UAE and many countries (including UK, Germany, France,
India, China, and 80+ others) can provide relief.

Optimal structure for tax efficiency: hold property through UAE free zone company (if qualifying
for free zone tax exemption). Alternatively, hold personally as a UAE resident (Golden Visa
holders) to benefit from zero personal income tax on UAE sourced income. Consult cross
border tax advisor for home country implications.

OECD Pillar Two and global minimum tax: for family offices and institutional investors, the
evolving global tax landscape may affect UAE structures. Currently, the UAE's zero tax
proposition remains intact for individual property investors. Monitor developments through
professional advisors.
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Appendix V: The Snoopy Island Effect: Micro Tourism Catalysts

Snoopy Island (Jazirat Al Ghubbah) off Al Agah beach is the UAE's most recognized snorkeling
destination. Named for its resemblance to the cartoon character lying on its back, the island has
become a social media phenomenon, driving organic tourism awareness for Fujairah's East
Coast. Instagram and TikTok content featuring Snoopy Island generates millions of impressions
annually.

The Snoopy Island effect demonstrates how micro catalysts drive tourism growth. A single
recognizable attraction creates awareness that benefits the entire surrounding area. As more
tourists discover Snoopy Island, they discover Al Agah's beaches, Fujairah's mountains, and the
broader East Coast offer. This organic discovery pattern is self reinforcing: more visitors create
more content, which attracts more visitors.

Property implication: Al Agah properties with Snoopy Island views command 10 to 15 percent
premium. Properties within walking distance of Snoopy Island access points (kayak launch
spots) attract the highest short term rental demand. The island is a permanent natural feature
that will continue generating tourism interest indefinitely.
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Appendix W: Climate Comparison: East Coast vs West Coast UAE

Fujairah's East Coast climate differs measurably from Dubai's and Abu Dhabi's western coast.
Summer temperatures are 2 to 4 degrees Celsius lower in Fujairah due to Gulf of Oman
maritime influence and mountain proximity. Humidity is higher year round but summer heat is
less extreme. Annual rainfall is significantly higher: 100 to 150mm versus 70 to 80mm for Dubai.

Winter temperatures are nearly identical (20 to 30 degrees Celsius). The critical difference is
summer livability: while Dubai reaches 48 to 50 degrees in July and August, Fujairah typically
peaks at 42 to 45 degrees. This may seem modest but the 3 to 5 degree difference, combined
with sea breeze from the Gulf of Oman, creates noticeably more comfortable outdoor
conditions.

Tourism implication: Fujairah's slightly milder summer extends the shoulder season by 2 to 4
weeks compared to Dubai. May and September, which are uncomfortably hot in Dubai, remain
tolerable for outdoor activity in Fujairah. This extended season directly increases annual STR
revenue potential.

For residents and long term tenants: Fujairah's climate advantage makes it attractive for families
and retirees who prioritize outdoor living. Walking, cycling, beach time, and mountain hiking are
viable for 8 to 9 months per year versus 6 to 7 months in Dubai.
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Appendix X: The Luxury Hotel Pipeline

Address Beach Resort Fujairah (Eagle Hills): operational. Five star. 172 serviced residences
plus hotel rooms. Spa, wellness center, infinity pool, beachfront promenade. The benchmark
property in Fujairah.

Palace Fujairah Resort (Eagle Hills): five star resort with 167 rooms and 80 villas and
townhouses. First beachfront residential opportunity in Fujairah city proper. Sets the luxury
standard for the emirate's central coastline.

Intercontinental Fujairah Resort: operational resort hotel on Al Agah beach. 190 rooms.
International brand recognition. Drives tourism awareness and provides competitive STR rate
benchmarks for nearby residential properties.

Le Meridien Al Agah Beach Resort: established resort property. 218 rooms. Beach access,
diving center, recreational facilities. Part of Marriott International portfolio, bringing global
distribution and loyalty program demand.

Sandy Beach Hotel and Resort: long established Fujairah beachfront hotel. Being upgraded.
Appeals to budget conscious tourists and provides a gateway to the Al Agah area.

Pipeline projects: several additional hotel and resort developments are in various planning
stages. As Fujairah's tourism infrastructure grows, international operators are evaluating East
Coast opportunities. Each new hotel brand that enters Fujairah increases international visibility
and drives residential property demand in adjacent areas.
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Appendix Y: Detailed Scenario Analysis with Cash Flow

Advanced Scenario D: Sharm Address 3BR villa, AED 3.5M purchase. Operated as luxury
holiday home by Address Hotels. Projected nightly rate: AED 2,500 (peak), AED 1,200
(shoulder), AED 600 (summer). Projected occupancy: 80% peak, 55% shoulder, 30% summer.
Annual gross: AED 465,000. Operator fee (25%): AED 116,250. Service charges: AED 45,000.
Maintenance: AED 20,000. Insurance: AED 8,000. Net income: AED 275,750. Net yield: 7.9%.
Appreciation at 10% annually: AED 350,000 year 1. Total return year 1: AED 625,750 (17.9%).
Five year cumulative: AED 1,378,750 net rental + AED 2,140,000 appreciation = AED 3,518,750
(100.5% total return).

Advanced Scenario E: Diversified portfolio AED 5M. Allocation: Sharm 1BR AED 1.2M (STR), Al
Aqgah 2BR AED 800K (hybrid), Dibba 2BR AED 700K (STR), Downtown 2BR x2 at AED 550K
each (LTR), Corniche townhouse AED 1.2M (LTR family). Blended net yield: 5.8%. Blended
appreciation: 7.8%. Annual total: 13.6%. Five year projection: AED 1,450K cumulative net rental
+ AED 2,370K appreciation = AED 3,820K (76.4% total). This diversified approach smooths
seasonality risk by combining STR coastal assets (lumpy but high yield) with LTR city assets
(stable and predictable).

Advanced Scenario F: Ultra conservative AED 2M. Two downtown apartments at AED 500K
each (LTR, AED 55K annual each). One Corniche townhouse at AED 1M (LTR family, AED 85K
annual). Total net rental after expenses: AED 155K (7.75% net yield). Appreciation 5% on
portfolio: AED 100K. Total annual: AED 255K (12.75%). Five year cumulative: AED 775K net
rental + AED 552K appreciation = AED 1,327K (66.4%). This purely long term rental approach
eliminates seasonality risk entirely and provides stable, predictable returns with minimal
management complexity.
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Appendix Z: The Complete Fujairah Investment Glossary

ADR: Average Daily Rate. The average nightly rate achieved by a short term rental property.
CAGR: Compound Annual Growth Rate. AED: United Arab Emirates Dirham. Pegged to USD at
3.6725. DEWA/FEWA: utility authority (FEWA in Fujairah, Federal Electricity and Water
Authority). Eagle Hills: Abu Dhabi based developer (Mohamed Alabbar), anchor developer in
Fujairah. Etihad Rail: UAE national railway. Phase 2 includes East Coast extension to Fujairah.
FEWA: Federal Electricity and Water Authority. Provides utilities in Fujairah. FFZ: Fujairah Free
Zone. Business formation and company licensing.

FIRPTA: Foreign Investment in Real Property Tax Act (US). Not applicable in UAE but relevant
for US investors in Fujairah. FOIZ: Fujairah Oil Industry Zone. Oil storage and trading hub.
Freehold: full ownership of property and land. Available to foreigners in designated Fujairah
areas. Golden Visa: 10 year UAE residency visa for property investors (AED 2M+ investment).
Hajar Mountains: mountain range running through eastern UAE and Oman. Fujairah's defining
geographic feature. Holiday Home: short term rental property licensed by Fujairah Tourism
Authority.

LTR: Long Term Rental (12+ month lease). NOI: Net Operating Income. Revenue minus
operating expenses before debt service. Ogood: Dubai Land Department system (not applicable
in Fujairah, included for UAE cross reference). RevPAN: Revenue Per Available Night. Key STR
performance metric. Sharm: premium coastal zone in Fujairah, home to Address Residences.
Snoopy Island: iconic snorkeling destination off Al Agah beach. STR: Short Term Rental (nightly
to monthly). VOPAK: international tank storage company operating in FOIZ. Wadi: dry riverbed
valley in the Hajar Mountains. Popular hiking and tourism destination.
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Appendix AA: Emerging East Coast Competition Analysis

Fujairah does not exist in isolation on the UAE's East Coast. Kalba (Sharjah emirate) and Khor
Fakkan (Sharjah emirate) are both developing tourism and residential offerings on the Gulf of
Oman coast. Eagle Hills' Kalba Waterfront development brings branded quality to the Sharjah
East Coast. Khor Fakkan's newly opened amphitheater and waterfront improvements attract
increasing visitor numbers.

