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Disclaimer

 
This document, including any hard copies and any document or material distributed in connection with the
slides (together, the Presentation), have been prepared by or on behalf of Scintilla Network FZE (Company).
The information in the Presentation is not intended to form the basis of any contract.

The Presentation does not constitute or form part of any offer or invitation to sell or issue, or any solicitation of
any offer to purchase or subscribe for, any shares or other securities of the Company (whether pursuant to UAE
Securities and Commodities Authority Decision No. 3/2017 on the Regulation of Promotion and Arranging
Activities, the Dubai International Financial Centre Markets Law (DIFC Law No. 12 of 2004) or otherwise), nor
shall it (or any part of it), or the fact of its distribution, form the basis of, or be relied on in connection with or
act as any inducement to enter into, any contract whatsoever relating to any securities.

The Presentation is provided for general information only and does not purport to contain all the information
that may be required to evaluate the subject matter. The information in the Presentation is provided as at the
date of the Presentation (unless stated otherwise) and is subject to updating, completion, revision and further
verification. No reliance may be placed for any purpose whatever on any information or opinions contained or
expressed in the Presentation or on the accuracy, completeness or fairness of such information and opinions.
To the extent permitted by law or regulation, no undertaking, representation or warranty or other assurance,
express or implied, is made or given by or on behalf of the Company or any of its directors, officers, partners,
employees, agents, affiliates, representatives or advisors, or any other person, as to the accuracy,
completeness or fairness of the information or opinions contained in the Presentation. Save in the case of fraud,
no responsibility or liability is accepted by any person for any errors, omissions or inaccuracies in such
information or opinions or for any loss, cost or damage suffered or incurred, however arising, directly or
indirectly, from any use of, as a result of the reliance on, or otherwise in connection with, the Presentation. In
addition, no duty of care or otherwise is owed by any such person to recipients of the Presentation or any other
person in relation to the Presentation.

Nothing in the Presentation is, or should be relied on as, a promise or representation as to the future. The
Presentation may include certain statements, estimates and projections provided by the Company in relation to
strategies, plans, intentions, expectations, objectives and anticipated future performance of the Company. By
their nature, such statements, estimates and projections involve risk and uncertainty since they are based on
various assumptions made by the Company concerning anticipated results which may or may not prove to be
correct and because they may relate to events and depend on circumstances that may or may not occur in the
future and may be beyond the Company’s ability to control or predict. No representations or warranties of any
kind are made by any person as to the accuracy of such statements, estimates or projections, or that any of the
events expressed or implied in any such statements, estimates or projections will actually occur. The Company
is not under any obligation, and expressly disclaims any intention, to update or revise any such statements,
estimates or projections.

None of the Company, its affiliates or their respective representatives has any responsibility for the
Presentation or any information contained in it, and each disclaims all responsibility therefor.
The Presentation is confidential and should not be distributed, published or reproduced (in whole or in part) or
disclosed by its recipients to any other person for any purpose, other than with the consent of the Company.
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“The global real estate market, long governed by tradition, is undergoing a
fundamental shift. At the core of this transformation is tokenization, a process that
merges blockchain technology with tangible assets to redefine how value is owned,
transferred, and realized. For regions like the UAE, where ambition and innovation
walk hand-in-hand, this change is inevitable. 

At Scintilla, we believe the convergence of real estate and digital infrastructure
offers a generational opportunity to reshape investment access, improve capital
efficiency, and introduce trust through transparency. Our vision is rooted in solving
real structural inefficiencies: illiquidity, complexity, and exclusivity in traditional
property markets. 

Since our inception, we’ve worked to build a fully regulated platform that balances
institutional-grade compliance with digital asset innovation. Collaborating with
global legal partners and UAE regulators, our framework enables fractional
ownership, automatic income distribution, and end-to-end lifecycle governance for
tokenized real estate.  

This paper offers insight into the architecture, regulation, and future trajectory of
real estate tokenization in the UAE, a region we believe is uniquely positioned to
lead on a global scale.” 

Tim Popplewell
Founder & CEO of Scintilla Network
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Scintilla Network serves as an enabling force, providing the technical, regulatory,
and operational infrastructure necessary to transform physical property into
compliant virtual financial products. 

Scintilla’s tokenization framework facilitates the fractional ownership of real estate
assets, allowing property developers, asset managers, and institutional investors to
reimagine traditional asset structuring, distribution, and liquidity. Scintilla’s
architecture is unique in that it provides an entire end-to-end solution, including
asset onboarding, valuation, smart contract issuance, digital custody, and
secondary market listing, all within a fully regulated environment. 

