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The Monitoring System of Luxury Properties (hereinafter MSLP) was born from 
an idea by Tirelli & Partners, a company specialized in brokerage and in real 
estate advicing, dealing with the finest luxury properties of the real estate 
market. Since its first publishing in 2003, the analysis of the information has 
been entrusted to Nomisma, a market research company  with over twenty 
years of experience in the field of real estate and urban evolution. 

MSLP was previously conceived as a part of Tirelli & Partners. Since 2008, 
concerning the reports about the city of Rome, it has been taken advantage of 
the collaboration with Nuova Attici.  

Considering that the most exclusive component of the real estate market shows 
characteristics and patterns very different from the residential market in general, 
the aim of MSLP is to provide semestral information about patterns and figures 
coming from daily experience of Tirelli & Partners. 

During a whole semester quantitative information on the market is collected. All 
information is statistically processed and organized by Nomisma, which also 
provides analytical interpretation of the phenomena observed setting them 
within the general trend of the market, thanks to their periodic surveys. The 
semestral report eventually summarizes  the underlying trends. 

To identify the aim of the observation some criteria ( different for each city ) 
have been outlined to define what the MSLP considered as " luxury property " : 
1. Price per square meter or total price above a given threshold;  
2. Annual rent per square meter or total annual rent above a given 

threshold; 
3. Location. Among the different urban areas classified as valuable, it has 

also been inserted the designation “Residual zone” to indicate those 
market situations which, although not situated in the areas identified, 
nevertheless possess the requirements of value 1 and 2.  
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The areas under study are the following: 

Milan 
1. Quadrilatero 
2. Centro storico 
3. Brera – Garibaldi 
4. Magenta 
5. Venezia – Duse - Giardini - Manin 
6. Zona residuale 
 
Rome 
1. Centro storico 
2. Pinciano Veneto 
3. Parioli – Salario – Trieste 
4. Prati 
5. Camilluccia  
 

It should be clarified that under the unambiguous designation "luxury properties" 
it is possible to identify at least two different categories with potentially different 
markets and trends between them. 

On the one hand there are properties with the highest profile, residences of 
large and very large ( 250 sq m and up) surfaces, sought by a very narrow 
range of users; on the other hand there are properties which, although identified 
with the name of "luxury properties" for their size and cost, are accessible to a 
wider range of users. 

For ease of presentation in the hereafter it will be referred to the first segment 
with the adjective "top ", while to the second with the adjective "medium". From 
a statistical point of view the weight of the second segment is much more 
relevant than that of the first. 

This specification will be recalled explicitly if the correct analysis and 
explanation of a phenomenon observed so requires. Otherwise, all 
considerations are to be considered valid for the segment as a whole. 
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1. The real estate market in large cities 
First Semester of 2015 

 
 
 

 
 
 
 
 
 
 
 
 

 
 



 

 

 
 

 
Luxury Residences Report  – First Half 2015 

 

1.1 Economic sector analysis 

The recovery of the real estate business is sluggish. The clear improvement in building a climate of 

confidence in fact is struggling to bring a dynamic expansion of trades. 

The results of the first trimester of the year is emblematic, from this point of view, of the efforts 
in fulfilling the increased expressions of interest. 

Figure 1.1 
Italy – Number of annual real estate trades and forecasts 

 
* Forecasts: Nomisma 
Source: Revenue Agency 
 

The rise is slowed down by both factors of demand and supply. If there is no doubt that the 
prospect of economic growth has driven up buying intentions on the part of families, it is equally 
clear the fragility of a significant part of them and their consequent need of support, especially 
from the banking system. 

The recovery of the real estate business depends therefore from the availability of the banking 
system to accept the bet on the repayment capacity of the applicant or, in the event of default, 
from the capacity of debt coverage by real estate collateral. In this regard, signals appear less 
clear and unequivocal than it would be expected by looking to the agreed terms and, more 
generally, to the intentions declared by the majority of institutions. 

The attitude towards allocation in the real estate remains cautious and selective as evidenced 
by the average levels of loan to value of the transacted operations and above all by the number 
of rejected applications for funding in the last period. 
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Figure 1.2 
Evaluation of the average loan to value 

applied in mortgage loans 
 (values %) 

 Table 1.1 
Share of demand having to give up 

the purchase because not being 
granted a mortgage loan 

 

 

 City % 
Bari 30,9 
Bologna 35,0 
Cagliari 34,2 
Catania 37,5 
Florence 22,4 
Genova 23,8 
Milan 27,2 
Naples 19,5 
Padova 27,1 
Palermo 30,7 
Rome 31,6 
Turin 32,6 
Venice (city) 12,8 
Venice (Mestre) 31,0 
Average of 13 large cities 28,3 

 

Source: data from Mutuionline processed by Nomisma            Source: Nomisma 
 

The banking system is inclined to give priority to initiatives of portability, whose level of risk is 
more modest due to the availability of information on the payment habits of the applicant, rather 
than to support new operations. The overall effect of the increase in disbursements recorded in 
the last year is therefore modest and in no way comparable to the soaring demand recorded in 
the same period. 

Table 1.2 
13 large cities – Semi-annual variation of current property prices (%) 

 I 2013 II 2013 I 2014 II 2014 I 2015 
New properties -2,9 -2,0 -2,2 -1,7 -1,0 
Used properties -3,2 -2,2 -2,6 -1,8 -1,4 
Offices -3,3 -2,3 -2,7 -1,7 -1,8 
Shops -2,5 -1,9 -2,5 -1,7 -1,2 
Source: Nomisma 
 

The inflexibility of the values compared to the changing conditions of the environment has 
certainly contributed to hinder the possibility of a recovery in the real estate business. The timing 

with which prices have opened the downward trend respect to the downturn on the side of the trade has 
come to expand the receding horizon. The further decline in the first half of this year is therefore 
inserted in a process of gradual approach to equilibrium, the achievement of which, considering 
the observed trends, seems to be at hand. This scenario is consistent with the strengthening of 
the prospects for economic growth and of the propensity of the credit system to meet the 
requests for funding for the purchase of a property. It is not unlike the situation on the corporate 
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side, with today's dynamism guaranteed almost entirely by the renewed interest in our country 
of foreign operators, intended to consolidate in the future with the contribution of Italian 
companies and institutional investors. 

Figure 1.3 
Italy – Corporate real estate 

investments  
(expressed in bln of EUR) 

 Figure 1.4 
Italy – Corporate real estate 

investments per investor's origin (% 
of the total) 

 

 

 
Source: data from Nomisma, BNP Paribas RE, 
CBRE and DTZ, processed by Nomisma 

 Source: data from Nomisma, BNP Paribas RE 
and CBRE processed by Nomisma 

 

In this case however the process seems to require more time, not only because of the 
environmental conditions and the availability of credit. The inadequate quality of a significant 
proportion of the offer, associated with the modesty of the repricing done so far, makes it difficult 
to trigger a new expansion in the real estate business. 

 

1.2  The real estate market in large cities 
 
In the first half of the year there has been a re-emergence of a potential demand 
on the housing market that has however struggled to translate into real demand; 
the component supply, not willing to revise downward their expectations of 
earnings, has left the market and the share of properties for sale or rent has 
become steady; the average time to finalize the purchase or the rent, after last 
year's slight decline, have remained virtually unchanged ; the massive amount 
of supply on the market has internalized the need for containment of the values, 
reducing by contrast the margin granted in the course of the negotiation; 
variations in purchase prices and rents still remain negative although gradually 
decreasing; leaseholds have stabilized after the recovery in 2013 and 2014. 
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Table 1.3 
13 large cities – Average time for sales and allocations 

(months; first semester of every year) 
 Average selling times (months)  Average time for leaseholds 

(months) 
 2012 2013 2014 2015  2012 2013 2014 2015 

Properties 7,1 8,5 8,3 8,1 Properties 3,5 4,2 4,0 3,9 
Offices 9,1 10,4 10,8 10,4 Offices 6,6 7,3 7,0 6,8 
Shops 8,1 9,8 10,0 9,7 Shops 5,9 6,7 6,6 6,3 

Source: Nomisma 
 
The increased number of house sales, which in 2014 affected the entire national 
territory ( + 3.5 % ) albeit with different intensities, was also due to the banking 
system thanks to the easing of the credit crunch and the partial return of interest 
in supporting the purchase by families. The greater availability shown by the 
banks in giving credit does not prevent however an exclusion from the credit 
market of a significant portion of potential demand for purchase. On average in 
the 13 major cities, 28 % of the demand on the market did not get the required 
loan in the first semster of the year giving up the purchase. On the price side, 
the contraction in the first half of 2015, along with the prospects of further 
decline in the second half of the year, highlights the recessionary trend that still 
characterizes property values.	
	

Table 1.4 
13 large cities – Semi-annual variation of current property prices 

in the past 3 years (%)	

	
2013	 2014	 2015 

I	semester	 II	semester	 I	semester	 II	semester	 I	semester 
New	properties	 -2,9	 -2,0	 -2,2	 -1,7	 -1,0 
Used	properties	 -3,2	 -2,2	 -2,6	 -1,8	 -1,4 
Offices	 -3,3	 -2,3	 -2,7	 -1,7	 -1,8 
Shops	 -2,5	 -1,9	 -2,5	 -1,7	 -1,2 
Source:	Nomisma		
	

Despite the reshaping of the recent years, real estate values are still relatively 
high for a demand that still remains weak.  
The shift of interest of some of the families to the rental market seems to have 
been eased and the demand for rental housing, in the opinion of operators, has 
risen up during last year. 

Also in the segment of leasings, the expected recovery is struggling to continue, 
both in the residential sector and in that of business premises, despite the slight 
rise in yields which began in 2013.	
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Table 1.5 
13 large cities – Semi-annual variation of current annual rents  

in the past 3 years (%)	

	
2013	 2014	 2015 

I	semester	 II	semester	 I	semester	 II	semester	 I	semester 
Used	properties	 -2,1	 -0,9	 -1,3	 -1,2	 -0,5 
Offices	 -2,6	 -1,6	 -2,4	 -1,4	 -1,5 
Shops	 -2,3	 -1,4	 -2,0	 -1,6	 -1,2 
Source:	Nomisma 

 
Within urban areas, after a period of flattening in the suburban market, there is 
an ongoing progressive differentiation indicating the expected return to a more 
heterogeneous internal performance market. 

 

 
1.3 The corporate market in Milan and Rome 
Milan 

During the first months of 2015, the corporate market in Milan registered a 
strong increase in settlement compared with the same period of 2014. In 
particular the 1.5 billion euros invested exceeded the amount reached in the 
course of  whole 2014, showing a growth trend that should not however lead to 
the conclusion that critical issues hampering the revival of the city market have 
been overcome. The largest share of investments, as already mentioned in the 
previous paragraph, is in fact due to the exceptional operation of Porta Nuova 
by the sovereign fund of Qatar ( about 57 % of the total ) to which have to be 
added ordinary transactions involving directorial spaces (about 35 % ) and retail 
properties ( 7.7 % ). As for the rental market, the take-up recorded in Milan in 
the early months of 2015 amounted to about 73 thousand square meters, an 
increasing value compared to that of the same period of 2014. The current offer 
for directorial spaces continues however not to be aligned with the needs of 
large corporations and therefore unattractive to investors. 
The need for high-quality properties in central areas of the city will characterize 
the market in the next few years, in light of the greater interest of the companies 
for the provincial capital rather than for the hinterland. The scarcity of raw 
product, compared to an expanding demand, helps to maintain a high vacancy 
rate, which remains on the levels recorded at the end of 2014 and 
approximately to 13.2 % of the total stock (in the order of magnitude of 1.6 
million square meters unoccupied). 
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The inflow of foreign capital during the first half of the year proved to be quite 
marked. In particular, the most active operators were sovereign wealth funds 
and international property companies. These have come to represent about 
33% of the total invested. The remaining portions have been prerogative of 
Italian and foreign real estate funds, equal to 5% and 3% and therefore too low 
to help reviving the market.	