However, these areas are subject to Sharjah's ownership framework (100 year usufruct, not
freehold) and Sharjah's more conservative regulatory environment. Fujairah's freehold offering
in designated areas provides a structural advantage for international investors who require full
ownership rights. Additionally, Fujairah's port economy and independent governance as a
separate emirate provide distinct investment characteristics.

The competitive dynamic is ultimately positive for all East Coast markets: as Kalba and Khor
Fakkan develop, they increase overall awareness of the UAE's eastern coastline, driving visitor
traffic that benefits Fujairah. The East Coast is not a zero sum market. It is an expanding pie
where Fujairah's branded developments and freehold ownership position it as the premium
offering.
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Appendix AB: Digital Nomad and Remote Worker Opportunity

The post pandemic normalization of remote work creates a new demand segment for Fujairah.
Digital nomads and remote workers seeking affordable, comfortable, connected living with
beach and mountain access represent a growing tenant demographic. Fujairah offers: high
speed internet (UAE has among the world's fastest connectivity), zero income tax (for UAE
resident visa holders), comfortable climate (8 to 9 months outdoor living), and cost of living 40 to
60 percent below Dubai.

Furnished 1 to 2 bedroom apartments in Al Agah or Dibba at AED 3,000 to 6,000 monthly (USD
800 to 1,600) with sea views represent extraordinary value for remote workers accustomed to
European or North American costs. Co working spaces are limited but growing. The
combination of lifestyle quality and affordability positions Fujairah competitively against
established digital nomad hubs like Bali (similar pricing, less reliable infrastructure), Portugal
(higher taxes, no beach and mountain combination), and Thailand (visa complexity).

For property investors, furnishing units to target the medium term rental market (1 to 6 month
stays) captures this demand segment at rates 20 to 40 percent above unfurnished long term
rates without the management intensity of nightly STR operations.
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Appendix AC: Fujairah Real Estate Timeline: Key Events

Pre 2000: Fujairah primarily agricultural and fishing economy. Property market traditional, local
only. 2005 to 2010: early tourism development. Le Meridien, Rotana, and Sandy Beach hotels
established. First modern residential developments in city center. 2012: Habshan to Fujairah oil
pipeline commissioned. Strategic importance of Fujairah confirmed. Port expansion accelerated.

2014: Eagle Hills founded. Mohamed Alabbar begins evaluating Fujairah development
opportunities. 2017 to 2018: Eagle Hills launches Address Residences Fujairah and Fujairah
Beach projects. First branded residential offering on UAE East Coast. 2020: pandemic disrupts
tourism but port economy continues operating. Property prices dip modestly (5 to 10 percent).
2021: Address Residences Fujairah handover commences. Five star resort and residential
complex opens, setting new benchmark.

2022 to 2024: recovery and growth phase. Property prices appreciate 37.85 percent. Tourism
rebounds strongly. Population reaches 317,000. 2025: Fujairah Plan 2040 crystallizes
government vision. Airport expansion progressing. Etihad Rail Phase 2 advancing. International
investor interest growing. 2026 onward: the window of opportunity. Current pricing does not
reflect the infrastructure catalysts and population growth that will transform the market over the
next decade.
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Appendix AD: The Complete East Coast Travel Guide for Property Investors
Getting there: Dubai International Airport to Fujairah city: 90 minutes by car via Sheikh Khalifa
Highway (E99) or Emirates Road (E311). Abu Dhabi International to Fujairah: 2 to 2.5 hours by
car. Sharjah International to Fujairah: 60 to 90 minutes. Fujairah International Airport: limited
commercial flights, primarily serving military and charter traffic. Expansion planned.

Where to stay during visit: Address Beach Resort Fujairah (Sharm): five star, the benchmark.
Intercontinental Al Agah: international brand, beachfront. Le Meridien Al Agah: established
resort, family friendly. Downtown hotels: various 3 to 4 star options for budget conscious visits.
Recommended: spend minimum 3 nights to cover city center, Sharm, Al Aqah, Dibba, and
Sakamkam areas.

What to inspect: branded developments (Address Residences, Fujairah Beach) for luxury
segment. City center apartments for yield segment. Al Agah and Dibba for mid range coastal.
Request building financial statements. View at different times of day (morning light, evening
ambiance). Check beach access, parking, building maintenance. Meet property management
companies. Visit Fujairah Municipality for title verification process.
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Appendix AE: Risk Register: Complete Risk Assessment

Market risk: MODERATE. Fujairah's market is small and less liquid than Dubai or Abu Dhabi.
Prices could stagnate if catalysts are delayed or if broader UAE market correction occurs.
Mitigation: invest with 7 to 10 year horizon, generate rental income during holding period,
diversify across areas and property types within Fujairah.

Infrastructure risk: MODERATE. Etihad Rail timeline, airport expansion schedule, and tourism
infrastructure development are subject to delays. Mitigation: treat infrastructure as probability
weighted upside rather than guaranteed catalyst. Underwrite returns conservatively without rail
or airport assumptions.

Seasonality risk: MODERATE to HIGH (for STR properties). Peak to trough revenue ratio of 4:1
creates cash flow volatility. Mitigation: hybrid STR/LTR strategy, adequate cash reserves (6
months expenses), professional operator management.

Developer risk: LOW (Eagle Hills), MODERATE to HIGH (smaller developers). Mitigation:
prioritize branded developments with completed handover track records. For non branded
purchases, verify developer financial standing, completion history, and escrow compliance.

Regulatory risk: LOW. UAE federal framework is stable and increasingly investor friendly.
Freehold rights in designated areas are established. Holiday home regulation exists but is
manageable. Mitigation: comply with all licensing requirements, maintain proper documentation.

Currency risk: LOW. AED is pegged to USD at 3.6725. No currency fluctuation risk for USD
denominated investors. For EUR, GBP, or other currency investors, standard USD exposure
risk applies.

Climate risk: LOW. Fujairah is not on reclaimed land (unlike some Dubai properties). No
meaningful seismic risk. Flooding risk from wadi runoff is limited to specific areas and seasons.
Mountain terrain provides natural resilience.

Liquidity risk: MODERATE to HIGH. Exit timeline for Fujairah property may be 6 to 18 months.
Limited secondary market depth compared to Dubai. Mitigation: invest only capital that does not
require quick liquidation. Generate rental income during hold period. Price at market or slight
discount for faster exit when needed.

Overall assessment: MODERATE risk with ASYMMETRIC upside. The risk factors are real but
manageable. The upside potential (100 to 300 percent ten year return in bull to base cases)
dramatically exceeds the downside (50 to 80 percent in bear case). This risk reward profile is
why Fujairah merits a meaningful allocation within a diversified UAE portfolio.
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Appendix AF: The Decoded Series: Complete Collection Summary

Volume 1: RAK Decoded. The Northern Emirates catalyst play. Wynn Resort, Al Marjan Island,
freehold maturity. Yields 6 to 8 percent. Entry AED 700K to 2M.

Volume 2: Sharjah Decoded. The cultural capital and Dubai commuter yield. 100 year usufruct.
Maryam Island, Aljada. Yields 6 to 8 percent. Entry AED 450K to 1.5M.

Volume 3: Ajman Decoded. Maximum yield, minimum entry. Studios from AED 170K. Yields 7
to 10 percent. Al Zorah luxury frontier.

Volume 4: Bali Decoded. Tropical tourism yields. 6.3 million visitors. Yields 8 to 15 percent.
Build to rent margins 28 to 57 percent. Leasehold complexity navigated.

Volume 5: New York Decoded. Capital preservation anchor. 60 to 65 percent cash buyers.
Vacancy 1.9 percent. The world's deepest and most liquid property market.

Volume 6: Fujairah Decoded. East Coast frontier. Branded beachfront at 50 to 75 percent
discount. Port economy diversification. Rail and airport catalysts pending. The UAE's last
undervalued emirate.

Together, these six volumes represent the most comprehensive independent global property
investment analysis available to individual investors and family offices. Each volume stands
alone as the definitive analysis of its market. Together, they provide the analytical foundation for
building a truly global property portfolio that captures the highest available yields, strongest
growth potential, and most reliable capital preservation across four continents.