Scintilla balances security and compliance with user-friendly access to investment
opportunities. By embedding property rights and income flows into tokenized
formats, Scintilla enables efficient capital formation, greater price discovery, and
enhanced transparency for stakeholders. 

Through strategic collaborations with real estate owners and developers in the
UAE, and overseas, Scintilla is actively advancing use cases. These projects will
broaden investor participation and in doing so support broader objectives such as
financial inclusion and market modernization. 

Scintilla operates as the bridge between traditional real estate markets and the
virtual asset economy, ensuring that tokenized property is not only technically
feasible but also legally viable and commercially scalable.

Scintilla’s Role in Tokenization
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The UAE is rapidly establishing itself as a global leader in real estate tokenization.
Transforming traditional property investment through fractional ownership,
blockchain-based transparency, and enhanced market access. 

UAE Overview

Regulatory Innovation

In 2024, real estate transactions in Dubai reached record levels, with
roughly 226,000 transactions, with a combined value of AED 761 billion ($207 Billion
USD) [1] Meanwhile, across the entire UAE, it’s estimated that the market is valued
at AED 2.5 trillion ($693 billion USD) [2], showcasing the vast scale of the UAE real
estate ecosystem. 

The Dubai Land Department (DLD), in collaboration with VARA and the Dubai
Future Foundation, launched its first real estate tokenization pilot on March 19th,
2025. The project is a world-first in that it tokenizes title deeds. The DLD forecasts
that by 2033, AED 60 billion in real estate ($16 billion USD) [3] will be tokenized. 

Backed by regulation, government support for blockchain development, and an
active drive to attract global investment, the UAE is laying the groundwork to
become a global hub for real estate tokenization.



This document is provided to you for your information and discussion only. It is not a solicitation or an offer to buy or sell any product or other instrument.
Any information including facts, opinions or quotations, may be condensed or summarised and is expressed as of the date of writing. The information may

change without notice and Scintilla is under no obligation to ensure that such updates are brought to your attention.

This research paper examines UAE real estate tokenization from multiple angles: 

Technical architecture of tokenized assets: blockchain, smart contracts,
redemption. 
Regulatory landscape: including roles of DLD, VARA, and SCA. 
Investment models: fractional equity, income distribution, and governance. 
Lifecycle analysis: from asset sourcing and issuance to trading and compliance. 
Market Implications for valuation, governance, ESG alignment, and investor
access. 
Challenges & opportunities: interoperability, maturity of digital infrastructure,
and regulatory coherence. 
Forward outlook: adoption trends, ecosystem evolution, and long-term impact. 

Technological Drivers

Paper Structure

Tokenization leverages blockchain’s immutability and smart contracts to digitize
possession rights. This facilitates fractional ownership, accelerating settlement times,
lowering transaction costs, and enabling secondary market liquidity, features that are
currently rare in traditional real estate models. 

Real estate developers are already embracing the model: in January 2025, DAMAC
partnered with blockchain platform MANTRA to tokenize $1 billion USD worth of real
estate and data center assets [4]. On the 1st of May 2025, MAG Group launched a $3
billion USD tokenization initiative under Dubai’s regulatory sandbox [5]. 
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Global Benchmark

Despite enormous theoretical promise, tokenized real estate globally remains a
niche asset class: 

Global Tokenized RWAs: $17B as of Q2 2025 [6] 
Tokenized Real Estate On Chain: Estimated at less than 1% of total tokenized
RWAs 
Global Real Estate Market: Est. $379T [7] 
Projected Globally Tokenized Assets: $16T by 2030, with real estate expected
to be a key vertical [8] 

Despite being the largest asset class, real estate has lagged in digital
transformation, held back by: 

Regulatory dissonance (cross-border legal enforceability) 
Lack of secondary liquidity 
Institutional hesitancy due to infrastructure immaturity 
High cost of asset onboarding and legal compliance 

 
The UAE has positioned itself as a global innovation hub for Web3, yet its
performance in real estate tokenization remains in its early stages.
 
While regulatory clarity and digital land registry integrations suggest readiness,
there’s limited real transaction flow or liquidity in tokenized UAE assets. Many pilot
projects remain proof-of-concept rather than market-tested solutions. 
 
UAE in Context 
 
The UAE's real estate market is vast and globally significant: 
 

UAE Real Estate Market Size: $693.53 (est. 2024, all segments) [9].  
No UAE-based real estate tokens are currently trading on institutional-grade,
regulated secondary markets with meaningful volume. 