	
Figure 1.5 

Milan – Volume of investments for 
institutional properties (bln of euros) 

 Figure 1.6 
Milan – Vacancy of corporate offices 

in Milan and hinterland 

	

	

 
Source: data by Nomisma, BNP Paribas RE and 
CBRE processed by Nomisma 

 Source: data by Nomisma, BNP Paribas RE and 
CBRE processed by Nomisma 

	
With regard to construction activity, in the first months of the year have been 
completed about 8000 square meters of office space in Porta Nuova. Currently 
much of the construction sites is stagnant. It is estimated that within the next 
two years about 190 thousand sq m will come to an end: this is an area in line 
with the average annual absorption of the Milan market. A possible incentive to 
the resumption of construction sites currently on standby could come from a 
renewed interest by banking groups in optimizing their spaces by building new 
offices to pursue their own needs and improve the quality of the available stock. 
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Figure 1.7 
Milan – Investments for institutional properties per type of investor 

(% of total) 

 
Note: Altro includes Banks, Public Sector and Sovereign Funds. 
Source: data from BNP Paribas RE processed by Nomisma. 
 
Rome 
During the first months of 2015 the corporate market in Rome was in trouble, 
with an investment volume that did not go beyond 120 million euros invested. 
The interest from foreign operators, although significant, is lower than that 
recorded in other Italian cities . About 42 % of investments were made by Italian 
real estate funds while banking systems contributed for 36.6 %. The remainder 
has involved foreign real estate funds reaching around 20% of the total. 

The absorption registered in the early months of the year was also quite small 
and amounted approximately to 17,000 square meters, with a reduction of 20 % 
compared to the same period of 2014. This decline has also pushed up the 
vacancy rate bringing it to more than 800 thousand square meters which is the 
8.7 % of the stock readily usable. 

The decline in rents, while continuing in a rather pronounced way, it still fails to 
reactivate the rental sector. The demand however continues to favor almost 
exclusively high-quality spaces located in semi-central areas close to public 
transportation. In the first months of the year it was completed a directorial 
property of approximately 6,000 square meters near Fiumicino area. 
Construction sites which are currently active within the capital should lead to the 
creation of about 80000 square meters by the end of the year. We are talking 
about the new headquarters of BNP Paribas in Tiburtina, the Europarco 
Business Park building and the new headquarters of ATAC.  
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Figure 1.8 

Rome –  Volume of investments for 
institutional properties 

(bln of euros)	

	 Figure 1.9 
Rome – Vacancy of corporate offices 

	

	

 
Source: data by Nomisma processed by 
Nomisma, BNP Paribas RE and CBRE 

 Source: data by BNP Paribas RE and CBRE 
processed by Nomisma 

 
 
 
 

Figura 1.10 
Rome – Investments for institutional properties per type of investor 

 (% of total) 

 
Note: Altro includes Banks, Public Sector and Sovereign Funds. 
Source: data by BNP Paribas RE processed by Nomisma 
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2. Milan – First semester of 2015 and forecasts for 
the second semester of 2015 
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2.1 The real estate market1 

Table 2.1 
Trends in the real estate market in Milan  

(I semestre 2015) 

Real estate market   Leasehold market  
     

Demand !/"  Demand !/" 

Supply !/"  Supply !/" 

Number of contracts !/"  Number of contracts !/" 

Average price (1) (€/mq) 
3.04

3 
 Average annual rent (2)(€/mq anno) 146 

Average semestral variation (%) -1,3  Average semestral variation(2) (%) -0,8 

Average annual variation  (%) -2,3  Average annual variation(2) (%) -0,8 

Average selling time (months) 7,5  Average time for a leasehold (months) 4,0 
Average discount on the price asked 
(%) 

13,0  Average gross yield (%) 4,9 

(1) Weighted average of free properties 

(2) Used properties 
Source: Nomisma 
 
The recovery of the real estate sector is proving to be slower than expected . In 
the residential sector there is a slight recovery in demand while supply continues 
being more abundant than the actual absorption capacities. Areas where 
misalignment between demand and supply it is more pronounced are located 
near the city center and the suburbs. 

A sign for the easing of the recession is evident from the increasing trend of 
settlement confirmed by the data on trades in the first half of the year. From the 
point of view of values there has been a resumption of bearish pressure with 
varying intensity depending on the areas of the city and with the only exception of 
luxury properties whose values are slightly increased. 

The gap between asked and actual price kept on decreasing, dropped by a 
further half percentage point both for new properties ( 8.5 %) and for those used ( 
                                                             
1Read “Osservatorio sul Mercato Immobiliare”, Nomisma, n. 2/2015, July 2015. 
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13 % ). The reduction of starting requests has led to the stabilization of the timing 
of formalization of contracts, dropped in the order of eight months on average for 
the new and 7.5 months for used. 

It is not unlike the situation on the rental side, where the demand stays stable 
and selective and the contractual activity remains at the same level as last 
semester. Even in this area however it restarted the decline in rents determined 
especially by the worst performance of the semi-central and peripheral areas 
where it has been registered a further decline in prices. Even from this point of 
view the timing of formalization are slightly decreasing though still above average 
the threshold of 4 months. 

The similar trend in prices and rents has highlighted a largely stable potential 
gross profitability, fixed below the threshold of 5 % with a peak of 5.4 % in 
peripheral locations. 

 

2.2 The luxury real estate market 
The luxury real estate market it is characterized in this way:  

- Properties whose selling value per square meter is more than € 7,000  or 
whose total value exceeds € 1,000,000 ;  

- Properties with minimum area of 50 square meters whose rent is superior 
to € 200 per square meter per year or whose total annual rent exceeds € 
40,000 ; 

- Houses located in the following areas : 

o Quadrilatero 
o Centro Storico 
o Brera-Garibaldi 
o Magenta 
o Venezia – Manin - Giardini - Duse 
o Residual zone (virtual zone formed by all residences that respond to 

the parameters specified but which are not located in the areas 
mentioned above). 
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2.2.a Contracts of sale 

Table 2.2 
The market of contracts of sale in Milan 

(I semestre 2015) 

Urban zone  Demand  Supply   Number of contracts of 
sale 

Quadrilatero ! ! ! 
Old Town ! ! " 
Brera-Garibaldi " ! " 
Magenta " ! " 
Venezia-Duse ! ! ! 
Zona residuale !/" !/" ! 
Average ! /" ! ! /"  

Source: Tirelli & Partners 
 

Demand and supply – After years of constant weak demand for exclusive 
residential properties, in the first half of 2015 signs of recovery have been 
registered. At the base of the recovery lies the renewed confidence in the future 
of the country together with the combination of elements such as the massive 
liquidity, low interest rates and stock prices declined over the last five years until 
reaching levels close to equilibrium. The recovery registered in the first semester 
emerges observing both the performance of the absorption, which results on 
average above 10% (the highest value in 4 years), and the considerable increase 
in the number of transactions concluded compared to 2014 (+ 32%). Specifically 
analyzing the application for purchase within the individual production units, it 
may be confirmed the stability in the area of the Quadrilatero, in which the offer is 
still limited, while there has been a general improvement in the remaining areas, 
in particular in Brera-Garibaldi and Magenta, with a net increase over the 
previous six months. The Old Town shows a very positive trend in the first half, 
returning after two years at a rate of absorption of 9%. The demand in all areas is 
still focused on high quality properties, a product not always readily available on 
the Milan market. 
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Table 2.3 
Percentage of the properties sold on the market  

(% of the total properties on the market) 

Urban zone I sem. 
2015 

II sem. 
2014 

I sem. 
2014 

II sem. 
2013 

I sem. 
2013 

II sem. 
2012 

I sem. 
2012 

II sem. 
2011 

I sem. 
2011 

Quadrilatero 6,3% 6,1% 11,1% 0,0% 10,3% 14,3% 8,3% 22,6% 10,0% 
Old town 9,0% 3,4% 5,3% 0,7% 0,7% 8,6% 5,0% 7,9% 20,2% 

Brera-Garibaldi 13,9% 5,1% 3,6% 9,2% 2,2% 8,5% 10,0% 9,5% 30,8% 
Magenta 15,9% 6,1% 9,2% 7,6% 3,8% 6,5% 7,2% 7,1% 28,4% 

Venezia-Duse 2,6% 5,0% 3,0% 6,9% 3,3% 9,4% 11,1% 5,6% 7,1% 
Residual zone 9,1% 9,2% 9,5% 7,2% 2,7% 6,7% 6,5% 11,0% 26,5% 

Average 10,8% 6,5% 7,6% 5,8% 2,8% 7,8% 7,0% 9,8% 23,4% 
Source: data by Tirelli & Partners processed by Nomisma 
 

Selling times and discounts – With regard to discounts, the gap between 
asked and actual sale price, which stood at just below 15%, remains substantially 
unchanged. In contrast, the average time for saling and stocking continue to 
grow, reaching respectively 29.5 and 30.3 months and confirming that the offer is 
largely made up of units left unsold from the past, a sure sign of a weaker 
demand in recent years but most of the inadequacy of the properties offered 
compared to buyers' expectations. The greatest increase compared to the 
previous six months is related to sold properties, negatively influenced by two 
sales totaling themselves nearly 170 months of staying on the market. Apart from 
these two transactions the value goes down (slightly) to 27.9 months. In the first 
semester new properties are more likely to be sold than used ( 27.5 vs. 30.7 ). 

Table 2.4 
Selling times and discounts in luxury real estate market in Milan 

Semester Average selling times 
(months) 

Average stocking time 
for properties (months) 

Gap between asked and 
real price  

(in %) 
I sem. 2015 29,5 30,3 14,9 
II sem. 2014 23,7 28,3 15,2 
I sem. 2014 19,8 25,5 14,3 
II sem. 2013 18,8 22,5 11,4 
I sem. 2013 15,4 18,1 11,9 
II sem. 2012 16,5 14,0 12,8 
I sem. 2012 13,9 10,6 12,4 
II sem. 2011 11,1 8,7 9,7 
I sem. 2011 10,7 8,4 7,9 
II sem. 2010 9,3 8,0 5,4 
I sem. 2010 7,5 6,8 5,0 

Source: Tirelli & Partners 
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Figure 2.1 

Evolution of average selling times of new and used properties 

 

Source: processed by Nomisma 
 
Prices – The analysis of the percentage changes in selling prices shows that 
both series preserve the negative trend of recent years. Today's selling prices 
are slowing down this trend (-0.4 %) compared to the past and it is possible that 
this braking will bring to the achievement of an equilibrium. 

Table 2.5 
Asked selling price , actual selling price and gap between asked and actual 

selling price 

  Asked selling prices Gap Final selling prices 

    €/mq Semestral 
variation % values % €/mq Semestral 

variation % 
2015 I  sem. 8.297 -0,8 14,9% 7.060 -0,4 

2014 II sem. 8.361 -0,4 15,2% 7.091 -1,4 
I  sem. 8.395 -0,2 14,3% 7.193 -3,5 

2013 II sem. 8.415 -0,7 11,4% 7.453 -0,1 
I  sem. 8.470 -2,2 11,9% 7.459 -1,2 

2012 II  sem. 8.661 -1,1 12,8% 7.551 -1,5 
I  sem. 8.758 -2,3 12,4% 7.668 -5,3 

2011 II  sem. 8.968 -0,9 9,7% 8.099 -2,9 
I  sem. 9.051 -0,7 7,9% 8.340 -3,3 

2010 II  sem. 9.116 -0,9 5,4% 8.621 -1,4 
I  sem. 9.198 - 5,0% 8.740 - 

Source: Data by Tirelli & Partners processed by Nomisma 
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The most prestigious real estate units are precisely in the most valuable areas of 
Milan, with values that in the distribution of prices stood well above the average, 
encouraging the increasing in overall average prices and  recovering the ground 
lost on an annual basis following the slight decline in the previous six months (+ 
0.2 %). This confirms that the increase in the demand at the beginning of 2015 is 
mainly due to the presence of buyers or investors interested in the higher 
segment of the market . 