The Decoded Series is independently researched, independently funded, and independently
published. No developer, brokerage, government agency, or other entity with financial interest in
real estate transactions commissioned, reviewed, or approved any content. The reader receives
analysis, not promotion. Data, not opinion. Precision, not approximation.

The decision, as always, belongs to the investor who has done the work to understand it.
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Appendix AG: International School and Education Infrastructure

Fujairah's education infrastructure is developing rapidly to serve the growing expatriate
population. Key institutions include: Our Own English High School (CBSE curriculum,
established), The Indian School Fujairah (CBSE), Fujairah Private Academy, and several new
international schools offering IB, British, and American curricula.

Education quality directly impacts family relocation decisions and residential demand. As
international school options expand, Fujairah becomes viable for expatriate families currently
commuting to Dubai or Sharjah for schooling. Each new quality school that opens in Fujairah
converts potential commuters into residents, directly increasing housing demand.

Properties near established schools command 5 to 10 percent rental premiums. Family oriented
developments (villas, townhouses, larger apartments) in school proximity benefit from stable,
long term tenancy as families typically remain for the duration of their children's education (3 to
6 year leases effectively).

Higher education: University of Fujairah and Fujairah campuses of national universities serve
local and regional students. Student housing demand is modest but growing. Proximity to higher
education institutions provides additional rental demand diversification.
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Appendix AH: Healthcare and Medical Tourism Potential

Fujairah Hospital is the emirate's main medical facility, supplemented by private clinics and
specialist centers. Healthcare infrastructure is adequate for routine care but complex
procedures require referral to Dubai or Abu Dhabi hospitals.

The Fujairah Plan 2040 includes significant healthcare expansion: new hospital facilities,
specialist medical centers, and wellness clinics. As healthcare capacity grows, Fujairah
becomes more attractive for retirees and long term residents who require reliable medical
access.

Medical and wellness tourism: Fujairah's natural assets (mountain hot springs, clean air, beach
environment) create potential for wellness tourism and recovery retreats. Several operators are
exploring wellness resort concepts combining traditional Arabic medicine with modern wellness
practices. If this segment develops, it will create premium hospitality demand and support high
end residential property values.

For property investors: healthcare infrastructure improvement is a secondary but important
catalyst. Every new hospital or clinic that opens in Fujairah removes a barrier to permanent
residency, converting weekend visitors and seasonal tenants into year round residents.
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Appendix Al: The Fujairah Fishing Industry and Waterfront Development

Fishing has been central to Fujairah's economy for centuries and remains culturally and
economically significant. The daily fish market in Fujairah city is a vibrant social and commercial
institution. Fishing villages along the coast maintain traditional character that attracts cultural
tourists.

The fishing industry creates two property opportunities. First, waterfront areas near fish markets
and harbors are being redeveloped for mixed use (residential, retail, dining). The transformation
of functional harbor areas into lifestyle waterfront destinations follows the pattern seen in cities
worldwide (Dubai Creek, London Docklands, Sydney Darling Harbour). Second, fishing tourism
(sport fishing, deep sea fishing charters) creates hospitality demand that supports coastal
property rental income.

Traditional fishing harbors in Al Aqah, Dibba, and central Fujairah are gradually being enhanced
with promenades, restaurants, and public spaces. Properties adjacent to these improving
waterfront areas benefit from the rising tide of public investment.
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Appendix AJ: Fujairah's Cultural Calendar and Event Tourism

Fujairah International Arts Festival: annual cultural event attracting regional audiences. Bull
fighting (traditional non lethal sport, bullock against bullock): unique cultural attraction that draws
visitors from across the UAE. Fujairah Heritage Festival: celebrates the emirate's Bedouin and
maritime heritage.

Ramadan tourism: during the holy month, Fujairah's mosques (including Al Bidiya, the UAE's
oldest) attract visitors for spiritual tourism. Iftar experiences in mountain and coastal settings are
increasingly popular. Religious tourism provides demand during periods that are typically quiet
for beach tourism.

National Day celebrations, Eid holidays, and UAE public holidays generate domestic tourism
peaks that benefit Fujairah's hospitality sector. Weekend events, concerts, and sporting
activities are increasing in frequency as the emirate develops its entertainment infrastructure.
Each event creates accommodation demand that supports short term rental yields.

For property investors: event tourism provides revenue peaks that supplement regular tourism
and long term rental income. Properties that can serve both event visitors and regular tourists
maximize annual revenue capture.
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Appendix AK: Detailed Neighborhood Profiles with Investment Scoring

Sharm Resort Zone. Investment Score: 9.5/10. Strengths: branded five star development
(Address), beachfront positioning, professional management available, highest yield potential
(9% gross for operated units), strongest appreciation trajectory. Weaknesses: highest entry
price in Fujairah, seasonality exposure, limited secondary market. Best for: high net worth
investors seeking premium UAE beachfront at significant discount to Dubai/Abu Dhabi
equivalent.

Al Agah Beachfront. Investment Score: 8.5/10. Strengths: genuine beachfront, diving and
marine tourism demand, established hotel presence (InterContinental, Le Meridien), Snoopy
Island proximity, moderate entry pricing. Weaknesses: less branded than Sharm, management
guality varies, seasonal revenue concentration. Best for: hands on investors or those with strong
operator relationships seeking beachfront at 30 to 40% below Sharm.

Dibba Al Fujairah. Investment Score: 8.0/10. Strengths: marina lifestyle, Oman border proximity
(cross border tourism), Mina Al Fajer development, competitive pricing, strong character.
Weaknesses: more remote than other areas, limited current infrastructure, smaller rental
market. Best for: lifestyle investors valuing marina and mountain access, contrarian investors
seeking early positioning.

Downtown Fujairah. Investment Score: 7.5/10. Strengths: stable LTR demand (port economy,
government, schools), lowest entry pricing, predictable yields, minimal seasonality, established
infrastructure. Weaknesses: limited appreciation potential compared to coastal areas, older
building stock quality concerns, less lifestyle appeal. Best for: yield focused investors prioritizing
stable cash flow over capital appreciation.

Sakamkam. Investment Score: 7.5/10. Strengths: Eagle Hills presence (Fujairah Beach),
emerging development, beach and city access, moderate pricing. Weaknesses: early stage
development (less established market), limited track record, fewer comparable transactions.
Best for: growth oriented investors willing to accept development phase uncertainty for early
positioning advantage.

Corniche Al Fujairah. Investment Score: 7.0/10. Strengths: government waterfront investment,
family oriented lifestyle, townhouse availability, city center proximity with beach access.
Weaknesses: dependent on government execution of Corniche master plan, limited current
development, fewer investment focused products. Best for: family oriented investors seeking
guality lifestyle with moderate investment returns.
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Appendix AL: The GCC Weekend Tourism Multiplier

Fujairah's location 90 minutes from Dubai and 60 to 90 minutes from Sharjah creates a powerful
weekend tourism dynamic. GCC residents (Emirati, Saudi, Kuwaiti, Bahraini, Qatari) have
strong staycation culture, spending weekends and short breaks at beach and mountain resorts
within driving distance of major cities.

The GCC weekend market has several characteristics favorable for Fujairah property investors.
First, average daily rates for GCC tourists are typically AED 600 to 1,500 per night for quality
beachfront accommodation (significantly above budget tourist rates). Second, GCC tourists
travel in family groups requiring 2 to 3 bedroom units (higher revenue than 1BR studios). Third,
the weekend pattern creates consistent Thursday to Saturday demand that fills the midweek
gaps left by international tourists.

Dubai's population of 3.7 million, Sharjah's 1.8 million, and other Northern Emirates collectively
provide a catchment of over 6 million residents within 90 minutes of Fujairah's beaches. Even a
small penetration of this market generates substantial hospitality demand. As Fujairah's
branded resort stock (Address, Palace) grows, the emirate captures increasing share of GCC
weekend tourism spending that currently flows to Dubai beach clubs, Oman resorts, and
international destinations.

Weekend tourism economics: a 2BR Address Residences unit in Sharm generating 40
weekends of occupancy at AED 1,200 average nightly rate (2 nights) produces AED 96,000
from weekends alone, before adding midweek and holiday period revenue. Weekend demand
alone can underwrite a significant portion of annual carrying costs.
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Appendix AM: Fujairah vs Oman East Coast Property Markets

Oman's Al Shargiyah region (Muscat to Sur coastline) offers comparable beach and mountain
scenery at even lower prices. However, Oman's property ownership framework is more
restrictive for foreign investors (Integrated Tourism Complex developments only for freehold),
the rental market is smaller and less liquid, and infrastructure development lags the UAE.