Benefits of Tokenization

This document is provided to you for your information and discussion only. It is not a solicitation or an offer to buy or sell any product or other instrument.
Any information including facts, opinions or quotations, may be condensed or summarised and is expressed as of the date of writing. The information may

change without notice and Scintilla is under no obligation to ensure that such updates are brought to your attention.

Fractionalization 
Tokenization breaks large assets into smaller on-chain units, making it easier for
investors to gain access. This lowers capital requirements, broadens access, and
allows investors to diversify more efficiently. 

Operational Efficiency 
Smart contracts automate key processes like ownership verification and income
distribution. This reduces manual effort, costs, and eliminates many traditional
intermediaries. 

Reduced Settlement Time 
Blockchain enables near-instant settlement compared to the lengthy processes in
traditional asset transfers. This improves liquidity, reduces risk, and speeds up
capital reallocation. 

Data Transparency 
All transactions are securely recorded on a distributed ledger, ensuring visibility,
auditability, and trust for all stakeholders. This also simplifies regulatory compliance
and reduces fraud. 

Flexibility 
Tokens can be tailored to represent equity, debt, or usage rights, with built-in rules
and governance features. This allows for innovative asset structuring to meet
diverse investor needs. 

Liquidity 
Tokenized assets can be traded on virtual exchanges, unlocking liquidity for
markets like real estate. This allows faster exits, dynamic pricing, and broader
participation.
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Feature Traditional Real Estate Tokenized Real Estate

Ownership Full legal title, often via deed
Fractional digital tokens
representing economic rights

Minimum Investment High capital requirement
Low minimums via
fractionalization

Liquidity Illiquid; resale takes
weeks/months

Potential for faster liquidity
via secondary markets

Access Limited to local or high-net-
worth investors

Global access (subject to
KYC/compliance)

Transparency Opaque; limited access to
performance data

Real-time reporting via
blockchain

Transfer Process Manual legal process with
intermediaries

Automated via smart
contracts

Settlement Time Days to weeks
Near-instantaneous (subject
to compliance checks)

Transaction Costs High fees (legal, agent, notary)
Lower, automated transaction
layers
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Asset Selection and Valuation 
The process begins by identifying a suitable asset with clear value and investment
potential. This can include real estate, commodities, or other real-world assets. A
professional appraisal is then conducted to determine fair market value, forming the
basis for token structure and pricing. 

Legal Structuring and Compliance 
Legal frameworks are established to define ownership rights, investor protections,
and regulatory compliance. This includes drafting offering documents, establishing
SPVs or trusts if needed, and ensuring the structure aligns with local financial and
securities laws. 

Blockchain and Smart Contract Setup 
A blockchain platform is selected based on scalability, security, and regulatory
considerations. Smart contracts are developed to automate core functions such as
transactions, profit distribution, compliance checks, and governance mechanisms. 

Token Creation and Issuance 
Digital tokens are minted to represent ownership or economic rights in the asset.
These tokens are issued in compliance with financial regulations and can
incorporate restrictions or custom features tailored to the asset type and investor
class. 
 
Distribution and Lifecycle Management 
Tokens are offered to investors through private placements, direct platforms, or
virtual exchanges. Post-issuance, the asset undergoes ongoing monitoring and
management, including compliance oversight, investor communications, and
operational updates. 

From Asset to Token

RWAs Blockchain Contracts Creation Distribute Management
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Token Structure

Token structuring is a critical component of any successful real estate tokenization
project. It involves designing the legal, financial, and technical framework that
determines how value, rights, and compliance obligations are embedded into a
digital token. The chosen structure not only affects investor protections and
regulatory treatment but also determines liquidity, taxation, and asset governance. 

In the UAE, structuring a token requires alignment with existing legal entities,
regulatory permissions, and investor onboarding rules. Common approaches
include using Special Purpose Vehicles (SPVs) to hold the underlying real estate
asset, with token holders granted ownership rights, profit shares, or beneficial
interest in the SPV. The structure must also consider jurisdictional overlaps and
ensure full transparency on how revenues, risks, and obligations are distributed.
 
Token utility and classification are key: whether the token represents equity, debt, a
revenue share, or access rights will influence whether it is treated as a security, and
which regulatory framework applies (e.g., VARA, ADGM, or SCA). Smart contracts
can embed governance rights, compliance checks, and distribution logic directly
into the token, allowing for automation and reduced administrative friction.
 
Ultimately, a well-designed token structure ensures compliance, protects investors,
and unlocks the full potential of tokenized real estate by enabling efficient,
transparent, and scalable market participation. 



