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2.1 The housing market1 
 

Table 2.1 
Housing market trend in Milan, 2nd Semester 2010 

Sales Market   Rental Market  
     

Demand !  Demand ! 

Supply !/"  Supply !/" 

Number of contracts !  Number of contracts ! 

Average price(1) (€/sqm) 3,516  Average rent(2) (€/sqm/year) 162 

Average biannual fluctuation (%) -0.3  Average biannual fluctuation (2) (%) 1.4 

Average annual fluctuation (%) -0.7  Average annual fluctuation (2) (%) 0.2 

Average closing times (months) 5.5  Average rental closing times (months) 3.9 

Average reduction on requested price 
(%) 

8.4  Average gross return from rental (%) 4.7 

(1) Weighted average of unoccupied homes. 
(2) Occupied homes. 
Source: Nomisma. 

During the second half of 2010, the Milano housing sales market showed no 
signs of dynamism either from the standpoint of demand or from that of supply. 
This invariance affected transactional activity, which seems to have stabilised 
once and for all following the strong decreases observed in the volumes during 
the most acute phase of the crisis. Nonetheless, the sales values still show a 
slight negative variation (-0.4%) indicating that, in reality, the true recovery has 
not yet begun. The average closing times also remain unvaried at 5.5 months, a 
further warning of a still uncertain phase that differs, furthermore, according to 
the areas considered and to the quality of the buildings. The average difference 
between requested price and actual price declines, even though not by much, 
and reaches, on the average, 8.4%.  

As regards the rental sector, the situation is in part more critical than the sales 
market. The average rental closing times, for example, continue to lengthen and 
reach around 4 months. After three semesters of decline, rents are increasing 
again by 1.4%, a variation that at least partially offsets the drop in the first half 
of 2010, so as to reach zero fluctuation, essentially, on an annual basis 
(+0.2%). 

The average gross returns from rentals increase slightly, stabilising at 4.7%, but 
only due to the positive indication of the rents compared to the price variation.  
                                                             
1 Si veda “Osservatorio sul Mercato Immobiliare”, Nomisma, n. III/2010. 
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For the first half of 2011 we expect the adjustment phase discovered during 
2010 to continue, both with regard to contracts and to values. 

2.2 The luxury housing market 
The luxury housing market is defined as follows:  

- Homes whose sales value per square metre exceeds 7,000 € or whose 
total value exceeds 1,000,000 €;  

- Homes whose rental value exceeds 250 €/sqm per year or whose total 
annual rental value exceeds 40,000 €; 

- Homes located in the following areas: 
o Quadrilateral 
o Historic city centre 
o Brera-Garibaldi 
o Magenta 
o Venezia – Manin - Giardini - Duse 
o Residual zone (virtual zone made up of all residences that comply 

with the indicated parameters but that are not located in the above-
mentioned areas). 

2.2.a Sales 
Table 2.2 

The luxury homes sales market in Milan,  
2nd Semester 2010 

Urban area  Demand  Supply   Number of  
sales  

 
Prices Closing  

times  
(months) 

Difference b/t  
requested/sale 

price 
(in %) 

       
Quadrilateral ! ! ! !/" 14.4 2.7 

Historic city centre !/# !/" ! ! 11.1 5.7 

Brera-Garibaldi " ! !/" " 8.7 5.3 

Magenta " ! ! !/" 14.2 4.4 

Venezia-Duse ! !/# !/# ! 13.8 4.4 

Residual zone ! !/" ! ! 11.1 6.7 

Average !  !  !  ! /"  11.8 5.7 

Source: Tirelli & Partners. 
 

Supply and demand – During the second semester of 2010, the demand for 
luxury homes in Milan was rather static on the average. In spite of this, there 
are some areas that have shown different trends. One of these is the historic 
city centre, where demand has partially fallen off compared to the first half of the 
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year, while the opposite is true in the Brera-Garibaldi and Magenta areas, where 
the request for luxury homes has confirmed the growth of the first semester. 
The high interest in these areas of the city is also corroborated by the high 
percentage of buildings that has received a proposal over the total supply 
present on the market during the semester (around 43% in the Grera-Garibaldi 
area and 30.4% in the Magenta area). 