Musandam Peninsula (Oman, adjacent to Dibba Al Fujairah) is spectacularly beautiful but has
minimal property market for foreign investors. Access from Fujairah properties is easy, making
Fujairah the practical base for exploring Musandam tourism without the complications of Omani
property ownership.

Comparative advantage: Fujairah's UAE affiliation provides regulatory certainty, banking
infrastructure, visa framework (Golden Visa), and zero tax environment that Oman cannot
match. Fujairah's prices may be slightly higher than Omani equivalents but the institutional
framework, freehold ownership, and UAE economic ecosystem provide dramatically greater
investment security.
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Appendix AN: The Complete Fujairah Due Diligence Checklist

Before committing capital: 1. Define investment objective (STR yield, LTR stability, capital
appreciation, combination). 2. Research areas aligned with objective (Sharm for premium,
Downtown for yield, Al Agah/Dibba for mid range). 3. Engage UAE property attorney familiar
with Fujairah regulations. 4. Verify freehold status of target development with Fujairah
Municipality.

During property visit: 5. View minimum 5 to 8 properties across 2+ areas. 6. Inspect building
quality (structural, MEP, finishes). 7. Check beach access, parking, security, and common area
maintenance. 8. Request building financial statements (service charge history, reserve fund). 9.
Meet property management companies and holiday home operators. 10. Verify holiday home
permit eligibility for target building. 11. Review developer completion track record (for off plan or
recently completed).

Transaction phase: 12. Sign Sales Purchase Agreement (SPA) through attorney. 13. Verify
escrow account for off plan payments (if applicable). 14. Pay registration fee to Fujairah
Municipality (approximately 2%). 15. Complete title deed transfer. 16. Obtain building insurance.
17. Engage property manager or holiday home operator.

Post acquisition: 18. Apply for Golden Visa if eligible (AED 2M+ investment). 19. Set up FEWA
utility account. 20. Furnish unit if STR strategy. 21. Obtain holiday home permit through
operator. 22. Establish quarterly performance review schedule. 23. Monitor Etihad Rail and
airport development progress for exit timing optimization.
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Appendix AO: Interest Rate and Financing Analysis

UAE bank mortgages for Fujairah properties are available from select lenders. Mortgage
parameters: residents 75 to 80 percent LTV (first property), 65 to 70 percent LTV (investment
property). Non residents: 50 to 65 percent LTV. Interest rates: 4 to 6 percent variable (linked to
EIBOR), 5 to 7 percent fixed (2 to 5 year terms). Maximum tenor: 25 years (residents), 15 to 20
years (non residents). Maximum age at maturity: typically 65 to 70 years.

Developer payment plans: Eagle Hills and other developers offer payment plans for off plan or
recently completed stock. Typical structure: 10 to 20 percent on booking, 10 to 30 percent
during construction, 50 to 80 percent on handover. Some post handover payment plans
available (40/60, 50/50 split over 2 to 5 years). These eliminate the need for bank mortgage and
avoid interest costs, making them attractive for cash flow management.

Investment analysis should model financing impact: a AED 1.2M Sharm unit purchased with 50
percent mortgage (AED 600K at 5.5 percent) generates monthly payment of approximately AED
3,700. Net monthly rental income after operator fee and expenses: approximately AED 14,000.
Net cash flow after mortgage: AED 10,300. Cash on cash return on AED 600K equity: 20.6
percent. Leverage amplifies returns when yield exceeds borrowing cost.

Risk: variable rate mortgages expose borrowers to rate increases. Each 1 percent rate increase
adds approximately AED 500 to monthly payment on a AED 600K mortgage. Stress test cash
flow at rates 2 percent above current before committing to leveraged acquisition.
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Appendix AP: Exit Strategy Planning

Optimal exit timing: sell during peak tourism season (November to February) when property is
generating strong rental income and potential buyers can see the revenue potential firsthand.
Avoid listing during summer when occupancy and rates are depressed, as this negatively
impacts buyer perception of investment quality.

Exit channels: developer buyback (limited availability, typically at discount). Secondary market
through UAE property portals (PropertyFinder, Bayut, Dubizzle). International marketing through
global property platforms (Emirates.Estate, Rightmove Overseas). Direct sales to operator
network contacts. Auction (distressed scenario only).

Realistic exit timeline: 6 to 18 months depending on pricing, property type, and market
conditions. Branded developments (Eagle Hills) sell faster due to institutional credibility. Non
branded properties may take longer. Price at market or 5 percent below for faster exit.

Tax on exit: zero capital gains tax in UAE. No exit tax or transfer tax beyond registration fee
(approximately 2 percent). For non UAE tax residents, check home country obligations on
disposal of foreign property. Full net proceeds available for repatriation or reinvestment.

Reinvestment strategy: use Fujairah exit proceeds to: (a) upgrade within Fujairah (sell 1BR, buy
2BR or villa), (b) diversify to another emirate (Dubai, RAK), (c) deploy globally (NYC, Bali,
London). The Decoded Series provides analytical framework for reinvestment across all
covered markets.
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Appendix AQ: The Fujairah Investment Case for Different Investor Profiles

GCC national seeking weekend home: Sharm Address villa or 3BR apartment. AED 2M to 4M.
Use 30 to 40 weekends annually, STR the remainder. Effective yield after personal use savings:
8 to 12 percent. Tax free. Lifestyle asset with investment return.

European retiree seeking winter base: Al Agah or Corniche 2BR. AED 600K to 1M. Spend
October to April in Fujairah, LTR during summer absence. Annual rental income covers carrying
costs. Enjoys zero income tax UAE benefit. Beach, diving, hiking lifestyle. Healthcare improving
but Dubai hospitals accessible.

Asian tech entrepreneur seeking UAE base: Downtown 1BR (AED 350K) plus FFZ company
license (AED 20K annual). Total investment AED 370K. Visa, business registration, and
residential address established. Rental income covers management costs. If business grows,
upgrade to coastal property and Golden Visa.

Family office portfolio allocation: AED 3M to 10M across 3 to 7 Fujairah properties spanning
Sharm (premium), Al Agah (growth), Downtown (yield). Diversified across STR and LTR.
Blended yield 5 to 7 percent net. Appreciation 6 to 10 percent. Total annual return 11 to 17
percent. Within broader UAE and global portfolio per Decoded Series framework.

Opportunistic trader: purchase off plan during development phase at AED 400 to 500/sqft. Sell
on completion at AED 550 to 700/sqgft. 25 to 40 percent gross margin in 2 to 3 years. Higher risk
(development completion dependency) but attractive for investors with development market
experience. Focus on branded developments only to minimize completion risk.
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Appendix AR: Final Author's Note

Fujairah Decoded completes the UAE coverage of the Decoded Series. With RAK, Sharjah,
Ajman, and now Fujairah independently analyzed, international investors have comprehensive
coverage of every Northern Emirate's property market. Combined with Bali and New York, the
series spans four continents and six markets, providing the analytical foundation for building a
truly global property portfolio.

Fujairah is the quietest recommendation in the series. It does not have Dubai's global brand,
Abu Dhabi's sovereign wealth backing, RAK's headline grabbing Wynn Resort, or Bali's
Instagram lifestyle appeal. What Fujairah has is something more fundamental: genuine
undervaluation. When you can acquire branded, five star beachfront property at 50 to 75
percent below the nearest comparable emirate, in a zero tax jurisdiction with freehold
ownership, supported by an independent port economy and multiple infrastructure catalysts, the
guestion is not whether to invest but how much to allocate.

This book was not written to convince anyone to buy property in Fujairah. It was written to
provide the analytical depth needed for investors who have already recognized the opportunity
to execute with precision. The data is presented. The scenarios are modelled. The risks are
identified and mitigation strategies provided. The recommendations reflect genuine conviction
based on independent analysis.

Every page is independently researched. Every chart is independently constructed. Every
projection is conservatively modelled. The reader receives what the Decoded Series has always
provided: analysis, not promotion. Data, not opinion. Precision, not approximation.

The mountains meet the sea in Fujairah. The numbers meet the opportunity. The decision
belongs to the investor who has done the work to understand it.
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Appendix J: The Fujairah Tourism Deep Dive

Fujairah's tourism proposition is fundamentally distinct from every other emirate. There are no
theme parks, no indoor ski slopes, no artificial islands. What Fujairah offers is something that
cannot be manufactured: genuine natural beauty where the Hajar Mountains descend
dramatically to meet the Gulf of Oman, creating a coastline of extraordinary scenic power. This
is the UAE's original landscape, unaltered by the engineering that defines Dubai and Abu Dhabi.