Three Key Structure Types
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Tokenized Bonds 

Tokenized bonds represent a debt-based approach to real estate tokenization,
where investors purchase digital tokens that entitle them to periodic interest
payments. These tokens do not confer ownership of the underlying asset but are
secured by the property’s cash flows such as rental income or development returns.
This structure is suited to developers seeking alternative financing or institutional
investors seeking fixed-income payments. It avoids fractional ownership
complexities as tokenized bonds are easier to structure and distribute across
borders, though they remain subject to strict securities regulation and carry credit
risk tied to the issuer. 

Use case: Best suited for real estate developers, project financiers, and institutional
investors seeking predictable returns without asset ownership exposure. Common
in pre-construction financing and rental-backed securitization. 

SPV-Based Equity Tokens
 
The most widely used structure, the SPV model involves placing a real estate asset
into a Special Purpose Vehicle, for example, a company or trust, and issuing tokens
that represent shares or units in the SPV. Investors effectively own equity in the
SPV and may be entitled to dividends, profit shares, or voting rights depending on
the terms. This model allows for fractional ownership, legal ring-fencing of
liabilities, and compatibility with smart contracts that automate governance and
payouts. However, it requires careful regulatory structuring, especially regarding
shareholder rights, KYC/AML, and cross-border investor onboarding. 

Use case: Ideal for retail platforms, property aggregators, and cross-border
investors interested in shared equity exposure, dividends, and capital appreciation.
Often used in fractional real estate marketplaces and global investor offerings. 
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Tokenized Title Deeds 

The most direct method of real estate tokenization. This model links a token to the
actual property title on a blockchain-enabled land registry. Here, the token is a
digital representation of legal ownership, either full or fractional, depending on the
local legal framework. This approach eliminates the need for intermediaries like
SPVs and custodians, offering unparalleled transparency and security. However, it
is only viable in jurisdictions where government registries have embraced
blockchain infrastructure, and it often requires legal reforms to permit digital or
fractional title recognition. 

Use case: Works best for single-asset transactions, government pilot programs,
and high-value properties where direct ownership and registry-level recognition are
required. These are emerging in cities with active blockchain registry initiatives,
such as Dubai. 
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Issuing tokenized real estate requires integration of legal, regulatory, financial, and
technical capabilities. A key early step is determining the appropriate legal and
regulatory structure for the offering. Real estate assets can be tokenized using
various models, including equity, debt, or income-participating instruments. The
selected structure should reflect the issuer’s primary objectives, whether focused
on income distribution, capital appreciation, or investor liquidity. These decisions
directly influence the rights attached to the tokens and the type of return investors
can expect. 

Jurisdictional planning is essential. The issuer must consider the location of the real
estate asset, the incorporation of the issuing entity, and the jurisdictions where
tokens will be offered or sold. Each of these elements introduces its own regulatory
requirements, securities laws, and potential tax obligations. In the UAE, compliance
is required across multiple authorities, including the Virtual Assets Regulatory
Authority (VARA), the Securities and Commodities Authority (SCA), and the Dubai
Land Department (DLD), depending on the structure of the transaction and the
type of investor involved. 

Token Distribution

RWAs Tokenized RWA De-Fi
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Governance plays a central role in ensuring the transparency, accountability, and
long-term sustainability of tokenized real estate projects. In a decentralized or
digitally native ecosystem, governance refers to the mechanisms by which
decisions are made, rights are exercised, and responsibilities are enforced. This
includes both on-chain elements (through smart contracts) and off-chain elements
(through legal agreements and entity structures). 

For tokenized real estate, governance must be carefully structured to reflect the
rights and responsibilities of all stakeholders. These include developers, token
holders, custodians, and regulatory bodies. Governance may involve voting rights,
profit distribution policies, dispute resolution procedures, and asset management
decisions. These elements can be programmed directly into smart contracts or
outlined in the legal structure that supports the token, such as an SPV’s
shareholder agreement. 

Effective governance requires a balance between automation and human oversight.
Blockchain technology can automate decisions like rental income distribution or
voting thresholds. However, other matters such as asset maintenance, refinancing,
or redevelopment require human judgment and legal interpretation. 

Governance frameworks must also prioritize regulatory compliance. Projects
operating in or across regulated jurisdictions like the UAE must ensure that
decision-making processes align with local laws. Investor protection and fiduciary
duties need to be clearly defined and enforceable within both technical and legal
systems. 

As the ecosystem evolves, standardized and institutional-grade governance models
are expected to emerge. These may be supported by digital governance platforms
or, where appropriate, Decentralized Autonomous Organizations (DAOs).
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The UAE has emerged as a leader in blockchain innovation and digital asset
regulation, providing a regulatory framework conducive to tokenized real estate
offerings. The regulatory landscape for tokenized real estate in the UAE is shaped
by several key authorities and regulations, each addressing aspects of digital
assets, real estate transactions, and investment protection. 