Table 2.6 
Asked prices(1) for luxury properties in Milan – I semester 2015 

Urban zone 

Average 
price for  

New 
property 

(2) 
(€/mq) 

Average 

price for  

New 

propert

y(3) 
(€/mq) 

Average 
price(4) 
(€/mq) 

Minimum 
average 
price(5) 
(€/mq) 

 Maximum 
average 
price(6) 
(€/mq) Top  

price(7) 
(€/mq) 

Total average 
price(8) (€) 

Maximum 
total average 

price(9) (€) 

Quadrilatero 14.089 12.899 13.391 10.734 16.604 18.641 2.341.655 8.000.000 
Old town 9.146 8.026 8.356 7.230 9.521 15.691 1.463.266 5.900.000 
Brera-Garibaldi 9.100 7.985 8.481 7.348 9.741 14.202 1.323.409 8.900.000 
Magenta 9.337 8.511 8.790 6.990 10.620 16.111 1.746.952 8.000.000 
Venezia-Duse 11.725 10.360 10.702 8.377 12.951 19.900 2.651.848 13.000.000 
Residual zone 7.235 6.173 6.632 5.018 8.392 11.848 1.460.650 5.890.000 
Weighted mean 
value 8.841 7.974 8.297 6.724 9.975 14.714 1.611.613 7.210.123 

Semestral variation 
% -1,1% -0,7% -0,8% -1,3% 0,2%  0,9%  

Annual variation % -3,0% -0,3% -1,2% -1,6% -0,2%  0,0%  
Variation in 5 years 
% -12,2% -9,6% -9,8% -14,3% -6,2%  -16,3%  

(1) The table values are calculated upon the asking price for both properties sold both properties in load. 
(2) Average value per square meter of a new or renovated luxury property.  
(3) Average value per square meter of a medium luxury property (or of a one to be renovated). 
(4) Average value per square meter of a luxury property, expressed as a weighted average of prices for a new 
and a used property. 
(5) Average value per square meter of a luxury property whose price is lower than the first quartile in the 
distribution of property prices per sq m .  
 

(6)  Average value per square meter of a luxury property whose price is higher than the first quartile in the 
distribution of property prices per sq m 

(7) Maximum value per square meter registered in the semester. 
(8) Total average value, expressed as a weighted average of prices for a new and a used property. 
(9) Total maximum value registered in the whole semester. 

Source: data by Tirelli & Partners processed by Nomisma. 
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As for transactions that occurred, there was a record sale in the area Quadrilatero 
for a total value of 7 bln EUR and a transactio in Magenta area for an amount of 
5.5 bln EUR or 6,500 EUR per sq m: a price well below the market for a very wide 
surface however amounting to 850 sq m. 

Table 2.7 
 

Characteristics of some luxury properties in Milan (properties object of conctracts 
of sale) - (I semester 2015) 

Urban zone Total 
price(€) 

Surface 
(sm) 

Price for 
a garage 

(€) 

Price per 
sm (€) 

State of the 
property 

Type of 
property Attributes 

Quadrilatero 7.000.000 500 - 14.000 Used Attic Attic with balcony and  
garage 

Magenta 5.500.000 850 - 6.471 Da 
ristrutturare Apartment First floor apartment 

without garage 

Magenta 4.650.000 375 - 12.400 New Attic Attic with balcony and 
garage 

Source: Tirelli & Partners 

 

Reasons to buy – At first glance it is clear the continuing positive trend of 
purchases for investment purposes confirming the renewed interest in the 
residential segment of the market. Following the sharp contraction of 2013, in just 
three semesters it  returned to the levels recorded in 2011 with a share of 
component re-invested in the order of 25 % of the total. If this figure is 
accompanied by one related to the recovery of the real estate purchases for first 
houses , that has once again come to around 40 % , there is an obvious 
improvement in the luxury real estate market scenario. These components in fact 
are those giving dynamism to the market, freeing it from problems related to time 
dilation, experienced instead when forced to line up a purchase with a sale. 
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Figure 2.2 
Distribution of sold properties per destination of use 

 
Source: Tirelli & Partners 
 

Foreign investors – During the first part of 2015 it became clear that the 
distance of foreign investors from   Milan real estate market is not only related to 
the profitability of Milan compared to other world capitals, but also depends on 
the shortage of real estate products suitable to international standards and the 
paucity of marketing activity carried out by operators outside the Italian borders. 
In the first half of the year, for example, the three transactions in the residential 
area of the historic Palazzo Litta Corso Magenta had as buyers only foreign 
investors. 

Concerning the rest of the market, the share of total foreign buyers remains 
absolutely residual (1%). The countries of origin of the foreign component are 
once again those in Europe although it has been registered on the market some 
important buyer from China. The most requested areas are still Quadrilatero, 
Brera and Magenta. The foreign demand is looking for apartments from 250 to 
300 square meters, positioned on the upper floors and with external surfaces. 
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2.2.b Leaseholds 

Table 2.8 
 

The luxury real estate market in Milan 
(I semester 2015) 

Urban zone Demand Supply Number of leaseholds 

    
Quadrilatero ! ! !/# 
Old town !/# !/" ! 
Brera-Garibaldi " ! " 
Magenta !/" ! " 
Venezia-Duse ! !/# !/" 
Zona residuale ! " !/" 
Average ! ! ! /"  

Source: Tirelli & Partners 

 
Demand and supply – The selection of leased exclusive residences looks 
increasingly abundant in quantity , although still unfit in terms of quality and 
therefore unwelcome by a very selective kind of buyers demanding immediate 
habitable, restructured and furnished apartments. While in the past the 
implementation of the restructuring was delayed after the signing of the lease , it 
happens that today the closing of contracts presupposes that the property 
appears already renovated and furnished otherwise the property offered is likely 
to be dismissed out of hand by the potential interested. 

Table 2.9 
Percentage of leased properties of the total amount of properties in real estate 

market 

Urban zone I sem. 
2015 

II sem. 
2014 

I sem. 
2014 

II sem. 
2013 

I sem. 
2013 

II sem. 
2012 

I sem. 
2012 

II sem. 
2011 

I sem. 
2011 

          
Quadrilatero 15,8% 25,0% 45,7% 12,9% 16,0% 8,7% 31,6% 40,7% 31,3% 

Old town 17,8% 20,6% 33,3% 13,0% 10,2% 11,1% 22,9% 24,4% 22,2% 
Brera-

Garibaldi 44,1% 12,5% 25,0% 16,7% 25,0% 19,4% 19,4% 13,8% 52,4% 

Magenta 24,2% 20,4% 31,0% 15,6% 20,3% 22,2% 14,5% 29,3% 26,3% 
Venezia-

Duse 14,3% 4,5% 19,0% 13,0% 18,2% 11,1% 29,4% 29,4% 45,0% 

Zona 
residuale 16,3% 12,2% 14,0% 8,6% 17,9% 13,2% 16,7% 33,3% 57,1% 

Average 22,6% 16,3% 28,6% 13,6% 17,9% 15,1% 20,6% 27,8% 34,8% 
Source: data by Tirelli & Partners processed by Nomisma 
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Looking at the indices of absorption it is evident that Brera and Magenta are the 
leading areas in the real estate market in Milan, satisfying respectively for 44% 
and 24% the demand from the market while at the city level it emerges the return 
of the absorption rate above 20 percentage points after the downturn in the 
second half of 2014. 

Rental times – Compared to the market of sales, the segment of leasings 
showed better signals regarding the average time for leasing and stocking and 
the gap between the asked and actual rent. The average time for a leasing  
reduced by one third compared to the values observed in the second half of 
2014, while average stocking times of properties not leased remained 
substantially stable. It is a reflection of the policy of greater selection that from 1 
January 2015 has led Tirelli & Partners to focus on tasks related to supply in line 
with the needs expressed by the demand. Finally, the gap between asked and 
actual rents fell to under ten percentage points, returning to the levels seen in 
2013. This is also a reflection of the policy of greater selection of positions 
adopted. 

Table 2.10 
Rates and discounts in luxury real estate market in Milan 

Semester Average time for a 
leasing  (months) 

Average stocking time 
for un-leased properties 

Gap between 
asked/actual annual rent 

(in %) 
2015 I sem. 12,6 18,4 9,9 
2014 II sem. 18,9 18,6 13,0 

I sem. 14,4 17,7 11,5 
2013 II sem. 12,7 15,0 9,9 

I sem. 9,7 12,7 9,9 
2012 II sem. 11,1 10,2 13,5 

I sem. 7,5 10,6 6,3 
2011 II sem. 7,1 7,1 8,2 

I sem. 7,2 7,0 7,3 

2010 II sem. 7,3 6,8 6,4 
I sem. 6,5 4,6 7,8 

Source: data Tirelli & Partners processed by Nomisma 
 

 

Annual rents – In the first semster of 2015 there was a reversal in the trend of 
the average annual rents: for the first time since the economic downturn, there 
has been an increase in annual rents of +0,4 % compared to the previous 
semester. This is due to the fact that the decline in the average and maximum 
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values has come to a halt  while minimum values continued expanding modestly. 
On an annual basis, average minimum average rents increased by 1.1 % while 
the maximum average decreased by 4.0 % despite the recent reversal of sign.  

 

Table 2.11 

Asked annual rents(1) for luxury properties in Milan, I semester 2015 
(€/mq/year) 

Urban zone 
Minimum 

average annual 
rent(2) 

Maximum 
average annual 

rent(3) 

Average annual 
rent(4) 

Top  
rents(5) 

     
Quadrilatero 237 385 308 545 
Old town 220 306 258 400 
Brera-Garibaldi 230 300 267 387 
Magenta 220 279 245 360 
Venezia-Duse 239 320 276 401 
Residual zone 205 261 237 493 
Media ponderata 223 303 261 420 
Semestral variation (in %) 0,5% 0,3% 0,4%  
Annual variation (in %) 1,1% -4,0% -1,7%  
Variation in 5 years (in %) -11,8% -12,2% -13,2%  

(1) The table values are calculated upon the asking annual rent for both properties sold both properties 
in load. 
 (2) Average annual rent of a luxury property whose annual rent is lower than the first quartile in the 
annual rent distribution per sq m. 
(3) Average annual rent of a luxury property whose annual rent is higher than the first quartile in the 
annual rent distribution per sq m 

(4) Average annual rent for luxury properties. 
(5) Maximum annual rent registered during the whole semester. 

Source: data by Tirelli & Partners processed by Nomisma 
 
With regards to top rents, values remained essentially unchanged in all areas 
except the Old Town, where there was an increase from 367 € / sqm 400 € / 
sqm, which raised the overall average bringing it back to the values of the first 
half of last year. With regard to the total maximum fees are confirmed 
transactions around 100,000 EUR per year plus costs . 
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Table 2.12 
Characteristics of some luxury properties in Milan (leasehold properties) - (I 

semester 2015) 

Urban zone Total annual 
rent (€/year) 

Surface 
(mq) 

Annual rent 
(€/mq/year) 

State of the 
property 

Type of 
property Attributes 

Brera 100.000 400 250 Medium Appartament Second and third floor, 
with balcony  

Magenta 100.000 450 222 New Appartament 
Second floor, newly 

renovated 
 

Magenta 80.000 300 267 Excellent Appartament First floor, vintage 
building 

Source: Tirelli & Partners 

 

Foreign tenants – Even 2015 confirms the lack of interest by foreign demand 
which continues to remain a residual amount of approximately 1% of the total. 
The origin, as for the sales market , is due only to European countries , while the 
most requested areas are those of Quadrilatero, Brera and Magenta. Demands 
by foreign tenants are focused on real estate in perfect state of repair  regardless 
of whether they are new or fully renovated, better if vintage and furnished. 
2.2.c Returns 

Trends in average selling prices ( -0.8 % ) and average rents ( + 0.4 % ) have 
determined, for the first time in two years, a slight increase in profitability. The 
average returns of luxury properties in Milan amounted overall to 3.15 % . 