Meanwhile, the real estate supply has remained basically unchanged even in 
those locations that had a 
sharp decline in available 
homes in the first half of the 
year. In general, we can see 
that the supply is structurally 
scarce, both quantitatively (as 
a matter of fact, the exclusive 
areas in Milan are few and 
always identical) and 
qualitatively (since often neither 
the interior conditions of the 
buildings nor their 
functionality/usability are 
suitable for the requirements of 
the demand).  

Transactional activity is affected by these dynamics, generally turning out to be 
rather static, as already observed in the previous survey. The locations that 
show a bit of dynamism are in the Brera-Garibaldi area, while the dynamism in 
the Venezia-Duse area is more stagnant. 

Closing times – The average closing times lengthen by about 2 months 
compared to the first half of the year and reach around 12 months, essentially 
double in comparison with the housing market on the whole (5.5 months on the 
average). The Quadrilateral and Magenta areas had the most pronounced 
variations, around 5 months and 4 months more, respectively, compared to the 
level reached in the first semester of 2010. The increase in the closing times in 
the other urban areas is of a lesser magnitude, although we are still talking 
about a protraction. This is the case in the historic city centre, where we go from 
9.5 months to 11.1 months, or in the Brera-Garibaldi area, where it takes 8.7 
months (the lowest amount of time in the city, confirming the greater vitality of 
demand and sales agreed upon) compared to the 7.3 months at the beginning 
of the year. Finally, the residual zone reaches average closing times of around 
11 months.  

Figure 2.1 
Average closing times 
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Reductions –The strong resistance of the owners of exclusive residences in 
Milan to lowering their request has been known for a long time, even in the 
presence of concrete purchase offers. In this second semester, however, 
perhaps for the first time and limited to some areas of the city, we seem to have 
noticed an increased willingness of some sellers with economic requests "not in 
line with the market" to accept reductions, sometimes even in double-digits. We 
clarify right away that this is not a generalised trend since, where the owner’s 
request was “fair”, even in the semester in question the transactions occurred 
with zero or in any case very moderate reduction. This is the case of the historic 
city centre (which registers an increase that brings the level of reduction to 5.7% 
from the previous 5.1%), but especially of the Residual Zone, where the 
reduction increases from 5.2% to 6.7%, a record level never before registered in 
the seven years of surveys performed. Thus it appears that a trend is underway, 
limited to the less prestigious locations in the city and thus to houses that are 
more subject to competition, which will have to be confirmed in the coming 
semesters. 

 

In the remaining areas, the level of 
the reduction varies within a very 
narrow field of oscillation between 
insignificant nearly zero levels of the 
Quadrilateral (2.7%), and those in 
any case very moderate of the 
remaining areas.  

In general terms, the reduction 
reaches 5.7% compared to 4.9% six 
months ago. This increase, although 
it leaves the level well below that of 
the “generalistic” market, constitutes 
a further narrowing of the price 
scissors between the luxury market 
and the average urban market (in 

decline and equal to 8.4%).  

 

Prices – During the second semester of 2010, the sales values of luxury homes 
in Milan increased on average by 1.7% (we recall that the average net price 
variation is calculated after taking into account the dynamics of the residual 
zone due to the lack of homogeneity of the buildings that characterise it). In 

Figure 2.2 
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reality, as already observed in past reports, the situation can change profoundly 
depending on whether we consider different locations. 

As regards the first aspect, we must observe that, in the Venezia-Duse area 
and in the residual zone there was actually a decrease in prices of around 1.3% 
and 4%, respectively. On the other hand, the greatest growth was found in the 
Brera-Garibaldi area, with on average +5.9%.  

The Quadrilateral proves to be where the highest average price is requested for 
the second half of 2010 also, with around 19,700 € per square metre. The total 
average price for an exclusive residence also shows a further increase 
compared to the previous survey, going from 2.3 million Euros to around 2.7 
million Euros. 