Virtual Assets Regulatory Authority (VARA) 

VARA, established in Dubai in 2022, governs the regulation of virtual assets,
including tokenized securities. VARA is responsible for overseeing the issuance,
trading, and custody of digital assets within Dubai, including real estate-backed
tokens. VARA's regulatory framework ensures that tokenized assets adhere to
stringent standards for transparency, security, and compliance, making it essential
for issuers to align their tokenized real estate offerings with VARA’s guidelines.
VARA's regulatory approach is focused on investor protection and compliance with
anti-money laundering (AML) and know-your-customer (KYC) standards. 

Securities and Commodities Authority (SCA) 

The SCA regulates traditional securities within the UAE, and its jurisdiction extends
to tokenized real estate assets when they are classified as security tokens. Security
tokens represent ownership or claim on real estate, and as such, the SCA has a role
in ensuring that tokenized real estate offerings comply with traditional securities
laws. Tokenized offerings involving real estate as an asset class may need to be
registered with the SCA and undergo approval processes to ensure legal
compliance, transparency, and fairness for investors. 
 
.
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Abu Dhabi Global Market (ADGM)

Abu Dhabi Global Market (ADGM), an international financial center in Abu Dhabi,
plays a pivotal role in advancing the tokenization of real estate in the UAE through
its progressive regulatory framework. Governed by the Financial Services
Regulatory Authority (FSRA), ADGM offers clear guidance on digital securities and
distributed ledger technology (DLT), treating tokenized real estate as regulated
financial instruments when they meet the criteria for digital securities. This includes
stringent requirements for licensing, custody, AML/KYC compliance, and investor
protection. ADGM’s ecosystem is particularly attractive for real estate tokenization
due to its support for Special Purpose Vehicles (SPVs), which allow flexible,
efficient structuring of tokenized assets. 

Dubai Financial Services Authority (DFSA)

The Dubai Financial Services Authority (DFSA) is the regulatory body for the Dubai
International Financial Centre (DIFC). They provide a regulatory sandbox to enable
eligible entities to operate their tokenization-related financial services, such as
issuance, trading, holding, or settling tokenized investments in a live market
environment with tailored regulatory adjustments. This initiative is to provide
entities with a path to licensing, with successful entities having an opportunity to
transition to a full DFSA license. Entities will be invited to join the Innovation Testing
License ( ITL) Tokenization Cohort, which provides a regulatory sandbox to gain
clarity on the tokenization rules in the DIFC and test tokenization business models
under the DFSA’s supervision. 
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Tokenizing real-world assets (RWAs) requires strict adherence to local and
international compliance frameworks, particularly around KYC (Know Your
Customer) and AML (Anti-Money Laundering) obligations. These measures are
essential to prevent financial crime and build trust in digital asset markets. 

In the UAE, platforms operating under the Virtual Asset Regulatory Authority
(VARA) or other federal bodies must implement KYC/AML frameworks that align
with: 

UAE Federal AML/CFT Laws (e.g., Cabinet Decision No. 10 of 2019) 
FATF guidelines for virtual assets 
License-specific rules (e.g., VARA Rulebooks for VASPs) 

Compliance Infrastructure 

Modern tokenization platforms, including those built for institutional use in the UAE,
now integrate compliance directly into their tech stack: 

Smart contracts include role-based access and governance rules 
Asset onboarding systems feature automated compliance checks and audit
trails 
Real-time integrations with KYC providers, custodians, and fiat gateways
enable seamless, secure user flows 

Scintilla embeds regulatory alignment and robust compliance by working with
regulators, legal partners, and using on-chain governance tools.  This platform
helps to set the standard for compliance tokenization.



Taxation
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Tax implications should be considered early in the structuring phase of any
transaction. Tax treatments of eg. capital gains, rental income, and digital asset
transactions vary from jurisdiction to jurisdiction and these differences can
significantly influence the pricing and distribution model of tokenized assets. A
carefully planned tax strategy can help ensure that an offering remains both
compliant and competitive for institutional and retail investors.

At the time of writing there is no personal income tax on capital gains or rental
income in he UAE, but the introduction of a corporate tax rate [10] may require
issuers to assess whether their activities fall within taxable business operations.
The tax treatment of rental distributions, staking rewards, or yields may depend on
the entity’s legal structure and token classification and also on whether the tokens
are considered real assets or financial instruments.

Secondary market trading may also trigger a taxable event. As tax policies for
digital assets continue to evolve, it is crucial for issuers to engage tax advice early
to ensure compliance and minimize tax exposure.