Table 2.13 
Potential average return from a lease (values %) 

Urban zone I sem. 
2015 

II sem. 
2014 

I sem. 
2014 

II sem. 
2013 

I sem. 
2013 

II sem. 
2012 

I sem. 
2012 

II sem. 
2011 

I sem. 
2011 

          
Quadrilatero 2,30 2,33 2,32 2,43 2,48 2,38 2,33 2,46 2,40 
Old town 3,09 2,96 3,08 3,10 3,03 3,01 3,09 3,09 3,11 
Brera-
Garibaldi 3,15 3,04 2,96 2,88 3,03 3,11 3,08 3,09 3,42 

Magenta 2,79 2,86 2,99 2,95 2,97 3,00 2,91 2,82 2,93 
Venezia-
Duse 2,58 2,56 2,66 2,74 2,74 2,60 2,61 2,55 2,24 

Zona 
residuale 3,57 3,48 3,40 3,48 3,46 3,39 3,31 3,38 3,55 

Average 3,15 3,11 3,16 3,19 3,21 3,19 3,18 3,23 3,28 

Source: data by Tirelli & Partners processed by Nomisma 

 
2.2.d Forecasts 
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The second half of 2015 is expected to continue with the encouraging signals 
recorded in the first half of the year. The market has been largely driven by new 
investors with propensity to anticipate trends, high disposable income and 
looking for valuable properties of high quality in a favorable context of prices and 
expectations of economic recovery. It is possible a further increase in the number 
of potential buyers in the second half of 2015 and, to a greater extent, in the 
course of the next year. The values of trades and the average discounts required 
seem to have reached the tipping point that could be followed by a reversal of the 
trend, which seems however to be gradual. As a matter of fact, price increases 
are not expected in the short term, while for properties of lesser quality the 
descent is still intended to continue until the arrival of less demanding buyers, 
more concerned with the occasion.  
 

Table 2.14 
Forecasts for the II semester of 2015 

Urban zone Demand Supply Number of trades Prices for trades 

     
Quadrilatero ! ! ! ! 
Centro storico ! " ! # 
Brera-Garibaldi " ! " ! 
Magenta " ! ! ! 
Venezia-Duse ! ! ! ! 
Zona residuale " " " ! 
Average ! /" ! /" ! /" !  

Source: Tirelli & Partners 
 
In the next years areas such as Brera and Magenta, which with recent initiatives 
have become more lively and attractive, are likely to expand. On the other hand 
the Old Town confirms its unattractiveness for difficult quality of life due to 
congestion and lack of green spaces, and San Siro , because of a strong 
discrepancy between supply and demand. 
 
 

Nel corso del prossimo 
semestre per il segmento 
della locazione si prevede nel 
complesso una sostanziale 
stabilità, pur con differenze 

Table 2.15 
Forecasts for the leasehold market 

II semester 2015 

Demand Supply 
Number of 

conctracts of 
sale 

Number of 
leaseholds 

! ! ! !  

Source: Tirelli & Partners 



 

 

 
 

 
Monitoring system of luxury properties – First semester of 2015 

 

28 
 

anche marcate tra le diverse zone, che incontrano in maniera non uniforme le 
attese della domanda.  
 
2.3 Note about the method 
 
Starting from the Observatory on the 
first half of 2011 we have been 
introduced some changes to the 
methodology for calculating the 
amount on the Milan market. In 
particular , the effort made to detect 
the information on the state of 
maintenance of buildings has made it 
possible to provide measurements of 
average prices for properties , 
distinguishing the new / renovated 
from the used. It has been defined a weighting system to ensure that from the 
two "pure " quantities ( used and new / renovated ) could still be possible to 
define an overall average price. In addition, to improve the significance of the 
mean values calculated, in the weighting system is also incorporated 
differentiation by area of belonging  by weighting the values of each area for the 
actual market share. 

 

To reduce the variability of the sample and thus allow time comparisons between 
homogeneous quantities, it was considered appropriate to use a multi-period 
weighting system that considers the number of properties for loading in the latest 
surveys of the Observatory. In Table 2.16 are summarized the risk weights used 
in this document. 

This methodology is applied to calculate the average price (both total and per 
squared meter), the selling time and the discount expressed as the difference 
between asking price and selling price. 
In view of the changes in methodology, these values are no longer comparable 
with those published in the editions of the Observatory prior to 2011. In general, 
the new calculation method detects lower average prices than those of the 
previous year due mainly to the weighting system introduced. This system in fact, 
gives less weight to areas of the Quadrilateral and Venezia-Duse where there are 

Tavola 2.16 
Weighting system used (1) 

 PESI 
Zone New Used Total 
Quadrilatero 0,0222 0,0315 0,0536 
Centro Storico 0,0661 0,1581 0,2243 
Brera-Garibaldi 0,0581 0,0726 0,1308 
Magenta 0,0743 0,1461 0,2204 
Venezia-Duse 0,0122 0,0365 0,0487 
Zona Residuale 0,1391 0,1831 0,3222 
Total 0,3720 0,6280 1,0000 
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higher prices, but which together represent a market share below 11%, while 
emphasizing the values of the Residual Zone which is about 29% of the market. 
 
Even for the rental market has been applied a weighting system. It considers the 
membership area, but not the maintenance status, this information not being 
detected in the sample. With this system of weights were calculated mean values 
of the total annual rent, the timing and location of the differences between the 
purchased rent and the acutal one. Table 2:17 shows the weighting values used 
for this document. 
To make time comparisons between 
homogeneous quantities, it was decided to 
apply the new method of calculation from the 
values on the first half of 2010. 

Table 2.17 
Weighting system used (2) 

Zones Statistical 
weight 

Quadrilatero 0,1252 
Centro storico 0,2174 
Brera-Garibaldi 0,1601 
Magenta 0,2450 
Venezia-Duse 0,1000 
Residual zone 0,1523 
Total 1,0000 
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The Monitoring System of Luxury Properties (hereinafter MSLP) was born from 
an idea by Tirelli & Partners, a company specialized in brokerage and in real 
estate advicing, dealing with the finest luxury properties of the real estate 
market. Since its first publishing in 2003, the analysis of the information has 
been entrusted to Nomisma, a market research company  with over twenty 
years of experience in the field of real estate and urban evolution. 

MSLP was previously conceived as a part of Tirelli & Partners. Since 2008, 
concerning the reports about the city of Rome, it has been taken advantage of 
the collaboration with Nuova Attici.  

Considering that the most exclusive component of the real estate market shows 
characteristics and patterns very different from the residential market in general, 
the aim of MSLP is to provide semestral information about patterns and figures 
coming from daily experience of Tirelli & Partners. 

During a whole semester quantitative information on the market is collected. All 
information is statistically processed and organized by Nomisma, which also 
provides analytical interpretation of the phenomena observed setting them 
within the general trend of the market, thanks to their periodic surveys. The 
semestral report eventually summarizes  the underlying trends. 

To identify the aim of the observation some criteria ( different for each city ) 
have been outlined to define what the MSLP considered as " luxury property " : 
1. Price per square meter or total price above a given threshold;  
2. Annual rent per square meter or total annual rent above a given 

threshold; 
3. Location. Among the different urban areas classified as valuable, it has 

also been inserted the designation “Residual zone” to indicate those 
market situations which, although not situated in the areas identified, 
nevertheless possess the requirements of value 1 and 2.  
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The areas under study are the following: 

Milan 
1. Quadrilatero 
2. Centro storico 
3. Brera – Garibaldi 
4. Magenta 
5. Venezia – Duse - Giardini - Manin 
6. Zona residuale 
 
Rome 
1. Centro storico 
2. Pinciano Veneto 
3. Parioli – Salario – Trieste 
4. Prati 
5. Camilluccia  
 

It should be clarified that under the unambiguous designation "luxury properties" 
it is possible to identify at least two different categories with potentially different 
markets and trends between them. 

On the one hand there are properties with the highest profile, residences of 
large and very large ( 250 sq m and up) surfaces, sought by a very narrow 
range of users; on the other hand there are properties which, although identified 
with the name of "luxury properties" for their size and cost, are accessible to a 
wider range of users. 

For ease of presentation in the hereafter it will be referred to the first segment 
with the adjective "top ", while to the second with the adjective "medium". From 
a statistical point of view the weight of the second segment is much more 
relevant than that of the first. 

This specification will be recalled explicitly if the correct analysis and 
explanation of a phenomenon observed so requires. Otherwise, all 
considerations are to be considered valid for the segment as a whole. 
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1. The real estate market in large cities 
First Semester of 2015 
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1.1 Economic sector analysis 

The recovery of the real estate business is sluggish. The clear improvement in building a climate of 

confidence in fact is struggling to bring a dynamic expansion of trades. 

The results of the first trimester of the year is emblematic, from this point of view, of the efforts 
in fulfilling the increased expressions of interest. 

Figure 1.1 
Italy – Number of annual real estate trades and forecasts 

 
* Forecasts: Nomisma 
Source: Revenue Agency 
 

The rise is slowed down by both factors of demand and supply. If there is no doubt that the 
prospect of economic growth has driven up buying intentions on the part of families, it is equally 
clear the fragility of a significant part of them and their consequent need of support, especially 
from the banking system. 

The recovery of the real estate business depends therefore from the availability of the banking 
system to accept the bet on the repayment capacity of the applicant or, in the event of default, 
from the capacity of debt coverage by real estate collateral. In this regard, signals appear less 
clear and unequivocal than it would be expected by looking to the agreed terms and, more 
generally, to the intentions declared by the majority of institutions. 

The attitude towards allocation in the real estate remains cautious and selective as evidenced 
by the average levels of loan to value of the transacted operations and above all by the number 
of rejected applications for funding in the last period. 
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Figure 1.2 
Evaluation of the average loan to value 

applied in mortgage loans 
 (values %) 

 Table 1.1 
Share of demand having to give up 

the purchase because not being 
granted a mortgage loan 

 

 

 City % 
Bari 30,9 
Bologna 35,0 
Cagliari 34,2 
Catania 37,5 
Florence 22,4 
Genova 23,8 
Milan 27,2 
Naples 19,5 
Padova 27,1 
Palermo 30,7 
Rome 31,6 
Turin 32,6 
Venice (city) 12,8 
Venice (Mestre) 31,0 
Average of 13 large cities 28,3 

 

Source: data from Mutuionline processed by Nomisma            Source: Nomisma 
 

The banking system is inclined to give priority to initiatives of portability, whose level of risk is 
more modest due to the availability of information on the payment habits of the applicant, rather 
than to support new operations. The overall effect of the increase in disbursements recorded in 
the last year is therefore modest and in no way comparable to the soaring demand recorded in 
the same period. 

Table 1.2 
13 large cities – Semi-annual variation of current property prices (%) 

 I 2013 II 2013 I 2014 II 2014 I 2015 
New properties -2,9 -2,0 -2,2 -1,7 -1,0 
Used properties -3,2 -2,2 -2,6 -1,8 -1,4 
Offices -3,3 -2,3 -2,7 -1,7 -1,8 
Shops -2,5 -1,9 -2,5 -1,7 -1,2 
Source: Nomisma 
 

The inflexibility of the values compared to the changing conditions of the environment has 
certainly contributed to hinder the possibility of a recovery in the real estate business. The timing 

with which prices have opened the downward trend respect to the downturn on the side of the trade has 
come to expand the receding horizon. The further decline in the first half of this year is therefore 
inserted in a process of gradual approach to equilibrium, the achievement of which, considering 
the observed trends, seems to be at hand. This scenario is consistent with the strengthening of 
the prospects for economic growth and of the propensity of the credit system to meet the 
requests for funding for the purchase of a property. It is not unlike the situation on the corporate 
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side, with today's dynamism guaranteed almost entirely by the renewed interest in our country 
of foreign operators, intended to consolidate in the future with the contribution of Italian 
companies and institutional investors. 