Table 2.3 
Luxury home prices in Milan, 2nd Semester 2010 

Urban area 

Minimum 
average 

price 
(€/sqm) 

Maximum 
average 

price 
(€/sqm) 

Average 
price 

(€/sqm) 

New 
average 

price 
(€/sqm) 

Occupied  
average 

price 
(€/sqm) 

Total 
average 

price(1) (€)  

Top 
prices 

(€/sqm) 

Total 
maximum 
price(2) (€) 

         
Quadrilateral 14,423 19,733 17,078 18,631 15,525 5,980,000 24,014 14,360,000 

Historic city centre 7,466 10,222 8,844 9,384 8,545 1,590,000 22,571 7,900,000 

Brera-Garibaldi 7,225 10,203 8,714 9,809 8,374 1,170,000 13,333 4,000,000 

Magenta 7,941 10,774 9,357 10,005 9,137 2,180,000 15,714 9,000,000 

Venezia-Duse 11,058 14,470 12,764 12,520 12,846 3,930,000 18,705 13,000,000 

Residual zone 5,125 7,909 6,517 7,203 6,233 1,390,000 12,738 6,700,000 

Average 8,873 12,219 10,546 11,259 10,110 2,706,667 17,846 9,160,000 
Biannual fluctuation  
(in %)(3) 1.2 2.1 1.7 - - - - - 

(1) Total average value of luxury homes considered “average” within that market; this value is calculated 
based on both the transactions that actually occurred and on the price requested for the homes in 
question.  
(2) Total value of luxury homes considered to belong to the “top” category (price requested by the owners of 
the homes in question; it does not necessarily refer to transactions that have actually occurred). 
(3) Biannual fluctuation calculated excluding the residual zone.  
Source: Nomisma on Tirelli & Partners data. 
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Top Prices – If during the first semester of 2010 the historic city centre had 
surpassed the Quadrilateral in the highest top price classification, in the second 
half of the year the latter location again achieved the record over the other 
areas with around 24,000 € per square metre compared to the 22,500 € per 
square metre of the Centre. The average top price is affected by this increase 
and goes from 17,000 €/sqm to around 17,800 €/sqm.  

Table 2.4 
Features of homes with the highest total sale value during the 2nd 

semester 2010 in Milan 

Area Total 
price (€) 

Size 
(sqm) 

Price  
per sqm 

(€) 
Condition Type  

of dwelling Features 

Quadrilateral 6,300,000 450 14,000 To be 
renovated Apartment 

Seventh floor, terrace 
with panoramic view, no 
covered parking space 

Magenta 5,600,000 500 11,200 Good Apartment 
Sixth floor with terrace, 
triple covered parking 

space 

Quadrilateral 3,420,000 228 15,000 Good Apartment 
Eighth floor with terrace, 

no covered parking 
space 

Source: Tirelli & Partners. 

 

As regards the residence of highest total sale value, in the second semester of 
2010 the Quadrilateral area and the Magenta area won the record with sales of 
around 6.3 and 5.6 million Euros, respectively.  

Reasons for buying – During the second half of 2010 the rise in the number of 
people buying a luxury home to replace their current home continued (from 23% 
to 27%). This occurred to the detriment of buyers looking for their primary 
residence who, nevertheless, remain the majority, constituting around 64% of all 
clients. Thus the most substantial decline concerned those who see the 
purchase of a luxury home as an investment opportunity: in this case the 
percentage of buyers was all but cut by half, going from the 19.5% of the first 
half of the year to the 9% of the second semester. The uncertainty of the global 
economic situation, combined with a certain “apprehension” with regard to the 
future, also connected with the Italian political season and the media’s approach 
to the same, have probably entailed the postponement of investment decisions 
in the segment. 

Type of home requested – The most requested features have not changed 
noticeably compared to the previous report. Generally speaking, the demand is 
for a home between 180 and 200 square metres with at least 3 bedrooms. 
Other relevant features are the period ambience and the tranquillity of the area, 
the fact that the home has been renovated or in any case is in good condition, 
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the presence of a terrace and of a garage or parking space. The Brera-Garibaldi 
and the Magenta areas are the city’s most attractive areas.  