In addition, although decentralized finance aims to eliminate reliance on centralized
institutions and government oversight, applying these principles to real estate
presents inherent challenges. Real estate remains heavily regulated in many
jurisdictions and may be subject to ongoing taxation which may be in conflict with
DeFi’s emphasis on permission-less liquidity and decentralization.

This Taxation section is not intended to be relied upon as legal or tax advice and all parties interested in any
services provided by Scintilla are strongly advised to first obtain professional advice.



Secondary trading refers to the buying and selling of tokenized real estate assets
after their initial issuance. It is a vital component of the tokenization ecosystem,
introducing liquidity to what has traditionally been an illiquid asset class. In theory,
tokenized assets should enable faster and more flexible trading, offering investors
the ability to exit positions or rebalance portfolios with greater ease. 

In practice, however, the infrastructure for secondary trading in the UAE and
globally is developing. At present, regulated virtual asset exchanges capable of
securely and compliantly trading real estate tokens are limited. While several
technology providers have built platforms with secondary trading functionality,
many are not yet active in the UAE real estate space or are awaiting licensing
approvals.
 
Consistent and enforceable frameworks around ownership transfer, investor
verification (KYC/AML), and cross-border compliance are critical. UAE federal laws
around fractional ownership are still evolving.

Another key barrier is the lack of integrated custodial, banking, and fiat on/off-
ramping services. Without these, market makers and institutional investors are
reluctant to engage, limiting the depth and reliability of liquidity. 

Secondary Trading
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Roadmap to Exchange Activation and Liquidity Enablement: 

Short-term: 
Support regulatory sandboxes or pilot programs with select exchanges. 
Secure licensing for virtual asset platforms with real estate token capabilities. 
Establish partnerships with digital custodians and OTC desks. 

Mid-term: 
Launch pilot for secondary markets in collaboration with local developers and
regulatory support. 
Onboard market makers to provide baseline liquidity and enable price discovery. 
Create liquidity pools or staking mechanisms to incentivize participation. 

Long-term: 
Integrate fully regulated exchanges with custodial and banking rails. 
Expand interoperability with global platforms to support cross-border trading. 

Collaboration between developers, regulators, custodians, and market
infrastructure providers will be essential to creating a transparent and trusted
secondary trading ecosystem. Only with this foundation can tokenized real estate
truly deliver on its liquidity promise. 
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In a regional first, the Dubai Land Department (DLD), in partnership with technology
firm PRYPCO, launched a fully licensed platform for real estate tokenization known
as PRYPCO Mint. This initiative marks a significant milestone in the UAE's broader
effort to integrate blockchain technology into its financial and real estate
infrastructure. It is the first project of its kind in the MENA region to be both state-
backed and legally recognized by a national land registry authority. 

Progress 

PRYPCO/DLD platform has successfully completed two tokenized real estate
offerings: 

The first property: A two-bedroom apartment in Business Bay was fully
subscribed to within 24 hours by 224 investors. 
The second offering: A one-bedroom unit in Kensington Waters was fully
subscribed to in under two minutes, involving 149 investors. 

Both offerings were limited to UAE ID holders. The minimum investment was AED
2,000, and all transactions were conducted in dirhams (AED), with no
cryptocurrency permitted under the current framework. Ownership stakes were
recorded on the XRP Ledger and verified through Property Token Ownership
Certificates issued directly by the DLD, providing legal recognition of each token
holder’s interest in the underlying asset. 

Next Steps

Absence of a Secondary Market: There is currently no regulated venue for token
holders to liquidate or trade their positions, which limits exit opportunities and
overall utility. 
Restricted Participation: Access is presently limited to residents and citizens of
the UAE, excluding a significant portion of Dubai's traditional international
investor base. 
Lack of Yield or Utility Rights: Token holders do not currently receive rental
income or voting rights; their ownership is passive and non-participatory. 
Technology and Custodial Risks: Reliance on third-party infrastructure (Ctrl Alt
and XRP Ledger) may introduce operational and interoperability risks. 
Legal Framework: While local legal recognition is in place, cross-border
enforceability, inheritance rights, and tax treatment require clarification.

DLD/PRYPCO Pilot 
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Further Development 

For the initiative to evolve into a sustainable model of digital asset-backed real
estate, several issues could be addressed: 

Liquidity Mechanisms: The development of a regulated, accessible secondary
market is essential to realizing the full benefits of tokenization. 
Global Investor Inclusion: Expanding access to non-resident investors will be
critical for attracting institutional capital and participation. 
Financial Engineering: Integration with debt instruments, REIT-like structures,
or yield-sharing models will be necessary to make the tokens competitive with
traditional investments. 
Legal Precedents and Dispute Resolution: Clear legal procedures for resolving
disputes, especially across jurisdictions, must be formalized. 
Interoperability and Standards: Adoption of globally compatible token
standards and blockchain protocols will enhance scalability and cross-border
utility. 