Figure 1.3 
Italy – Corporate real estate 

investments  
(expressed in bln of EUR) 

 Figure 1.4 
Italy – Corporate real estate 

investments per investor's origin (% 
of the total) 

 

 

 
Source: data from Nomisma, BNP Paribas RE, 
CBRE and DTZ, processed by Nomisma 

 Source: data from Nomisma, BNP Paribas RE 
and CBRE processed by Nomisma 

 

In this case however the process seems to require more time, not only because of the 
environmental conditions and the availability of credit. The inadequate quality of a significant 
proportion of the offer, associated with the modesty of the repricing done so far, makes it difficult 
to trigger a new expansion in the real estate business. 

 

1.2  The real estate market in large cities 
 
In the first half of the year there has been a re-emergence of a potential demand 
on the housing market that has however struggled to translate into real demand; 
the component supply, not willing to revise downward their expectations of 
earnings, has left the market and the share of properties for sale or rent has 
become steady; the average time to finalize the purchase or the rent, after last 
year's slight decline, have remained virtually unchanged ; the massive amount 
of supply on the market has internalized the need for containment of the values, 
reducing by contrast the margin granted in the course of the negotiation; 
variations in purchase prices and rents still remain negative although gradually 
decreasing; leaseholds have stabilized after the recovery in 2013 and 2014. 
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Table 1.3 
13 large cities – Average time for sales and allocations 

(months; first semester of every year) 
 Average selling times (months)  Average time for leaseholds 

(months) 
 2012 2013 2014 2015  2012 2013 2014 2015 

Properties 7,1 8,5 8,3 8,1 Properties 3,5 4,2 4,0 3,9 
Offices 9,1 10,4 10,8 10,4 Offices 6,6 7,3 7,0 6,8 
Shops 8,1 9,8 10,0 9,7 Shops 5,9 6,7 6,6 6,3 

Source: Nomisma 
 
The increased number of house sales, which in 2014 affected the entire national 
territory ( + 3.5 % ) albeit with different intensities, was also due to the banking 
system thanks to the easing of the credit crunch and the partial return of interest 
in supporting the purchase by families. The greater availability shown by the 
banks in giving credit does not prevent however an exclusion from the credit 
market of a significant portion of potential demand for purchase. On average in 
the 13 major cities, 28 % of the demand on the market did not get the required 
loan in the first semster of the year giving up the purchase. On the price side, 
the contraction in the first half of 2015, along with the prospects of further 
decline in the second half of the year, highlights the recessionary trend that still 
characterizes property values.	
	

Table 1.4 
13 large cities – Semi-annual variation of current property prices 

in the past 3 years (%)	

	
2013	 2014	 2015 

I	semester	 II	semester	 I	semester	 II	semester	 I	semester 
New	properties	 -2,9	 -2,0	 -2,2	 -1,7	 -1,0 
Used	properties	 -3,2	 -2,2	 -2,6	 -1,8	 -1,4 
Offices	 -3,3	 -2,3	 -2,7	 -1,7	 -1,8 
Shops	 -2,5	 -1,9	 -2,5	 -1,7	 -1,2 
Source:	Nomisma		
	

Despite the reshaping of the recent years, real estate values are still relatively 
high for a demand that still remains weak.  
The shift of interest of some of the families to the rental market seems to have 
been eased and the demand for rental housing, in the opinion of operators, has 
risen up during last year. 

Also in the segment of leasings, the expected recovery is struggling to continue, 
both in the residential sector and in that of business premises, despite the slight 
rise in yields which began in 2013.	
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Table 1.5 
13 large cities – Semi-annual variation of current annual rents  

in the past 3 years (%)	

	
2013	 2014	 2015 

I	semester	 II	semester	 I	semester	 II	semester	 I	semester 
Used	properties	 -2,1	 -0,9	 -1,3	 -1,2	 -0,5 
Offices	 -2,6	 -1,6	 -2,4	 -1,4	 -1,5 
Shops	 -2,3	 -1,4	 -2,0	 -1,6	 -1,2 
Source:	Nomisma 

 
Within urban areas, after a period of flattening in the suburban market, there is 
an ongoing progressive differentiation indicating the expected return to a more 
heterogeneous internal performance market. 

 

 
1.3 The corporate market in Milan and Rome 
Milan 

During the first months of 2015, the corporate market in Milan registered a 
strong increase in settlement compared with the same period of 2014. In 
particular the 1.5 billion euros invested exceeded the amount reached in the 
course of  whole 2014, showing a growth trend that should not however lead to 
the conclusion that critical issues hampering the revival of the city market have 
been overcome. The largest share of investments, as already mentioned in the 
previous paragraph, is in fact due to the exceptional operation of Porta Nuova 
by the sovereign fund of Qatar ( about 57 % of the total ) to which have to be 
added ordinary transactions involving directorial spaces (about 35 % ) and retail 
properties ( 7.7 % ). As for the rental market, the take-up recorded in Milan in 
the early months of 2015 amounted to about 73 thousand square meters, an 
increasing value compared to that of the same period of 2014. The current offer 
for directorial spaces continues however not to be aligned with the needs of 
large corporations and therefore unattractive to investors. 
The need for high-quality properties in central areas of the city will characterize 
the market in the next few years, in light of the greater interest of the companies 
for the provincial capital rather than for the hinterland. The scarcity of raw 
product, compared to an expanding demand, helps to maintain a high vacancy 
rate, which remains on the levels recorded at the end of 2014 and 
approximately to 13.2 % of the total stock (in the order of magnitude of 1.6 
million square meters unoccupied). 
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The inflow of foreign capital during the first half of the year proved to be quite 
marked. In particular, the most active operators were sovereign wealth funds 
and international property companies. These have come to represent about 
33% of the total invested. The remaining portions have been prerogative of 
Italian and foreign real estate funds, equal to 5% and 3% and therefore too low 
to help reviving the market.	

	
Figure 1.5 

Milan – Volume of investments for 
institutional properties (bln of euros) 

 Figure 1.6 
Milan – Vacancy of corporate offices 

in Milan and hinterland 

	

	

 
Source: data by Nomisma, BNP Paribas RE and 
CBRE processed by Nomisma 

 Source: data by Nomisma, BNP Paribas RE and 
CBRE processed by Nomisma 

	
With regard to construction activity, in the first months of the year have been 
completed about 8000 square meters of office space in Porta Nuova. Currently 
much of the construction sites is stagnant. It is estimated that within the next 
two years about 190 thousand sq m will come to an end: this is an area in line 
with the average annual absorption of the Milan market. A possible incentive to 
the resumption of construction sites currently on standby could come from a 
renewed interest by banking groups in optimizing their spaces by building new 
offices to pursue their own needs and improve the quality of the available stock. 
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Figure 1.7 
Milan – Investments for institutional properties per type of investor 

(% of total) 

 
Note: Altro includes Banks, Public Sector and Sovereign Funds. 
Source: data from BNP Paribas RE processed by Nomisma. 
 
Rome 
During the first months of 2015 the corporate market in Rome was in trouble, 
with an investment volume that did not go beyond 120 million euros invested. 
The interest from foreign operators, although significant, is lower than that 
recorded in other Italian cities . About 42 % of investments were made by Italian 
real estate funds while banking systems contributed for 36.6 %. The remainder 
has involved foreign real estate funds reaching around 20% of the total. 

The absorption registered in the early months of the year was also quite small 
and amounted approximately to 17,000 square meters, with a reduction of 20 % 
compared to the same period of 2014. This decline has also pushed up the 
vacancy rate bringing it to more than 800 thousand square meters which is the 
8.7 % of the stock readily usable. 

The decline in rents, while continuing in a rather pronounced way, it still fails to 
reactivate the rental sector. The demand however continues to favor almost 
exclusively high-quality spaces located in semi-central areas close to public 
transportation. In the first months of the year it was completed a directorial 
property of approximately 6,000 square meters near Fiumicino area. 
Construction sites which are currently active within the capital should lead to the 
creation of about 80000 square meters by the end of the year. We are talking 
about the new headquarters of BNP Paribas in Tiburtina, the Europarco 
Business Park building and the new headquarters of ATAC.  
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Figure 1.8 

Rome –  Volume of investments for 
institutional properties 

(bln of euros)	

	 Figure 1.9 
Rome – Vacancy of corporate offices 

	

	

 
Source: data by Nomisma processed by 
Nomisma, BNP Paribas RE and CBRE 

 Source: data by BNP Paribas RE and CBRE 
processed by Nomisma 

 
 
 
 

Figura 1.10 
Rome – Investments for institutional properties per type of investor 

 (% of total) 

 
Note: Altro includes Banks, Public Sector and Sovereign Funds. 
Source: data by BNP Paribas RE processed by Nomisma 
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2. Milan – First semester of 2015 and forecasts for 
the second semester of 2015 
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2.1 The real estate market1 

Table 2.1 
Trends in the real estate market in Milan  

(I semestre 2015) 

Real estate market   Leasehold market  
     

Demand !/"  Demand !/" 

Supply !/"  Supply !/" 

Number of contracts !/"  Number of contracts !/" 

Average price (1) (€/mq) 
3.04

3 
 Average annual rent (2)(€/mq anno) 146 

Average semestral variation (%) -1,3  Average semestral variation(2) (%) -0,8 

Average annual variation  (%) -2,3  Average annual variation(2) (%) -0,8 

Average selling time (months) 7,5  Average time for a leasehold (months) 4,0 
Average discount on the price asked 
(%) 

13,0  Average gross yield (%) 4,9 

(1) Weighted average of free properties 

(2) Used properties 
Source: Nomisma 
 
The recovery of the real estate sector is proving to be slower than expected . In 
the residential sector there is a slight recovery in demand while supply continues 
being more abundant than the actual absorption capacities. Areas where 
misalignment between demand and supply it is more pronounced are located 
near the city center and the suburbs. 

A sign for the easing of the recession is evident from the increasing trend of 
settlement confirmed by the data on trades in the first half of the year. From the 
point of view of values there has been a resumption of bearish pressure with 
varying intensity depending on the areas of the city and with the only exception of 
luxury properties whose values are slightly increased. 

The gap between asked and actual price kept on decreasing, dropped by a 
further half percentage point both for new properties ( 8.5 %) and for those used ( 
                                                             
1Read “Osservatorio sul Mercato Immobiliare”, Nomisma, n. 2/2015, July 2015. 
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13 % ). The reduction of starting requests has led to the stabilization of the timing 
of formalization of contracts, dropped in the order of eight months on average for 
the new and 7.5 months for used. 

It is not unlike the situation on the rental side, where the demand stays stable 
and selective and the contractual activity remains at the same level as last 
semester. Even in this area however it restarted the decline in rents determined 
especially by the worst performance of the semi-central and peripheral areas 
where it has been registered a further decline in prices. Even from this point of 
view the timing of formalization are slightly decreasing though still above average 
the threshold of 4 months. 

The similar trend in prices and rents has highlighted a largely stable potential 
gross profitability, fixed below the threshold of 5 % with a peak of 5.4 % in 
peripheral locations. 