Foreign investors – In the second half of 2010 the percentage of foreign 
investors remains stationary at 2%. Buyers coming from abroad are for the most 
part Europeans looking for apartments of around 200-250 square metres to be 
used mainly as a representation office. Other requested features are higher 
floors, a terrace and a double, or even triple, living room. The most sought-after 
areas do not change and are still the Quadrilateral, the historic city centre and 
Magenta. 

 
2.2.b Rentals 
Supply, demand, contracts – A supply that is sufficient in terms of quantity, 
but inadequate from the viewpoint of quality, contrasted an essentially stable 
demand, in spite of the presence of some downturns in some locations like the 
historic city centre or the Magenta area.  

 
Table 2.5 

The luxury home rental market in Milan, 2nd Semester 2010 

Urban area  Demand  Supply   Number of  
rentals  

Rents Rental closing 
times  

(months) 
      
Quadrilateral !/" ! !/" " 8.1 

Historic city centre !/# ! !/# !/# 8.6 

Brera-Garibaldi !/" ! ! !/" 9.0 

Magenta !/# ! # !/# 8.6 

Venezia-Duse ! ! !/# !/# 10.8 

 !/# ! # !/# 11.2 

 !  !  ! /#  !  9.3 

 Tirelli & Partners. 
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As a matter of fact, the demand requires more and more apartments that can be 

lived in right away, 
renovated and often even 
partially furnished. In this 
context the number of 
rental contracts is reduced 
even more where the 
demand has become 
more exacting. On the 
whole, however, the 
situation appears less 
alarming compared to the 
first half of the year.  

Rental closing times – 
The substantial invariance 
of the supply and the 

presence of a seesawing demand have contributed to a lengthening of the 
average rental closing times by around 2 months compared to the previous 
survey, which have returned, therefore, to the levels seen during the peak at the 
end of 2009. The greatest variation concerned the Venezia-Duse area, where 
the average closing times went from 7.5 months to 10.8 months. Conversely, 
the only drop in average closing times was seen in the Quadrilateral area, which 
remained in any case around 8 months.  

Rents – During the second half of 2010, rents in the Quadrilateral area showed 
a significant increase both in the minimum average value and in the maximum 
average value. 

The values found in the historic city centre cannot be compared with those of 
the previous semester due to a different choice relative to the statistical sample 
entered in the survey.  

Currently, an exclusive residence can be let at 283 € per square metre on the 
average, with a maximum of 370 €/sqm in the Quadrilateral area and a 
minimum of 220 €/sqm in the residual zone.  

Figure 2.3 
Average rental closing times (months) 
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Table 2.6 
Luxury home rental prices in Milan, 2nd Semester 2010 

(€/sqm/year) 

Urban area Minimum average  
rent  

Maximum average 
rent  

Average  
rent(1) 

Top  
rents(2)   

     
Quadrilateral 327 419 373 754 
Historic city centre 225 317 271 472 
Brera-Garibaldi 230 332 281 600 
Magenta 246 303 275 375 
Venezia-Duse 221 331 276 441 
Residual zone 190 250 220 393 
Average 240 325 283 506 
(1) Total average rent of the homes considered to be “average”; this value is calculated based on both the 
number of contracts actually concluded and on the rent requested for the homes. 
(2) Total average rent of the luxury homes considered to belong to the “top” category (rent requested by the 
owners of the homes in question; it does not necessarily refer to concluded contracts). 

Source: Nomisma on Tirelli & Partners data. 
 

Top rents – If we consider the top rents seen during the second half of 2010, 
we can see that in all monitored locations there was no variation except for the 
Quadrilateral area. In this case, we actually went from the 525 €/sqm of the first 
semester to 754 €/sqm. This variation is attributable to the introduction on the 
market of a particularly high luxury home. 