Conclusion 

“The launch of this platform in partnership with the Dubai Land Department
represents a meaningful step toward legitimizing real estate tokenization within a
regulated framework. It demonstrates that fractional ownership can be structured
with legal clarity, institutional backing, and investor protection at its core. And with
the pent-up demand and oversubscription the clear benefits of tokenization being
seen by the masses understanding how this pilot evolves will be illuminating to all
of us. 

That said, this is an early-stage effort. We are still in the process of testing market
behavior, refining legal structures, and building the liquidity and infrastructure that
true tokenization requires. It’s a promising foundation, but not yet a finished model.
The next phases will determine whether this evolves into a transformative financial
mechanism or remains a controlled pilot with limited scope.” 
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Founder & CEO of Scintilla Network



Responsibility & Maintenance 
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Property ownership, whether traditional or tokenized, comes with the responsibility
to maintain and manage the assets. This includes tasks like routine maintenance,
urgent repairs, capital improvements, and tenant services. In traditional real estate,
these duties fall directly on the individual or corporate owner. In tokenized real
estate, responsibility depends on the legal structure behind the tokens. 

If the property is held by an SPV, the SPV is the legal owner and will contract a
property management company to oversee operations. Token holders in this model
typically have no direct involvement in day-to-day maintenance but may participate
in governance decisions such as approving budgets or selecting managers. If no
SPV exists as in some title deed tokenization models like those piloted by DLD and
PRYPCO, the legal responsibility remains with the named deedholder. Token
holders in such systems may only hold a beneficial interest, with limited influence
over maintenance decisions.
 
Maintenance is usually executed by a licensed property manager hired by the legal
owner. Funding for these operations is typically drawn from rental income, often set
aside in a reserve fund. In tokenized models, smart contracts can automate the
allocation of these funds and enforce transparency. However, actual repairs and
services must be carried out physically by local vendors. 

Ultimately, the obligation to maintain the property always lies with the legal entity
on the title. While token holders may receive income and vote on certain
governance matters, they do not bear legal responsibility for property upkeep
unless explicitly structured to do so. 



Challenges
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Cross-Border Legal & Identity 
 
Tokenizing real estate introduces multi-layered complications in ownership
verification, taxation, and identity management, especially across jurisdictions. In
the UAE, foreign investors cannot onboard using local credentials like an Emirates
ID, necessitating rigorous KYC and compliance reviews that involve manual, cross-
jurisdictional coordination.

Federal Legal Framework 

While entities like VARA (Dubai), ADGM (Abu Dhabi), and DFSA (Dubai) have made
notable strides, the UAE still requires a unified federal legal regime that supports
fractional ownership and digital securities across all the Emirates. As a result: 

Legal risk increases for projects operating outside the UAE. 
Projects often default to SPV-based legal wrappers, which add cost and limit
scalability. 

Custody, Compliance & Onboarding  

International investors face several onboarding challenges: 

Custodianship models remain fragmented and lack regulatory harmony. 
KYC/AML requirements across borders are labor-intensive, requiring notarized
identity documents, proof of funds, and beneficial ownership disclosures.  

Token Utility Dilution & ETF Mimicry 

A growing critique in global markets is that tokenized real estate often mimics
existing ETF or REIT structures, without offering significant added value: 

Tokens often represent passive ownership in an SPV or rental income stream,
not unlocking programmability, composability, or real-time yield distribution. 
This leads to utility dilution, where investors question why a blockchain-native
product is needed at all. 



Opportunities
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InvestorsDevelopers

Access to High-Value Assets

Investors can now gain exposure to premium
real estate assets with a lower capital outlay
through fractional ownership, making
traditionally exclusive properties accessible to
a wider group.

Portfolio Diversification

Real estate tokens can be used to diversify
across geographies, property types, and
project stages without the friction and cost of
traditional property transactions.

Increased Liquidity

Unlike traditional property investments,
tokenized real estate can be traded on
secondary markets (as they mature), offering
potential liquidity and exit opportunities that
are otherwise difficult in real estate.

Transparent, Real-Time Data

Blockchain ensures immutable, real-time
tracking of ownership, transactions, and
yield distribution. This increased
transparency builds trust and allows
investors to make more informed decisions.