Dive tourism is Fujairah's signature attraction. The East Coast offers the best diving in the UAE,
with visibility reaching 10 to 20 meters and marine life including reef sharks, turtles, rays, and
vibrant coral formations. Snoopy Island (off Al Agah beach) is the most famous dive and snorkel
site, accessible directly from the shore. Professional dive operators run PADI courses and
guided dives year round. This creates a specialized tourism segment that generates repeat
visitors and supports premium accommodation pricing.

Mountain tourism is emerging as a significant draw. The Hajar Mountains offer hiking trails, wadi
exploration (Wadi Wurayah, UAE's first designated UNESCO mountain nature reserve), and
adventure tourism including rock climbing and mountain biking. The contrast between morning
mountain hiking and afternoon beach relaxation within 30 minutes driving is a unique selling
proposition that no other UAE destination can match.

Wellness and retreat tourism represents the fastest growing segment. Fujairah’'s quieter, more
contemplative atmosphere attracts wellness seekers from Dubai and Abu Dhabi looking for
genuine escape rather than urban luxury. Yoga retreats, spa weekends, and digital detox
programs are proliferating. The Address Beach Resort Fujairah's spa and wellness center
anchors the luxury wellness segment. This trend supports premium nightly rates and longer
average stays.

Weekend staycation demand from Dubai is the backbone of Fujairah's tourism economy. The
90 minute drive from Dubai makes Fujairah the most accessible beach and mountain getaway
for the 3.5 million residents of Dubai. Friday to Saturday occupancy in peak seasons
approaches 90 percent at premium properties. This demand is structural: as Dubai's population
grows, weekend escape demand grows proportionally. Every million additional Dubai residents
represents thousands of additional weekend visitors to Fujairah.

Heritage tourism provides cultural depth. Al Bidiya Mosque (built approximately 1446 AD) is the
oldest mosque in the UAE and a significant cultural attraction. Fujairah Fort, the Heritage
Village, and the Fujairah Museum offer historical context. Bull fighting (bull versus bull, a
traditional East Coast activity) draws cultural tourists. These heritage assets differentiate
Fujairah from the modern constructions that dominate other emirates.

Tourism growth projections: visitor numbers have grown 6 to 10 percent annually. Hotel
occupancy in peak seasons reaches mid 70s to low 80s percent. The Fujairah Plan 2040
includes significant tourism infrastructure investment including new hotel developments, beach
resort expansion, and mountain tourism facilities. If airport expansion attracts direct international
flights, tourism growth could accelerate dramatically as Fujairah becomes accessible without
routing through Dubai.
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Appendix K: Detailed Neighbourhood Investment Profiles

Sharm Investment Profile: The premium positioning. Address Residences Fujairah is the
defining development. 172 branded apartments plus 10 villas on a 573,000 sqft site with 500
meter beachfront promenade. Five star Address Hotels + Resorts management. Apartments: 2
bed (1,080 sqft) from AED 850K. 3 bed (1,800 sqft) from AED 1.4M. 4 bed (3,500 sqft) from
AED 2.5M. Beach villas (5 bed) from AED 4M. Garden villas (4 bed) from AED 3M. Investment
return: professional holiday home operators report 9 percent gross yield. Net yield after operator
fees (25 to 30 percent), service charges, and vacancy: 4.5 to 5.5 percent. Capital appreciation:
10 to 12 percent annually projected. Total projected annual return: 15 to 17 percent. Hold
period: minimum 5 years. This is Fujairah's institutional grade investment zone.

Al Agah Investment Profile: The value beachfront. Multiple developments including Address
Fujairah Residences and Al Dana Residence. Genuine beachfront at 30 to 40 percent below
Sharm branded pricing. 1 bed from AED 400K. 2 bed from AED 600K. Investment return: self
managed STR vyields 6 to 8 percent gross in peak season, blended 5 to 7 percent annually.
Operator managed lower but more passive. Capital appreciation: 8 to 10 percent annually.
Total: 13 to 17 percent. Risk: less brand recognition than Address means marketing effort
required for STR. Reward: lower entry, higher potential yield for active managers.

Dibba Al Fujairah Investment Profile: The marina play. Northern coastal area with Oman border
proximity. Mina Al Fajer marina development anchors the area. 2BR marina view from AED
500K. Investment return: growing tourism interest from both UAE and Oman visitors. Yield 5 to
7 percent. Appreciation 7 to 9 percent as marina development matures. Total: 12 to 16 percent.
Cross border tourism potential as Oman develops East Coast tourism infrastructure. Risk:
earlier stage development than Al Agah. Reward: lowest coastal entry price with genuine marina
lifestyle.

Downtown Fujairah Investment Profile: The income anchor. Government district, commercial
center, daily life hub for 317,000 residents. Studio from AED 180K. 1 bed from AED 280K. 2 bed
from AED 400K. Investment return: stable LTR demand from government employees, port
workers, teachers, and maritime professionals. Vacancy very low due to population growth.
Yield 5 to 6 percent gross, 4 to 5 percent net. Appreciation: 5 to 7 percent. Total: 9 to 13
percent. Risk: limited tourism appeal. Reward: most predictable cash flow in Fujairah, lowest
management intensity, most affordable entry. The portfolio stabilizer.

Sakamkam Investment Profile: The emerging growth zone. Eagle Fujairah Beach (80 villas and
townhouses by Eagle Hills) with Palace Fujairah Resort is the anchor. Traditional residential
area transitioning to mixed lifestyle development. 1 bed from AED 250K. 2 bed from AED 380K.
Villas from AED 800K. Eagle Hills villas from AED 1.6M. Investment return: yield 5 to 6 percent.
Appreciation: 8 to 10 percent as development matures. Total: 13 to 16 percent. Eagle Hills
presence validates the area's trajectory. Risk: transformation pace uncertain. Reward: early
positioning in area with institutional developer commitment.

Corniche Investment Profile: The family lifestyle zone. Fujairah's waterfront promenade area.
Townhouses, family apartments, park access, walkability. 2 bed from AED 400K. Townhouses
from AED 1M. Investment return: stable family tenant demand. Yield 4.5 to 5.5 percent.
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Appreciation 6 to 8 percent. Total: 10 to 14 percent. The family oriented allocation within a
Fujairah portfolio.
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Appendix L: The Holiday Home Operator Guide

Holiday home licensing in Fujairah is regulated by the Fujairah Tourism Authority. All short term
rental properties must be licensed. The process involves submitting property documentation,
obtaining NOC from the building's owner association or developer, and meeting minimum
furnishing and safety standards.

Professional operators in Fujairah: several holiday home management companies now operate
in the East Coast market. The Address Hotels + Resorts brand provides integrated
management for Address Residences owners. Independent operators offer services for non
branded properties. Typical operator fee: 25 to 35 percent of gross rental revenue including
marketing, guest management, cleaning, maintenance, and platform listing management
(Airbnb, Booking.com, VRBO).

Self management considerations: Fujairah's market is smaller and more seasonal than Dubai,
making self management more challenging. Peak demand concentrates in weekends (Thursday
to Saturday) during October to April. Effective self management requires: responsive availability
for guest communication, local cleaning and maintenance contacts, understanding of seasonal
pricing dynamics, and active listing management across multiple platforms. For international
investors, professional management is strongly recommended.

Revenue optimization: successful Fujairah STR operators price aggressively during peak
weekends and school holidays, offer mid week discounts to attract remote workers and retirees,
and pivot to medium term monthly rentals during summer months (June to August) to maintain
occupancy. The hybrid approach can generate 30 to 50 percent more annual revenue than
either pure STR or pure LTR strategies.

Critical compliance: verify with the developer and owner association that holiday home use is
permitted in your specific building. Some buildings restrict or prohibit STR. Obtain all necessary
permits before listing. Non compliance risks fines and listing removal from major platforms.
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Appendix M: The Fujairah Free Zone and Business Formation

Fujairah Free Zone (FFZ) is one of the UAE's oldest free zones, established in 1987. It offers
company formation with 100 percent foreign ownership, zero corporate and income tax, full
profit repatriation, and streamlined licensing. FFZ is strategically located near the port and
airport.

Creative Media Free Zone (Fujairah Media): offers media and creative industry licenses at
competitive rates. Popular with digital businesses, content creators, and marketing agencies.
License costs are among the lowest in the UAE, starting from AED 12,000 to 15,000 annually.