Comparing the transactions that actually occurred during the first half of 2010, 
the situation appears changed in part compared to the past surveys. The 
highest rent was applied in the Quadrilateral at 380 €/sqm for an annual total of 
135,000 Euros, followed by an apartment in the historic city centre that was 
larger than the first and leased therefore at a lower unit price close to 290 
€/sqm per year. 
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Table 2.7 

Features of the rental homes with highest rents during the 2nd semester 
2010 in Milan 

Area 
Total 
rent  

(€/year) 
Size (sqm) 

Rent 
(€/sqm/yea

r) 
Condition Type  

of home Features 

Quadrilateral 135,000 355 380 Renovated Apartment Fifth floor with terrace 

Historic city 
centre 128,000 450 284 Excellent Apartment Eighth floor with 

terrace 

Venezia-Duse 100,000 250 400 Renovated Apartment Fifth floor without 
terrace 

Source: Tirelli & Partners. 
 

Type of home requested – As already observed for the sales sector, the 
features most requested for concluding a rental contract have not changed 
compared to the first six months of 2010. The average size requested oscillates 
between 160 and 180 square metres with at least 3 bedrooms. The Brera-
Garibaldi area and the Magenta area remain the most desirable areas of the 
city. Other important features are the presence of a furnished kitchen, the period 
ambience and, above all, silence and the tranquillity of the area. The presence 
of a garage and recent renovation (where the building is not new) complete the 
essential features.  

 

Foreign renters – In the second half of 2010, the number of foreign renters 
decreased further, going from 2.5% to 2%. As for the sales sector, the majority 
of them came from European countries. Generally speaking, foreigners who 
wish to rent a luxury apartment look for renovated furnished homes with 
panoramic terraces since they are mainly used as representation offices. The 
most appealing locations were, in order, the Brera-Garibaldi area, the Venezia-
Duse area and, finally the Quadrilateral area.  
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2.2.c Returns 

During the second semester of 2010, the 
average returns showed a slight 
recovery, stabilising at 2.7%. This is, 
however, a variation that certainly does 
not change the bearish trend that has 
characterised this sector during the past 
years though with seesawing trends. In 
this context, the only areas to have 
shown an above average variation were 
the historic city centre and the residual 
area. 

The profound distance between the 
average rental returns of luxury real 
estate in comparison with the total 
housing market remains, though sharing 
a similar trend in the past years.  

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 

Table 2.8 
Potential average rental returns, 2nd 

Semester 2010 
Urban area % 
Quadrilateral 2.2 

Historic city centre 3.1 

Brera-Garibaldi 3.2 

Magenta 2.9 

Venezia-Duse 2.2 

Residual zone 3.4 

Average 2.7 

Average biannual fluctuation (*) 0.0 
(*) Calculated excluding the residual zone.  
Source: Nomisma on Tirelli & Partners 
data. 

 

Figure 2.4 
Potential average rental return 
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2.2.d Forecasts 
The forecasts for the first 
semester of 2011 
indicate substantial 
stability of the currently 
observed contractual 
volumes. The sales 
values, on the other 
hand, could show some 
positive signs. As regards 

rents, on the contrary, in view of the scarcity of available supply, we hope for a 
timid sign of the will to improve the quality of the available buildings by some 
important owners. It is also important to monitor the possible effect deriving 
from the introduction of the flat rate 
tax.  

If, in general, the dynamics of the 
demand appear to confirm some 
positive signs already registered 
during the 1st Semester 2010, we 
must clearly separate their 
development zone by zone and thus 
we report the possible evolutions of 
the individual locations in the 
coming months.  

In conclusion, we provide, as 
always, some forecasts on the 
possible areas in expansion and in stagnation during 2011. Based on the new 
developments currently being realised, like Porta Nuova, Bosco verticale, V33 
and Citylife, the Isola-Garibaldi and Fiera areas could be rather lively in the 
coming months. In addition, we think that demand in the Brera area could be 
renewed. On the contrary, the historic city centre continues not to be in demand 
and thus we expect that it might undergo a stagnation phase.

  Table 2.9 

 Sales Rentals 

Contract volume   

Values /  /  
Source: Tirelli & Partners. 

Table 2.10 
Six-month forecasts in the different areas 

Urban area Number of 
sales Sales prices 

   
Quadrilateral ! " 

Historic city centre ! ! 

Brera-Garibaldi " " 

Magenta ! ! 

Venezia-Duse # ! 