Access to New Capital Sources

Tokenization may open doors to a broader pool
of global investors, including retail and digital-
native participants, who may not have been
able to access traditional real estate deals. This
can enable faster fundraising and more flexible
financing models.

Enhanced Project Visibility and Market
Reach

Blockchain-based platforms can serve as a
new marketing channel, giving developers
access to a wider audience and increasing
transparency. This can enhance buyer
confidence and drive engagement, especially
among younger or tech-savvy investors.

Fractionalization of Large Projects

By offering fractional ownership through
tokens, developers can pre-sell portions of
large-scale developments to diversify funding
and reduce risk. This also allows for better
liquidity planning across project phases.

Streamlined Transactions and Reduced
Costs

Smart contracts automate many manual
processes, such as escrow, verification, and
dividend distribution, reducing administrative
costs and speeding up deal execution. This
improves operational efficiency and scalability.
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Innovation Pipelines

While the first generation of tokenized real estate projects largely may mirror Trad-
Fi instruments, fractional SPV ownership, rental income proxies, and REIT-style
wrappers, the industry is now entering a second phase: programmable,
composable, and yield-integrated real estate tokens. This next wave focuses on
enhancing asset utility, ESG relevance, and integration into broader digital financial
ecosystems. 
 
Hybrid Tokens: Ownership + Real-Time Income 

Tokens that represent a blend of equity and yield rights, allowing investors to
benefit from both capital appreciation and rental distributions in a single,
programmable instrument. 
Features: Built-in governance (e.g., voting on asset decisions), automated
dividend streaming, and cap table integration. 
This offers more dynamic, transparent, and flexible exposure than legacy REITs
or property funds. 

ESG-Linked & Carbon-Indexed Real Estate Tokens 

Real estate tokens linked to environmental performance metrics, such as
carbon intensity, LEED certification, or energy efficiency scores. 
Example Use Case: Rental discounts or token value premiums tied to
sustainability benchmarks verified via on-chain oracles. 
This positions real estate tokenization within global ESG investment trends,
helping unlock green financing channels. 

Tokenized Real Estate Derivatives 

On-chain swaps, options, and synthetic products tied to real estate indexes or
rental yields. 
Applications: Hedging geographic exposure, interest rate risk, or inflation-linked
income; creating real estate-backed structured products. 
This introduces market sophistication and offers institutional tools historically
absent in physical real estate. 
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DeFi Collateralization & Yield Strategies 

Real estate tokens are eligible for collateral for DeFi lending, stablecoin minting,
and liquidity farming. 
Integration Goals: Compatibility with protocols like Aave, Compound, or
jurisdictional equivalents (e.g., ADGM-regulated lending dApps). 
This transforms static real estate into liquid and income-generating.

DAO-Led Asset Governance & Liquidity Pools 

Fractional ownership pooled into tokenized vaults or DAOs, enabling token
holders to collectively manage properties (sell, refurbish, refinance). 
Governance Layer: On-chain voting with delegated powers, enabled by smart
contract-controlled treasuries and revenue allocation. 
This shifts control from centralized sponsors to decentralized communities,
unlocking transparency and shared decision-making. 

Real-World Composability & Interoperability 

Real estate tokens as composable building blocks in broader digital finance: 
May be swapped with other RWA tokens (e.g., tokenized gold or US Treasuries). 
Eligible for liquidity mining or structured portfolio vaults. 
Tradable across L2s and compliant cross-border chains. 



Future Outlook
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“The future of real estate tokenization in the UAE is extremely exciting. We are on
the cusp of a new era of experimentation and scalable innovation. This environment
will foster meaningful collaboration, enabling industry leaders to jointly address
current hurdles.
 
From a regulatory perspective, we can expect to see greater harmonization across
jurisdictions. As tokenized real estate matures and becomes integrated with global
markets, regulators will align their approach to cross-border ownership,
compliance, and digital asset classification. This will lay the foundation for smooth
transactions, investor confidence, and enhanced legal clarity. 

Critically, tokenization must be driven by purpose, not novelty. When applied
correctly, it addresses a core market factor: illiquidity. Tokenization allows for
fractional ownership, access to capital, and dynamic exit options. But doing it for
the sake of innovation alone, without a clear use case, can result in fragmented,
illiquid ecosystems.  

We believe that projects that solve real problems and enhance the investor
experience with smart, thoughtful design will be rewarded.

As these trends converge, sandbox experimentation, regulatory alignment, and
solution-driven innovation, the UAE is poised to become a global hub for digital real
estate investment.” 

Tim Popplewell
Founder & CEO of Scintilla Network
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