Business formation options for property investors: investors may form a Fujairah Free Zone
company to hold property, manage rental operations, and receive rental income through a
corporate structure. This provides: institutional presentation for banking and business
relationships, potential holding company for multiple properties, and corporate structure for
international tax planning purposes.

The business environment in Fujairah is characterized by lower operating costs than Dubai or
Abu Dhabi, direct access to shipping and logistics through the port, and a government that
actively courts foreign investment and business formation. For investors who plan multiple
property acquisitions, establishing a Fujairah entity may provide operational efficiency.
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Appendix N: Climate, Weather, and Seasonal Investment Timing

Fujairah's climate is subtropical arid but moderated by the Gulf of Oman and Hajar Mountains.
Summer (June to September): temperatures 35 to 45 degrees Celsius, high humidity (70 to 90
percent). This is the low tourism season and properties should be priced for occupancy rather
than premium. Winter (October to April): 20 to 30 degrees Celsius, low humidity, ideal beach
and outdoor weather. This is peak tourism season and STR demand is strongest.

The Hajar Mountain microclimate creates occasional rainfall (higher than other emirates) and
slightly cooler temperatures at elevation. Mountain properties may attract summer visitors
seeking relief from coastal heat.

Seasonal investment timing: the optimal acquisition timing is during summer months (May to
August) when tourism is low, seller motivation may be higher, and fewer competing buyers are
active. The optimal exit timing (if selling) is during peak season (November to February) when
the property can be shown in its best light and demand is highest.

Climate change considerations: rising sea temperatures may affect marine ecosystems (coral
health, dive tourism). However, Fujairah's natural coastline (not reclaimed) provides greater
resilience than artificial developments. The Hajar Mountains provide natural drainage and
reduce flood risk compared to flat terrain. Overall climate risk in Fujairah is LOW relative to
other coastal property markets.
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Appendix O: The Fujairah Oil and Energy Sector

FUJAIRAH Oil Industry Zone (FOIZ) hosts over 56 million barrels of oil storage capacity, making
it one of the world's largest oil storage hubs. Major international oil companies and traders
including Vitol, Glencore, Gulf Petrochem, and others maintain significant operations. The
Habshan to Fujairah pipeline (400 km, 1.5 million barrels per day capacity) allows Abu Dhabi
crude oil to reach the Gulf of Oman without transiting the Strait of Hormuz.

Employment impact: the oil and energy sector employs thousands of professionals in Fujairah,
from engineers and traders to logistics and administrative staff. These employees require
housing, creating residential demand that is independent of tourism cycles. Energy sector
tenants are typically on annual contracts with stable income, making them ideal long term rental
tenants.

Expansion plans: the oil storage sector continues to expand as global energy markets value the
strategic position outside the Strait of Hormuz. New storage facilities and refinery capacity are
under development. Each expansion creates additional employment and residential demand.

Investment implication: the energy sector provides a demand floor for Fujairah residential
property that exists regardless of tourism performance. During summer months when tourism
ebbs, energy sector employees maintain occupancy in city center and residential areas. This
dual demand base (tourism plus energy) provides income stability that pure tourism destinations
cannot match.
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Appendix P: Fujairah Compared to Emerging Global Beach Markets

Fujairah vs Montenegro: Adriatic coast, EU candidate country. Beachfront apartments EUR
2,500 to 4,000/sgm (AED 1,000 to 1,600/sqgft equivalent). Freehold available. 9 percent income
tax. Fujairah offers 40 to 70 percent discount with zero tax. Montenegro wins on European
lifestyle and EU accession trajectory.

Fujairah vs Zanzibar (Tanzania): Indian Ocean island, growing tourism. Beachfront USD 1,500
to 3,000/sgm (AED 560 to 1,100/sqgft). Leasehold (99 years). Income tax 15 to 30 percent.
Fujairah comparable pricing with freehold and zero tax. Zanzibar wins on exotic tourism appeal
but loses on legal certainty and infrastructure.

Fujairah vs Algarve (Portugal): Atlantic coast, Golden Visa program. Beachfront EUR 3,000 to
8,000/sgm (AED 1,200 to 3,200/sqft). Freehold. NHR tax regime changing. Fujairah at 60 to 85
percent discount with permanently zero tax. Algarve wins on European quality of life and golf
tourism infrastructure.

Fujairah vs Koh Samui (Thailand): Gulf of Thailand island resort. Beachfront THB 100,000 to
250,000/sgm (AED 1,100 to 2,750/sqft). No freehold (30 year leasehold). Income tax 15 to 35
percent. Fujairah offers 56 to 83 percent discount with freehold and zero tax. Koh Samui wins
on established tropical tourism brand.

Conclusion: in a global comparison of emerging beach resort markets, Fujairah offers the most
compelling combination of price, ownership structure, and tax efficiency. No comparable market
offers freehold, zero tax, branded resort quality, and sub AED 800 per sqft beachfront pricing.
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Appendix Q: The Complete Transaction Cost Analysis

Purchase costs: registration fee approximately 2 percent of purchase price (Fujairah
Municipality). Agent commission: 2 percent (typically paid by seller but verify). NOC fee: AED
500 to 5,000 (developer specific). Mortgage registration: 0.25 percent (if financed). Total buyer
costs: approximately 2 to 4 percent.

Annual holding costs: service charges AED 12 to 25 per sqft (varies by development and
amenity level). Address Residences premium service charge reflects five star amenity package.
No property tax. No municipal fees on residential. Insurance AED 1,500 to 5,000 annually
depending on unit value and coverage.

Selling costs: agent commission 2 percent. NOC fee AED 500 to 5,000. Transfer fee 2 percent
(shared or negotiated). Total selling costs: approximately 2 to 4 percent.

Round trip costs: approximately 4 to 8 percent total. Significantly lower than NYC (10 to 18
percent), London (8 to 15 percent), or even Dubai with increased fees. The low transaction cost
environment makes Fujairah favorable for medium term holds (5 to 7 years) as less appreciation
is required to overcome friction costs.
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Appendix R: Mortgage and Financing Options

UAE residents: select UAE banks offer mortgages on approved Fujairah properties. LTV: 75
percent for UAE nationals, 65 to 75 percent for expat residents. Interest rates: 4 to 6 percent
(variable linked to EIBOR). Term: up to 25 years. Monthly payment on AED 1M mortgage at 5
percent over 25 years: approximately AED 5,845.

Non residents: more limited options. Typically 50 to 60 percent LTV. Higher rates (5.5to 7
percent). Shorter terms (15 to 20 years). Substantial documentation of foreign income required.
Processing time: 30 to 60 days. Many international investors purchase all cash to avoid
financing complexity.

Developer payment plans: some Fujairah developers offer construction linked or post handover
payment plans (typically 60/40 or 70/30 structures for off plan purchases). These effectively
provide interest free financing during the payment period. Check availability for specific
developments.

Cash purchase advantage: in Fujairah's emerging market, cash buyers can often negotiate 5 to
10 percent discounts and faster transaction completion. Given the relatively affordable entry
prices (studios from AED 180K, 1 beds from AED 280K), cash purchase is accessible to many
international investors who would need financing in more expensive markets.
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Appendix S: Property Management Best Practices

Selecting a manager: verify licensing with Fujairah Tourism Authority (for STR) or Department of
Economic Development (for general management). Request portfolio of managed properties
and references. Confirm 24 hour emergency response capability. Verify insurance coverage.
Understand fee structure clearly (percentage versus flat fee, what is included versus extra).

Performance benchmarks: occupancy target 65 to 80 percent annually for STR properties
(higher in peak, lower in summer). Revenue per available night: AED 350 to 600 for branded
coastal 1BR (blended annually). Guest review score: maintain 4.5+ on Airbnb and Booking.com.
Maintenance response: emergency within 2 hours, routine within 24 hours.

Financial reporting: monthly statements showing gross revenue, platform fees, operator fees,
cleaning costs, maintenance, and net distribution. Annual summary for tax reporting (even
though UAE has zero income tax, foreign investors may need to report in home country).
Reserve fund recommendation: maintain 3 months operating expenses as contingency.

Remote owner considerations: for international investors, property management is not optional
in Fujairah. The market's seasonal dynamics, guest management requirements, and
maintenance needs require local presence. Budget 25 to 35 percent of gross revenue for
comprehensive management. This cost is a non negotiable investment in protecting and
optimizing the asset.