Residual zone ! # 

Average !  ! /" 

Source: Tirelli & Partners. 
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The timid signs of recovery already glimpsed in the first half of the year for the 
exclusive residence market continued during the second semester of 2010. The 
rental segment is in trouble compared to the sales segment, especially in Rome, 
while in Milan the situation appears to be less negative. 

In particular, the demand for luxury homes in the capital continues to increase, 
while in Milan the situation is rather static. In spite of this, the supply in Rome is 
not able to meet the needs of the new buyers in quantitative terms, leading 
towards a drop-off in transactional activity.  

The average closing time trend shows dichotomous behaviours between the 
two cities. By now in Milan it takes around 12 months on the average to close a 
sales contract opposite the 4.9 months in the capital. Even as regards the 
average differences between requested price and sale price, we find greater 
flexibility in Rome, where it is possible to obtain reductions of 16%, while in 
Milan we observed a certain rigidity on the part of owners, who granted, on the 
average, a 5.7% reduction compared to the 4.9% of 2010.  

The average prices no longer decrease (by now over 10,000 €/sqm are 
required on the average both in Milan and Rome) and convergence between the 
prices in the two urban areas is more marked (by now the difference between 
the average prices is around 300 €).  

This dynamic is also found in the case of the absolute top prices, but in this 
case Rome holds a clearer record with 25,000 €/sqm.  

Table 4.1 
The luxury homes sales market, 2nd Semester 2010 

 

Demand Supply 
Number 

of 
contracts 

Closing 
times 

(months) 

Difference b/t 
requested/sale 

price 

Average 
price 

(€/sqm) 

Top 
price 

average 
(€/sqm) 

Absolute 
top price 
(€/sqm) 

Rome " !/# !/# 4.9 16.0 10,279 16,641 25,000 

Milan ! ! ! 11.8 5.7 10,546 17,846 24,014 

Source: Nomisma on Tirelli & Partners and Nuova Attici data.  

What was observed in the sales sector differs from what occurs in the rental 
market of the two cities. In the capital, the demand for luxury homes increased 
in the presence of a supply that was also undergoing partial expansion. This 
situation led to a certain stability in the number of contracts drawn up following a 
negative first semester of 2010. In Milan, with a static supply and demand, we 
find a slight decrease in the number of contracts.  

The average rental closing times start to move back, given that Milan reaches 
9.3 months on the average, while 4.8 months suffice in the capital. The same 
occurs if we consider the average rents. If during the first semester we had 



Luxury Residences Report  
 General considerations 

 

 
 
 

17  
 

reached substantial parity between the rents of the two cities, now the rents 
have moved back since Milan saw tendential growth and, at the same time, 
Rome saw a reflexive trend.  

As far as top rents are concerned, Milan still holds its record with respect to a 
decline in such indicators in the capital’s market.  

In Rome, average profitability decreased, reaching 2.5%, while in Milan there 
was a slight increase and, on the average, a luxury home returns a profit of 
2.7%.  

Table 4.2 
The luxury housing rental market, 2nd Semester 2010 

 

Demand Supply 
Number 

of 
rentals 

Rental 
closing 
times 

(months) 

Average  
rent 

(€/sqm/year) 

Top  
rent average 
(€/sqm/year) 

Absolute top 
rent 

(€/sqm/year) 
Returns 

(%) 

Rome " !/" ! 4.8 256 354 400 2.5 

Milan ! ! !/# 9.3 283 506 754 2.7 

Source: Nomisma on Tirelli & Partners and Nuova Attici data  

 

Forecasts for the 1st semester 2011 

The forecasts for the first 
semester of 2011 still indicate a 
static phase in sales in both 
Milan and Rome. The prices, on 
the contrary, could register a 
certain increase, especially in 
the capital.  

Expectations in the rental sector 
vary considerably between the 

two cities. In Rome, we expect a phase of recovery of rental contractual activity 
with rents at the same levels as the end of 2010. In Milan, on the contrary, the 
number of contracts will probably not change and the rents, most likely, will 
undergo a further downturn. 

Table 4.3 

 Sales Rentals 

Rome /  /  

Milan /  /  
Source: Tirelli & Partners and Nuova Attici. 

 