 

2.2 The luxury real estate market 
The luxury real estate market it is characterized in this way:  

- Properties whose selling value per square meter is more than € 7,000  or 
whose total value exceeds € 1,000,000 ;  

- Properties with minimum area of 50 square meters whose rent is superior 
to € 200 per square meter per year or whose total annual rent exceeds € 
40,000 ; 

- Houses located in the following areas : 

o Quadrilatero 
o Centro Storico 
o Brera-Garibaldi 
o Magenta 
o Venezia – Manin - Giardini - Duse 
o Residual zone (virtual zone formed by all residences that respond to 

the parameters specified but which are not located in the areas 
mentioned above). 
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2.2.a Contracts of sale 

Table 2.2 
The market of contracts of sale in Milan 

(I semestre 2015) 

Urban zone  Demand  Supply   Number of contracts of 
sale 

Quadrilatero ! ! ! 
Old Town ! ! " 
Brera-Garibaldi " ! " 
Magenta " ! " 
Venezia-Duse ! ! ! 
Zona residuale !/" !/" ! 
Average ! /" ! ! /"  

Source: Tirelli & Partners 
 

Demand and supply – After years of constant weak demand for exclusive 
residential properties, in the first half of 2015 signs of recovery have been 
registered. At the base of the recovery lies the renewed confidence in the future 
of the country together with the combination of elements such as the massive 
liquidity, low interest rates and stock prices declined over the last five years until 
reaching levels close to equilibrium. The recovery registered in the first semester 
emerges observing both the performance of the absorption, which results on 
average above 10% (the highest value in 4 years), and the considerable increase 
in the number of transactions concluded compared to 2014 (+ 32%). Specifically 
analyzing the application for purchase within the individual production units, it 
may be confirmed the stability in the area of the Quadrilatero, in which the offer is 
still limited, while there has been a general improvement in the remaining areas, 
in particular in Brera-Garibaldi and Magenta, with a net increase over the 
previous six months. The Old Town shows a very positive trend in the first half, 
returning after two years at a rate of absorption of 9%. The demand in all areas is 
still focused on high quality properties, a product not always readily available on 
the Milan market. 
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Table 2.3 
Percentage of the properties sold on the market  

(% of the total properties on the market) 

Urban zone I sem. 
2015 

II sem. 
2014 

I sem. 
2014 

II sem. 
2013 

I sem. 
2013 

II sem. 
2012 

I sem. 
2012 

II sem. 
2011 

I sem. 
2011 

Quadrilatero 6,3% 6,1% 11,1% 0,0% 10,3% 14,3% 8,3% 22,6% 10,0% 
Old town 9,0% 3,4% 5,3% 0,7% 0,7% 8,6% 5,0% 7,9% 20,2% 

Brera-Garibaldi 13,9% 5,1% 3,6% 9,2% 2,2% 8,5% 10,0% 9,5% 30,8% 
Magenta 15,9% 6,1% 9,2% 7,6% 3,8% 6,5% 7,2% 7,1% 28,4% 

Venezia-Duse 2,6% 5,0% 3,0% 6,9% 3,3% 9,4% 11,1% 5,6% 7,1% 
Residual zone 9,1% 9,2% 9,5% 7,2% 2,7% 6,7% 6,5% 11,0% 26,5% 

Average 10,8% 6,5% 7,6% 5,8% 2,8% 7,8% 7,0% 9,8% 23,4% 
Source: data by Tirelli & Partners processed by Nomisma 
 

Selling times and discounts – With regard to discounts, the gap between 
asked and actual sale price, which stood at just below 15%, remains substantially 
unchanged. In contrast, the average time for saling and stocking continue to 
grow, reaching respectively 29.5 and 30.3 months and confirming that the offer is 
largely made up of units left unsold from the past, a sure sign of a weaker 
demand in recent years but most of the inadequacy of the properties offered 
compared to buyers' expectations. The greatest increase compared to the 
previous six months is related to sold properties, negatively influenced by two 
sales totaling themselves nearly 170 months of staying on the market. Apart from 
these two transactions the value goes down (slightly) to 27.9 months. In the first 
semester new properties are more likely to be sold than used ( 27.5 vs. 30.7 ). 

Table 2.4 
Selling times and discounts in luxury real estate market in Milan 

Semester Average selling times 
(months) 

Average stocking time 
for properties (months) 

Gap between asked and 
real price  

(in %) 
I sem. 2015 29,5 30,3 14,9 
II sem. 2014 23,7 28,3 15,2 
I sem. 2014 19,8 25,5 14,3 
II sem. 2013 18,8 22,5 11,4 
I sem. 2013 15,4 18,1 11,9 
II sem. 2012 16,5 14,0 12,8 
I sem. 2012 13,9 10,6 12,4 
II sem. 2011 11,1 8,7 9,7 
I sem. 2011 10,7 8,4 7,9 
II sem. 2010 9,3 8,0 5,4 
I sem. 2010 7,5 6,8 5,0 

Source: Tirelli & Partners 
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Figure 2.1 

Evolution of average selling times of new and used properties 

 

Source: processed by Nomisma 
 
Prices – The analysis of the percentage changes in selling prices shows that 
both series preserve the negative trend of recent years. Today's selling prices 
are slowing down this trend (-0.4 %) compared to the past and it is possible that 
this braking will bring to the achievement of an equilibrium. 

Table 2.5 
Asked selling price , actual selling price and gap between asked and actual 

selling price 

  Asked selling prices Gap Final selling prices 

    €/mq Semestral 
variation % values % €/mq Semestral 

variation % 
2015 I  sem. 8.297 -0,8 14,9% 7.060 -0,4 

2014 II sem. 8.361 -0,4 15,2% 7.091 -1,4 
I  sem. 8.395 -0,2 14,3% 7.193 -3,5 

2013 II sem. 8.415 -0,7 11,4% 7.453 -0,1 
I  sem. 8.470 -2,2 11,9% 7.459 -1,2 

2012 II  sem. 8.661 -1,1 12,8% 7.551 -1,5 
I  sem. 8.758 -2,3 12,4% 7.668 -5,3 

2011 II  sem. 8.968 -0,9 9,7% 8.099 -2,9 
I  sem. 9.051 -0,7 7,9% 8.340 -3,3 

2010 II  sem. 9.116 -0,9 5,4% 8.621 -1,4 
I  sem. 9.198 - 5,0% 8.740 - 

Source: Data by Tirelli & Partners processed by Nomisma 
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The most prestigious real estate units are precisely in the most valuable areas of 
Milan, with values that in the distribution of prices stood well above the average, 
encouraging the increasing in overall average prices and  recovering the ground 
lost on an annual basis following the slight decline in the previous six months (+ 
0.2 %). This confirms that the increase in the demand at the beginning of 2015 is 
mainly due to the presence of buyers or investors interested in the higher 
segment of the market . 

Table 2.6 
Asked prices(1) for luxury properties in Milan – I semester 2015 

Urban zone 

Average 
price for  

New 
property 

(2) 
(€/mq) 

Average 

price for  

New 

propert

y(3) 
(€/mq) 

Average 
price(4) 
(€/mq) 

Minimum 
average 
price(5) 
(€/mq) 

 Maximum 
average 
price(6) 
(€/mq) Top  

price(7) 
(€/mq) 

Total average 
price(8) (€) 

Maximum 
total average 

price(9) (€) 

Quadrilatero 14.089 12.899 13.391 10.734 16.604 18.641 2.341.655 8.000.000 
Old town 9.146 8.026 8.356 7.230 9.521 15.691 1.463.266 5.900.000 
Brera-Garibaldi 9.100 7.985 8.481 7.348 9.741 14.202 1.323.409 8.900.000 
Magenta 9.337 8.511 8.790 6.990 10.620 16.111 1.746.952 8.000.000 
Venezia-Duse 11.725 10.360 10.702 8.377 12.951 19.900 2.651.848 13.000.000 
Residual zone 7.235 6.173 6.632 5.018 8.392 11.848 1.460.650 5.890.000 
Weighted mean 
value 8.841 7.974 8.297 6.724 9.975 14.714 1.611.613 7.210.123 

Semestral variation 
% -1,1% -0,7% -0,8% -1,3% 0,2%  0,9%  

Annual variation % -3,0% -0,3% -1,2% -1,6% -0,2%  0,0%  
Variation in 5 years 
% -12,2% -9,6% -9,8% -14,3% -6,2%  -16,3%  

(1) The table values are calculated upon the asking price for both properties sold both properties in load. 
(2) Average value per square meter of a new or renovated luxury property.  
(3) Average value per square meter of a medium luxury property (or of a one to be renovated). 
(4) Average value per square meter of a luxury property, expressed as a weighted average of prices for a new 
and a used property. 
(5) Average value per square meter of a luxury property whose price is lower than the first quartile in the 
distribution of property prices per sq m .  
 

(6)  Average value per square meter of a luxury property whose price is higher than the first quartile in the 
distribution of property prices per sq m 

(7) Maximum value per square meter registered in the semester. 
(8) Total average value, expressed as a weighted average of prices for a new and a used property. 
(9) Total maximum value registered in the whole semester. 

Source: data by Tirelli & Partners processed by Nomisma. 
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As for transactions that occurred, there was a record sale in the area Quadrilatero 
for a total value of 7 bln EUR and a transactio in Magenta area for an amount of 
5.5 bln EUR or 6,500 EUR per sq m: a price well below the market for a very wide 
surface however amounting to 850 sq m. 

Table 2.7 
 

Characteristics of some luxury properties in Milan (properties object of conctracts 
of sale) - (I semester 2015) 

Urban zone Total 
price(€) 

Surface 
(sm) 

Price for 
a garage 

(€) 

Price per 
sm (€) 

State of the 
property 

Type of 
property Attributes 

Quadrilatero 7.000.000 500 - 14.000 Used Attic Attic with balcony and  
garage 

Magenta 5.500.000 850 - 6.471 Da 
ristrutturare Apartment First floor apartment 

without garage 

Magenta 4.650.000 375 - 12.400 New Attic Attic with balcony and 
garage 

Source: Tirelli & Partners 

 

Reasons to buy – At first glance it is clear the continuing positive trend of 
purchases for investment purposes confirming the renewed interest in the 
residential segment of the market. Following the sharp contraction of 2013, in just 
three semesters it  returned to the levels recorded in 2011 with a share of 
component re-invested in the order of 25 % of the total. If this figure is 
accompanied by one related to the recovery of the real estate purchases for first 
houses , that has once again come to around 40 % , there is an obvious 
improvement in the luxury real estate market scenario. These components in fact 
are those giving dynamism to the market, freeing it from problems related to time 
dilation, experienced instead when forced to line up a purchase with a sale. 
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Figure 2.2 
Distribution of sold properties per destination of use 

 
Source: Tirelli & Partners 
 

Foreign investors – During the first part of 2015 it became clear that the 
distance of foreign investors from   Milan real estate market is not only related to 
the profitability of Milan compared to other world capitals, but also depends on 
the shortage of real estate products suitable to international standards and the 
paucity of marketing activity carried out by operators outside the Italian borders. 
In the first half of the year, for example, the three transactions in the residential 
area of the historic Palazzo Litta Corso Magenta had as buyers only foreign 
investors. 

Concerning the rest of the market, the share of total foreign buyers remains 
absolutely residual (1%). The countries of origin of the foreign component are 
once again those in Europe although it has been registered on the market some 
important buyer from China. The most requested areas are still Quadrilatero, 
Brera and Magenta. The foreign demand is looking for apartments from 250 to 
300 square meters, positioned on the upper floors and with external surfaces. 
 