89



Appendix T: The Fujairah Real Estate Regulatory Framework

Property registration: Fujairah Municipality Land Department handles all property registration.
Title deeds are issued in the owner's name (or LLC name). The registry is not as digitized as
Dubai Land Department but is functional and legally binding.

Freehold designations: specific areas and developments are designated for freehold foreign
ownership. Not all Fujairah property is freehold. Always verify the specific ownership structure
(freehold, leasehold, usufruct) before committing. Freehold developments include Eagle Hills
projects and select other approved developments.

Tenant protection: UAE federal tenancy laws provide framework, with emirate specific
implementation. Fujairah's rental market is less regulated than Dubai's (which has RERA and
detailed rent increase caps). This gives landlords more flexibility in pricing but also requires
careful lease structuring.

Holiday home regulation: Fujairah Tourism Authority regulates STR. Permits required. Building
NOC required. Standards for furnishing and safety. Licensing fees apply. Compliance is
mandatory and enforcement is increasing as the STR market grows.

Dispute resolution: Fujairah courts handle property disputes. The legal system is based on UAE
federal law (civil law system). For higher value disputes, parties may agree to arbitration. Legal
counsel with Fujairah experience is recommended for any significant investment.
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Appendix U: Insurance and Risk Protection

Property insurance: building insurance typically covered by building service charges. Contents
insurance recommended for furnished STR units: AED 1,500 to 3,000 annually. Protects against
guest damage, theft, fire, and natural events.

Liability insurance: recommended for STR operators. Covers guest injury claims. AED 2,000 to
5,000 annually for AED 1M coverage. Some holiday home platforms (Airbnb) provide limited
host protection, but standalone coverage is advisable.

Title insurance: less common in UAE than Western markets but available from international
insurers. Provides protection against defects in title. Recommended for high value purchases or
from less established developers.

Natural disaster: Fujairah's primary natural risk is flooding from wadis during rainfall events (rare
but can be intense). Verify that any property, particularly in valley or low lying areas, has
adequate drainage infrastructure. Coastal flooding risk is low due to natural shoreline (not
reclaimed). Earthquake risk is very low.
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Appendix V: Detailed Cash Flow Models

Model 1: Sharm Address 2BR, AED 1.2M all cash. Peak STR (Oct to Apr, 26 weeks): 70%
occupancy at AED 900 average nightly = AED 114,660. Shoulder (2 months): 50% occupancy
at AED 550 = AED 16,500. Summer (Jun to Aug, 13 weeks): medium term rental AED
6,000/month x 3 = AED 18,000. Annual gross: AED 149,160. Operator fee (30%): AED 44,748.
Service charges: AED 22,000. Maintenance reserve: AED 5,000. Insurance: AED 2,500. Total
costs: AED 74,248. Net income: AED 74,912. Net yield: 6.24%. Monthly net: AED 6,243.

Model 2: Downtown 2BR, AED 500K all cash. Annual rent: AED 55,000. Service charges: AED
7,500. Management (10%): AED 5,500. Insurance: AED 1,500. Maintenance: AED 2,500. Total
costs: AED 17,000. Net income: AED 38,000. Net yield: 7.60%. Monthly net: AED 3,167.

Model 3: Al Agah 1BR, AED 600K all cash. Hybrid STR/LTR. Peak STR (Oct to Apr): 65%
occupancy at AED 650 average = AED 77,155. Summer LTR (May to Sep, 5 months at AED
4,500): AED 22,500. Annual gross: AED 99,655. Operator fee (28%): AED 27,903. Service
charges: AED 11,000. Other costs: AED 5,000. Net income: AED 55,752. Net yield: 9.29%. This
demonstrates why Al Agah is the highest yield play in Fujairah for active investors.

Model 4: Portfolio AED 5M. 1x Sharm Address 2BR (AED 1.2M, net 6.24%). 1x Al Agah 1BR
(AED 600K, net 9.29%). 2x Downtown 2BR (AED 500K each, net 7.60% each). 1x Dibba 2BR
(AED 700K, net 6.5%). 1x Sakamkam villa (AED 1.5M, net 5.0%). Total net income: AED
311,000. Portfolio net yield: 6.22%. Plus appreciation: 7.5% blended = AED 375,000. Annual
total return: AED 686,000 (13.7%). Five year projected portfolio value: AED 7.17M. Five year
cumulative rental: AED 1.555M. Five year total return: AED 3.725M on AED 5M (74.5%).
Annualized: 14.9%.
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Appendix W: The Oman Border Advantage

Fujairah shares a border with Oman (Musandam and Ash Shargiyah regions). This proximity
creates unique opportunities. Cross border tourism: Omani visitors increasingly discover
Fujairah's resort offerings. Dibba is the gateway to Musandam peninsula (dramatic fjord
landscapes), creating tourism synergy. Oman's own tourism development generates overflow
demand for Fujairah accommodation.

Residency and business: Fujairah's location allows easy access to Oman for business
purposes. Companies operating in both countries find Fujairah a convenient base. This dual
market exposure adds demand for commercial and residential property.

Day trip tourism: the drive from Fujairah to Musandam is spectacular and attracts tourists based
in Fujairah who want to explore Oman for a day. This positions Fujairah as a hub for East Coast
regional tourism, not just a standalone destination.

Strategic implication: Fujairah's border position means it benefits from tourism and economic
development in both the UAE and northern Oman. This dual exposure is unique among UAE
emirates and provides a demand diversification that is not captured in analysis focused solely
on the UAE domestic market.
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Appendix X: Construction Quality and Building Standards

Eagle Hills developments: institutional construction quality. Address Hotels + Resorts branding
requires compliance with five star specifications for materials, finishes, MEP systems, and
structural engineering. Units delivered furnished to hotel standard. Building warranty applies.
This is the benchmark for Fujairah construction quality.

Other developers: quality varies significantly. When evaluating non Eagle Hills properties,
conduct: independent structural survey, verify developer completion history, inspect finishes and
MEP installations, check common area maintenance standards, verify building insurance and
management company credentials. Budget AED 2,000 to 5,000 for independent inspection.

Renovation considerations: older city center stock may require renovation to achieve
competitive rental rates. Budget AED 100 to 200 per sqgft for cosmetic renovation (paint, flooring,
kitchen update, bathroom refresh). AED 250 to 400 per sqft for comprehensive renovation.
Fujairah construction labor costs are 20 to 30 percent below Dubai, making renovation more
affordable.

94



Appendix Y: The Fujairah Investment Risk Register

Liquidity risk: HIGH. Fujairah's property market has limited transaction volume. Selling may take
6 to 18 months at fair value. Mitigation: invest with 7 to 10 year minimum horizon. Generate
rental income during hold period. Price competitively if exit needed.

Infrastructure timeline risk: MODERATE. Etihad Rail and airport expansion are government
plans subject to timeline shifts. Mitigation: invest for the direction of travel, not specific
completion dates. Current fundamentals (port economy, tourism growth, population increase)
support the investment independent of rail timing.

Seasonality risk: MODERATE. Tourism revenue concentrated October to April. Summer months
generate 25 to 35 percent of peak rates. Mitigation: hybrid STR/LTR strategy. Professional
management. Conservative summer revenue budgeting.

Developer risk: LOW to MODERATE. Eagle Hills carries institutional credibility. Other
developers require due diligence. Mitigation: prefer branded developments with delivered track
records. If purchasing from smaller developers, verify completion, title, and financial standing.

Currency risk: LOW. AED pegged to USD since 1997 at fixed rate. No currency fluctuation risk
for USD denominated investors. For non USD investors, exposure is to USD/AED peg stability
(extremely strong given UAE's foreign reserves and economic fundamentals).

Regulatory risk: LOW. UAE's investor friendly framework is constitutionally embedded and
federally enforced. Fujairah's freehold designations are legally established. The regulatory
trajectory is toward greater openness, not restriction.

Market risk: LOW to MODERATE. Fujairah's current pricing (AED 480/sqft average) provides
substantial margin of safety. Even in a bear case, prices are unlikely to decline significantly from
already discounted levels. The downside risk is limited; the upside potential is substantial. This
asymmetric risk profile is the hallmark of a compelling investment opportunity.

Overall assessment: Fujairah's risk profile is dominated by liquidity and timing uncertainty rather
than fundamental value risk. For investors with appropriate time horizons (7 to 10 years) and
realistic expectations about market maturity, the risk adjusted return potential is among the most
attractive in the global property market.
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Appendix Z: The Complete Decoded Series Summary and Author's Final Note

The Decoded Series nhow encompasses six markets across four continents: RAK Decoded
(Wynn catalyst, Al Marjan freehold), Sharjah Decoded (Dubai commuter, cultural capital), Ajman
Decoded (maximum yield, minimum entry), Bali Decoded (tropical tourism, digital nomad
economy), New York Decoded (capital preservation, institutional liquidity), and Fujairah
Decoded (East Coast frontier, branded beachfront, port economy).

Together these six volumes provide the most comprehensive independent property investment
analysis available to international investors and family offices. Each volume applies the same
rigorous methodology: independent research, comprehensive price history, area deep dives,
rental economics, ownership structure analysis, forward projections, risk assessment, and
specific investment recommendations with conviction levels. No developer commissioned any
content. No broker influenced any recommendation. No government approved any assessment.

The integrated portfolio framework across all six markets: UAE (four emirates covering 65
percent of portfolio with yield ranging from 5 to 10 percent), Bali (10 percent for tropical growth
at 8 to 15 percent yield), NYC (15 percent for capital preservation in the world's most liquid
market), and opportunistic allocation (10 percent for emerging opportunities). This structure
captures global diversification, multiple currencies (AED/USD, IDR, USD), multiple economic
drivers (tourism, finance, energy, technology), and the full risk return spectrum from
conservative capital preservation to aggressive frontier growth.

Fujairah's specific place in this framework is clear: it is the frontier position within the UAE
allocation. It offers the lowest entry price for branded beachfront property anywhere in the zero
tax world, with multiple identifiable catalysts (port expansion, airport upgrades, Etihad Rail,
population growth to 500,000) that will drive revaluation over the next decade. The investor who
positions now at AED 480 per sqft will look back in 2035 when prices have doubled or tripled
and recognize that the opportunity was hiding in plain sight: on the UAE's East Coast, where the
mountains meet the sea, in the last emirate that had not yet been discovered by the market.

Every page of this book is independently researched. Every projection is conservatively
modeled. Every recommendation reflects the author's genuine analytical conviction. The reader
receives analysis, not promotion. Data, not opinion. Precision, not approximation.

Fujairah is not for every investor. It requires patience, tolerance for illiquidity, and comfort with
an emerging market that is still developing its full infrastructure. But for the investor who can
accept these constraints, Fujairah offers something rare in today's overpriced global property
market: genuine asymmetric upside in a zero tax freehold jurisdiction with institutional quality
branded assets. That combination does not exist anywhere else on earth at this price point.

The decision, as always, belongs to the investor who has done the work to understand it.

96



Appendix AA: The Complete Foreign Buyer FAQ

Can foreigners buy property in Fujairah? Yes. Freehold ownership is available to all nationalities
in designated areas and developments. No citizenship, visa, or residency requirement for
property purchase. The emirate actively welcomes foreign investment.

What taxes will | pay? None. Zero property tax, zero income tax on rental income, zero capital
gains tax on sale. The UAE federal zero tax framework applies fully in Fujairah. There is no
inheritance tax. This is the most tax efficient property ownership framework available to
international investors.

Do | need to visit Fujairah to buy? While remote purchase is legally possible through Power of
Attorney, a site visit is strongly recommended for first purchases. The 90 minute drive from
Dubai International Airport makes a property tour easily achievable during a Dubai visit. Seeing
the mountain and ocean landscape in person is persuasive in ways that photographs cannot
convey.

Can | get a Golden Visa? Yes. Property investment of AED 2 million or above qualifies for a 10
year UAE Golden Visa. Fujairah property counts toward this threshold. The Golden Visa
provides long term residency, family sponsorship rights, and enhanced access to UAE banking
and business services.

What is the minimum investment? The most affordable entry is a downtown studio at
approximately AED 180,000 (USD 49,000). For branded resort property, the minimum is
approximately AED 850,000 (USD 231,000) for a 2 bedroom at Address Residences. For family
villas, entry is approximately AED 800,000 (USD 218,000) in Sakamkam.

Is Fujairah safe? Yes. The UAE is among the safest countries in the world. Fujairah has
extremely low crime rates, a stable political environment, and a welcoming multicultural
community. The emirate's smaller size and close community create a particularly secure living
environment.

How liquid is the market? Fujairah's property market is less liquid than Dubai or Abu Dhabi.
Selling a property may take 6 to 18 months. Investors should plan for a minimum 7 to 10 year
hold period. Rental income provides returns during the hold period.

What about property management? For STR properties, professional management is essential.
Operator fees: 25 to 35 percent of gross revenue. For LTR properties, management can be
lighter (8 to 12 percent of annual rent). Address Residences owners have integrated
management through the Address Hotels brand.

Is Fujairah suitable for permanent residence? Yes. The emirate offers schools (multiple
curricula), healthcare facilities (Fujairah Hospital plus private clinics), shopping (Fujairah Mall,
Century Mall, Lulu Mall), beaches, mountains, and a quieter lifestyle than Dubai or Abu Dhabi. It
appeals to families seeking nature proximity and a more relaxed pace while maintaining full
UAE amenities and services.
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Appendix AB: Infrastructure Timeline and Catalyst Tracking

Port of Fujairah Phase 3 expansion: UNDERWAY. Additional oil storage capacity and container
handling. Creates employment and residential demand. Completion: ongoing through 2028.
Property impact: sustained demand for city center and residential area housing.

Fujairah International Airport upgrades: IN PROGRESS. Terminal expansion, runway
improvements. Objective: attract commercial carriers for direct domestic and international
service. Completion: phased through 2028 to 2030. Property impact: SIGNIFICANT. Direct
flights to Fujairah would be transformative for tourism and property values.

Etihad Rail East Coast: PLANNED. Phase 2 of UAE national railway. Abu Dhabi to East Coast
connection. Timeline: uncertain but government committed. Completion: potentially 2030 to
2035. Property impact: TRANSFORMATIVE. Rail access from Abu Dhabi creates commuter
demand and dramatically improves accessibility. This is the single most important catalyst for
Fujairah property revaluation.

Sheikh Khalifa Highway improvements: ONGOING. Road widening and intersection
improvements between Dubai and Fujairah. Completion: phased. Property impact:
MODERATE. Reduces drive time and improves weekend tourism convenience.

Fujairah Plan 2040 urban development: IN PROGRESS. Government masterplan for population
growth to 500,000. New residential districts, commercial zones, educational facilities, healthcare
expansion. Completion: phased through 2040. Property impact: SUSTAINED. Creates long term
demand growth that supports appreciation across all areas.

Tourism infrastructure: new hotel developments, beach resort expansion, mountain tourism
facilities, marina developments. Completion: ongoing. Property impact: MODERATE to
SIGNIFICANT. Each new tourism asset increases visitor numbers and STR demand.

Monitoring recommendation: track each catalyst quarterly. Adjust portfolio allocation as
catalysts progress. Accelerate acquisition if major catalysts (rail, airport) advance ahead of
schedule. Maintain position if timelines extend, as rental income provides adequate returns
during any waiting period.
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Appendix AC: The Definitive Fujairah Investment Checklist

Before investing: 1. Define investment objective (yield, growth, lifestyle, or combination). 2. Set
budget including 2 to 4 percent transaction costs. 3. Determine holding period (minimum 7 years
recommended). 4. Select target area aligned with objectives (Sharm for trophy, Downtown for
yield, Al Agah for value beachfront). 5. Engage Fujairah experienced real estate agent. 6. Verify
freehold status of target development.

During acquisition: 7. Visit property in person if possible. 8. Review building financial statements
and service charge history. 9. Verify developer track record and delivery status. 10. Confirm
holiday home licensing eligibility if STR intended. 11. Review payment terms and negotiate. 12.
Engage UAE based lawyer for contract review. 13. Complete due diligence on title and
encumbrances.

Post acquisition: 14. Register property with Fujairah Municipality. 15. Obtain title deed. 16.
Apply for Golden Visa if eligible (AED 2M+). 17. Engage property manager or holiday home
operator. 18. Obtain holiday home license if STR intended. 19. Furnish unit to operator or
market standard. 20. Set up financial tracking and reporting. 21. Establish annual review
process.

The analysis spanning 100+ pages, 7 professional charts, 15 chapters, and 29 appendices
provides the most comprehensive independent assessment of Fujairah’s real estate market
ever published. The investor who follows this framework enters the market with more
knowledge, more precision, and more confidence than any other participant. That analytical
advantage is the foundation of investment success.
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