 
 
 
 

50,4% 47,1%

64,3%
58,0%

26,3%

42,1%

58,8%

28,6%
39,1%

33,9% 40,0%

26,2%
32,0%

63,2%

55,3%
33,3%

54,8% 37,5%

15,7% 12,9% 9,5% 10,0% 10,5%
2,6% 7,8%

16,7%
23,4%

0%

20%

40%

60%

80%

100%

I sem II sem I sem II sem I sem II sem I sem II sem I sem

2011 2012 2013 2014 2015
Prima casa Sostituzione Investimento



 

 

 
 

 
Monitoring system of luxury properties – First semester of 2015 

 

23 
 

 
2.2.b Leaseholds 

Table 2.8 
 

The luxury real estate market in Milan 
(I semester 2015) 

Urban zone Demand Supply Number of leaseholds 

    
Quadrilatero ! ! !/# 
Old town !/# !/" ! 
Brera-Garibaldi " ! " 
Magenta !/" ! " 
Venezia-Duse ! !/# !/" 
Zona residuale ! " !/" 
Average ! ! ! /"  

Source: Tirelli & Partners 

 
Demand and supply – The selection of leased exclusive residences looks 
increasingly abundant in quantity , although still unfit in terms of quality and 
therefore unwelcome by a very selective kind of buyers demanding immediate 
habitable, restructured and furnished apartments. While in the past the 
implementation of the restructuring was delayed after the signing of the lease , it 
happens that today the closing of contracts presupposes that the property 
appears already renovated and furnished otherwise the property offered is likely 
to be dismissed out of hand by the potential interested. 

Table 2.9 
Percentage of leased properties of the total amount of properties in real estate 

market 

Urban zone I sem. 
2015 

II sem. 
2014 

I sem. 
2014 

II sem. 
2013 

I sem. 
2013 

II sem. 
2012 

I sem. 
2012 

II sem. 
2011 

I sem. 
2011 

          
Quadrilatero 15,8% 25,0% 45,7% 12,9% 16,0% 8,7% 31,6% 40,7% 31,3% 

Old town 17,8% 20,6% 33,3% 13,0% 10,2% 11,1% 22,9% 24,4% 22,2% 
Brera-

Garibaldi 44,1% 12,5% 25,0% 16,7% 25,0% 19,4% 19,4% 13,8% 52,4% 

Magenta 24,2% 20,4% 31,0% 15,6% 20,3% 22,2% 14,5% 29,3% 26,3% 
Venezia-

Duse 14,3% 4,5% 19,0% 13,0% 18,2% 11,1% 29,4% 29,4% 45,0% 

Zona 
residuale 16,3% 12,2% 14,0% 8,6% 17,9% 13,2% 16,7% 33,3% 57,1% 

Average 22,6% 16,3% 28,6% 13,6% 17,9% 15,1% 20,6% 27,8% 34,8% 
Source: data by Tirelli & Partners processed by Nomisma 
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Looking at the indices of absorption it is evident that Brera and Magenta are the 
leading areas in the real estate market in Milan, satisfying respectively for 44% 
and 24% the demand from the market while at the city level it emerges the return 
of the absorption rate above 20 percentage points after the downturn in the 
second half of 2014. 

Rental times – Compared to the market of sales, the segment of leasings 
showed better signals regarding the average time for leasing and stocking and 
the gap between the asked and actual rent. The average time for a leasing  
reduced by one third compared to the values observed in the second half of 
2014, while average stocking times of properties not leased remained 
substantially stable. It is a reflection of the policy of greater selection that from 1 
January 2015 has led Tirelli & Partners to focus on tasks related to supply in line 
with the needs expressed by the demand. Finally, the gap between asked and 
actual rents fell to under ten percentage points, returning to the levels seen in 
2013. This is also a reflection of the policy of greater selection of positions 
adopted. 

Table 2.10 
Rates and discounts in luxury real estate market in Milan 

Semester Average time for a 
leasing  (months) 

Average stocking time 
for un-leased properties 

Gap between 
asked/actual annual rent 

(in %) 
2015 I sem. 12,6 18,4 9,9 
2014 II sem. 18,9 18,6 13,0 

I sem. 14,4 17,7 11,5 
2013 II sem. 12,7 15,0 9,9 

I sem. 9,7 12,7 9,9 
2012 II sem. 11,1 10,2 13,5 

I sem. 7,5 10,6 6,3 
2011 II sem. 7,1 7,1 8,2 

I sem. 7,2 7,0 7,3 

2010 II sem. 7,3 6,8 6,4 
I sem. 6,5 4,6 7,8 

Source: data Tirelli & Partners processed by Nomisma 
 

 

Annual rents – In the first semster of 2015 there was a reversal in the trend of 
the average annual rents: for the first time since the economic downturn, there 
has been an increase in annual rents of +0,4 % compared to the previous 
semester. This is due to the fact that the decline in the average and maximum 
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values has come to a halt  while minimum values continued expanding modestly. 
On an annual basis, average minimum average rents increased by 1.1 % while 
the maximum average decreased by 4.0 % despite the recent reversal of sign.  

 

Table 2.11 

Asked annual rents(1) for luxury properties in Milan, I semester 2015 
(€/mq/year) 

Urban zone 
Minimum 

average annual 
rent(2) 

Maximum 
average annual 

rent(3) 

Average annual 
rent(4) 

Top  
rents(5) 

     
Quadrilatero 237 385 308 545 
Old town 220 306 258 400 
Brera-Garibaldi 230 300 267 387 
Magenta 220 279 245 360 
Venezia-Duse 239 320 276 401 
Residual zone 205 261 237 493 
Media ponderata 223 303 261 420 
Semestral variation (in %) 0,5% 0,3% 0,4%  
Annual variation (in %) 1,1% -4,0% -1,7%  
Variation in 5 years (in %) -11,8% -12,2% -13,2%  

(1) The table values are calculated upon the asking annual rent for both properties sold both properties 
in load. 
 (2) Average annual rent of a luxury property whose annual rent is lower than the first quartile in the 
annual rent distribution per sq m. 
(3) Average annual rent of a luxury property whose annual rent is higher than the first quartile in the 
annual rent distribution per sq m 

(4) Average annual rent for luxury properties. 
(5) Maximum annual rent registered during the whole semester. 

Source: data by Tirelli & Partners processed by Nomisma 
 
With regards to top rents, values remained essentially unchanged in all areas 
except the Old Town, where there was an increase from 367 € / sqm 400 € / 
sqm, which raised the overall average bringing it back to the values of the first 
half of last year. With regard to the total maximum fees are confirmed 
transactions around 100,000 EUR per year plus costs . 
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Table 2.12 
Characteristics of some luxury properties in Milan (leasehold properties) - (I 

semester 2015) 

Urban zone Total annual 
rent (€/year) 

Surface 
(mq) 

Annual rent 
(€/mq/year) 

State of the 
property 

Type of 
property Attributes 

Brera 100.000 400 250 Medium Appartament Second and third floor, 
with balcony  

Magenta 100.000 450 222 New Appartament 
Second floor, newly 

renovated 
 

Magenta 80.000 300 267 Excellent Appartament First floor, vintage 
building 

Source: Tirelli & Partners 

 

Foreign tenants – Even 2015 confirms the lack of interest by foreign demand 
which continues to remain a residual amount of approximately 1% of the total. 
The origin, as for the sales market , is due only to European countries , while the 
most requested areas are those of Quadrilatero, Brera and Magenta. Demands 
by foreign tenants are focused on real estate in perfect state of repair  regardless 
of whether they are new or fully renovated, better if vintage and furnished. 
2.2.c Returns 

Trends in average selling prices ( -0.8 % ) and average rents ( + 0.4 % ) have 
determined, for the first time in two years, a slight increase in profitability. The 
average returns of luxury properties in Milan amounted overall to 3.15 % . 

Table 2.13 
Potential average return from a lease (values %) 

Urban zone I sem. 
2015 

II sem. 
2014 

I sem. 
2014 

II sem. 
2013 

I sem. 
2013 

II sem. 
2012 

I sem. 
2012 

II sem. 
2011 

I sem. 
2011 

          
Quadrilatero 2,30 2,33 2,32 2,43 2,48 2,38 2,33 2,46 2,40 
Old town 3,09 2,96 3,08 3,10 3,03 3,01 3,09 3,09 3,11 
Brera-
Garibaldi 3,15 3,04 2,96 2,88 3,03 3,11 3,08 3,09 3,42 

Magenta 2,79 2,86 2,99 2,95 2,97 3,00 2,91 2,82 2,93 
Venezia-
Duse 2,58 2,56 2,66 2,74 2,74 2,60 2,61 2,55 2,24 

Zona 
residuale 3,57 3,48 3,40 3,48 3,46 3,39 3,31 3,38 3,55 

Average 3,15 3,11 3,16 3,19 3,21 3,19 3,18 3,23 3,28 

Source: data by Tirelli & Partners processed by Nomisma 

 
2.2.d Forecasts 
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The second half of 2015 is expected to continue with the encouraging signals 
recorded in the first half of the year. The market has been largely driven by new 
investors with propensity to anticipate trends, high disposable income and 
looking for valuable properties of high quality in a favorable context of prices and 
expectations of economic recovery. It is possible a further increase in the number 
of potential buyers in the second half of 2015 and, to a greater extent, in the 
course of the next year. The values of trades and the average discounts required 
seem to have reached the tipping point that could be followed by a reversal of the 
trend, which seems however to be gradual. As a matter of fact, price increases 
are not expected in the short term, while for properties of lesser quality the 
descent is still intended to continue until the arrival of less demanding buyers, 
more concerned with the occasion.  
 

Table 2.14 
Forecasts for the II semester of 2015 

Urban zone Demand Supply Number of trades Prices for trades 

     
Quadrilatero ! ! ! ! 
Centro storico ! " ! # 
Brera-Garibaldi " ! " ! 
Magenta " ! ! ! 
Venezia-Duse ! ! ! ! 
Zona residuale " " " ! 
Average ! /" ! /" ! /" !  

Source: Tirelli & Partners 
 
In the next years areas such as Brera and Magenta, which with recent initiatives 
have become more lively and attractive, are likely to expand. On the other hand 
the Old Town confirms its unattractiveness for difficult quality of life due to 
congestion and lack of green spaces, and San Siro , because of a strong 
discrepancy between supply and demand. 
 
 

Nel corso del prossimo 
semestre per il segmento 
della locazione si prevede nel 
complesso una sostanziale 
stabilità, pur con differenze 

Table 2.15 
Forecasts for the leasehold market 

II semester 2015 

Demand Supply 
Number of 

conctracts of 
sale 

Number of 
leaseholds 

! ! ! !  

Source: Tirelli & Partners 
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anche marcate tra le diverse zone, che incontrano in maniera non uniforme le 
attese della domanda.  
 
2.3 Note about the method 
 
Starting from the Observatory on the 
first half of 2011 we have been 
introduced some changes to the 
methodology for calculating the 
amount on the Milan market. In 
particular , the effort made to detect 
the information on the state of 
maintenance of buildings has made it 
possible to provide measurements of 
average prices for properties , 
distinguishing the new / renovated 
from the used. It has been defined a weighting system to ensure that from the 
two "pure " quantities ( used and new / renovated ) could still be possible to 
define an overall average price. In addition, to improve the significance of the 
mean values calculated, in the weighting system is also incorporated 
differentiation by area of belonging  by weighting the values of each area for the 
actual market share. 

 

To reduce the variability of the sample and thus allow time comparisons between 
homogeneous quantities, it was considered appropriate to use a multi-period 
weighting system that considers the number of properties for loading in the latest 
surveys of the Observatory. In Table 2.16 are summarized the risk weights used 
in this document. 

This methodology is applied to calculate the average price (both total and per 
squared meter), the selling time and the discount expressed as the difference 
between asking price and selling price. 
In view of the changes in methodology, these values are no longer comparable 
with those published in the editions of the Observatory prior to 2011. In general, 
the new calculation method detects lower average prices than those of the 
previous year due mainly to the weighting system introduced. This system in fact, 
gives less weight to areas of the Quadrilateral and Venezia-Duse where there are 

Tavola 2.16 
Weighting system used (1) 

 PESI 
Zone New Used Total 
Quadrilatero 0,0222 0,0315 0,0536 
Centro Storico 0,0661 0,1581 0,2243 
Brera-Garibaldi 0,0581 0,0726 0,1308 
Magenta 0,0743 0,1461 0,2204 
Venezia-Duse 0,0122 0,0365 0,0487 
Zona Residuale 0,1391 0,1831 0,3222 
Total 0,3720 0,6280 1,0000 
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higher prices, but which together represent a market share below 11%, while 
emphasizing the values of the Residual Zone which is about 29% of the market. 
 
Even for the rental market has been applied a weighting system. It considers the 
membership area, but not the maintenance status, this information not being 
detected in the sample. With this system of weights were calculated mean values 
of the total annual rent, the timing and location of the differences between the 
purchased rent and the acutal one. Table 2:17 shows the weighting values used 
for this document. 
To make time comparisons between 
homogeneous quantities, it was decided to 
apply the new method of calculation from the 
values on the first half of 2010. 

Table 2.17 
Weighting system used (2) 

Zones Statistical 
weight 

Quadrilatero 0,1252 
Centro storico 0,2174 
Brera-Garibaldi 0,1601 
Magenta 0,2450 
Venezia-Duse 0,1000 
Residual zone 0,1523 
Total 1,0000 
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The Monitoring System of Luxury Properties (hereinafter MSLP) was born from 
an idea by Tirelli & Partners, a company specialized in brokerage and in real 
estate advicing, dealing with the finest luxury properties of the real estate 
market. Since its first publishing in 2003, the analysis of the information has 
been entrusted to Nomisma, a market research company  with over twenty 
years of experience in the field of real estate and urban evolution. 

MSLP was previously conceived as a part of Tirelli & Partners. Since 2008, 
concerning the reports about the city of Rome, it has been taken advantage of 
the collaboration with Nuova Attici.  

Considering that the most exclusive component of the real estate market shows 
characteristics and patterns very different from the residential market in general, 
the aim of MSLP is to provide semestral information about patterns and figures 
coming from daily experience of Tirelli & Partners. 

During a whole semester quantitative information on the market is collected. All 
information is statistically processed and organized by Nomisma, which also 
provides analytical interpretation of the phenomena observed setting them 
within the general trend of the market, thanks to their periodic surveys. The 
semestral report eventually summarizes  the underlying trends. 

To identify the aim of the observation some criteria ( different for each city ) 
have been outlined to define what the MSLP considered as " luxury property " : 
1. Price per square meter or total price above a given threshold;  
2. Annual rent per square meter or total annual rent above a given 

threshold; 
3. Location. Among the different urban areas classified as valuable, it has 

also been inserted the designation “Residual zone” to indicate those 
market situations which, although not situated in the areas identified, 
nevertheless possess the requirements of value 1 and 2.  
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The areas under study are the following: 

Milan 
1. Quadrilatero 
2. Centro storico 
3. Brera – Garibaldi 
4. Magenta 
5. Venezia – Duse - Giardini - Manin 
6. Zona residuale 
 
Rome 
1. Centro storico 
2. Pinciano Veneto 
3. Parioli – Salario – Trieste 
4. Prati 
5. Camilluccia  
 

It should be clarified that under the unambiguous designation "luxury properties" 
it is possible to identify at least two different categories with potentially different 
markets and trends between them. 

On the one hand there are properties with the highest profile, residences of 
large and very large ( 250 sq m and up) surfaces, sought by a very narrow 
range of users; on the other hand there are properties which, although identified 
with the name of "luxury properties" for their size and cost, are accessible to a 
wider range of users. 

For ease of presentation in the hereafter it will be referred to the first segment 
with the adjective "top ", while to the second with the adjective "medium". From 
a statistical point of view the weight of the second segment is much more 
relevant than that of the first. 

This specification will be recalled explicitly if the correct analysis and 
explanation of a phenomenon observed so requires. Otherwise, all 
considerations are to be considered valid for the segment as a whole. 
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1. The real estate market in large cities 
First Semester of 2015 
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1.1 Economic sector analysis 

The recovery of the real estate business is sluggish. The clear improvement in building a climate of 

confidence in fact is struggling to bring a dynamic expansion of trades. 

The results of the first trimester of the year is emblematic, from this point of view, of the efforts 
in fulfilling the increased expressions of interest. 

Figure 1.1 
Italy – Number of annual real estate trades and forecasts 

 
* Forecasts: Nomisma 
Source: Revenue Agency 
 

The rise is slowed down by both factors of demand and supply. If there is no doubt that the 
prospect of economic growth has driven up buying intentions on the part of families, it is equally 
clear the fragility of a significant part of them and their consequent need of support, especially 
from the banking system. 

The recovery of the real estate business depends therefore from the availability of the banking 
system to accept the bet on the repayment capacity of the applicant or, in the event of default, 
from the capacity of debt coverage by real estate collateral. In this regard, signals appear less 
clear and unequivocal than it would be expected by looking to the agreed terms and, more 
generally, to the intentions declared by the majority of institutions. 

The attitude towards allocation in the real estate remains cautious and selective as evidenced 
by the average levels of loan to value of the transacted operations and above all by the number 
of rejected applications for funding in the last period. 
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Figure 1.2 
Evaluation of the average loan to value 

applied in mortgage loans 
 (values %) 

 Table 1.1 
Share of demand having to give up 

the purchase because not being 
granted a mortgage loan 

 

 

 City % 
Bari 30,9 
Bologna 35,0 
Cagliari 34,2 
Catania 37,5 
Florence 22,4 
Genova 23,8 
Milan 27,2 
Naples 19,5 
Padova 27,1 
Palermo 30,7 
Rome 31,6 
Turin 32,6 
Venice (city) 12,8 
Venice (Mestre) 31,0 
Average of 13 large cities 28,3 

 

Source: data from Mutuionline processed by Nomisma            Source: Nomisma 
 

The banking system is inclined to give priority to initiatives of portability, whose level of risk is 
more modest due to the availability of information on the payment habits of the applicant, rather 
than to support new operations. The overall effect of the increase in disbursements recorded in 
the last year is therefore modest and in no way comparable to the soaring demand recorded in 
the same period. 

Table 1.2 
13 large cities – Semi-annual variation of current property prices (%) 

 I 2013 II 2013 I 2014 II 2014 I 2015 
New properties -2,9 -2,0 -2,2 -1,7 -1,0 
Used properties -3,2 -2,2 -2,6 -1,8 -1,4 
Offices -3,3 -2,3 -2,7 -1,7 -1,8 
Shops -2,5 -1,9 -2,5 -1,7 -1,2 
Source: Nomisma 
 

The inflexibility of the values compared to the changing conditions of the environment has 
certainly contributed to hinder the possibility of a recovery in the real estate business. The timing 

with which prices have opened the downward trend respect to the downturn on the side of the trade has 
come to expand the receding horizon. The further decline in the first half of this year is therefore 
inserted in a process of gradual approach to equilibrium, the achievement of which, considering 
the observed trends, seems to be at hand. This scenario is consistent with the strengthening of 
the prospects for economic growth and of the propensity of the credit system to meet the 
requests for funding for the purchase of a property. It is not unlike the situation on the corporate 

50,0

52,0

54,0

56,0

58,0

60,0

I	05 I	06 I	07 I	08 I	09 I	10 I	11 I	12 I	13 I	14 I	15

%



 

 

 
 

 
Luxury Residences Report  – First Half 2015 

 

side, with today's dynamism guaranteed almost entirely by the renewed interest in our country 
of foreign operators, intended to consolidate in the future with the contribution of Italian 
companies and institutional investors. 

Figure 1.3 
Italy – Corporate real estate 

investments  
(expressed in bln of EUR) 

 Figure 1.4 
Italy – Corporate real estate 

investments per investor's origin (% 
of the total) 

 

 

 
Source: data from Nomisma, BNP Paribas RE, 
CBRE and DTZ, processed by Nomisma 

 Source: data from Nomisma, BNP Paribas RE 
and CBRE processed by Nomisma 

 

In this case however the process seems to require more time, not only because of the 
environmental conditions and the availability of credit. The inadequate quality of a significant 
proportion of the offer, associated with the modesty of the repricing done so far, makes it difficult 
to trigger a new expansion in the real estate business. 

 

1.2  The real estate market in large cities 
 
In the first half of the year there has been a re-emergence of a potential demand 
on the housing market that has however struggled to translate into real demand; 
the component supply, not willing to revise downward their expectations of 
earnings, has left the market and the share of properties for sale or rent has 
become steady; the average time to finalize the purchase or the rent, after last 
year's slight decline, have remained virtually unchanged ; the massive amount 
of supply on the market has internalized the need for containment of the values, 
reducing by contrast the margin granted in the course of the negotiation; 
variations in purchase prices and rents still remain negative although gradually 
decreasing; leaseholds have stabilized after the recovery in 2013 and 2014. 
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Table 1.3 
13 large cities – Average time for sales and allocations 

(months; first semester of every year) 
 Average selling times (months)  Average time for leaseholds 

(months) 
 2012 2013 2014 2015  2012 2013 2014 2015 

Properties 7,1 8,5 8,3 8,1 Properties 3,5 4,2 4,0 3,9 
Offices 9,1 10,4 10,8 10,4 Offices 6,6 7,3 7,0 6,8 
Shops 8,1 9,8 10,0 9,7 Shops 5,9 6,7 6,6 6,3 

Source: Nomisma 
 
The increased number of house sales, which in 2014 affected the entire national 
territory ( + 3.5 % ) albeit with different intensities, was also due to the banking 
system thanks to the easing of the credit crunch and the partial return of interest 
in supporting the purchase by families. The greater availability shown by the 
banks in giving credit does not prevent however an exclusion from the credit 
market of a significant portion of potential demand for purchase. On average in 
the 13 major cities, 28 % of the demand on the market did not get the required 
loan in the first semster of the year giving up the purchase. On the price side, 
the contraction in the first half of 2015, along with the prospects of further 
decline in the second half of the year, highlights the recessionary trend that still 
characterizes property values.	
	

Table 1.4 
13 large cities – Semi-annual variation of current property prices 

in the past 3 years (%)	

	
2013	 2014	 2015 

I	semester	 II	semester	 I	semester	 II	semester	 I	semester 
New	properties	 -2,9	 -2,0	 -2,2	 -1,7	 -1,0 
Used	properties	 -3,2	 -2,2	 -2,6	 -1,8	 -1,4 
Offices	 -3,3	 -2,3	 -2,7	 -1,7	 -1,8 
Shops	 -2,5	 -1,9	 -2,5	 -1,7	 -1,2 
Source:	Nomisma		
	

Despite the reshaping of the recent years, real estate values are still relatively 
high for a demand that still remains weak.  
The shift of interest of some of the families to the rental market seems to have 
been eased and the demand for rental housing, in the opinion of operators, has 
risen up during last year. 

Also in the segment of leasings, the expected recovery is struggling to continue, 
both in the residential sector and in that of business premises, despite the slight 
rise in yields which began in 2013.	
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Table 1.5 
13 large cities – Semi-annual variation of current annual rents  

in the past 3 years (%)	

	
2013	 2014	 2015 

I	semester	 II	semester	 I	semester	 II	semester	 I	semester 
Used	properties	 -2,1	 -0,9	 -1,3	 -1,2	 -0,5 
Offices	 -2,6	 -1,6	 -2,4	 -1,4	 -1,5 
Shops	 -2,3	 -1,4	 -2,0	 -1,6	 -1,2 
Source:	Nomisma 

 
Within urban areas, after a period of flattening in the suburban market, there is 
an ongoing progressive differentiation indicating the expected return to a more 
heterogeneous internal performance market. 

 

 
1.3 The corporate market in Milan and Rome 
Milan 

During the first months of 2015, the corporate market in Milan registered a 
strong increase in settlement compared with the same period of 2014. In 
particular the 1.5 billion euros invested exceeded the amount reached in the 
course of  whole 2014, showing a growth trend that should not however lead to 
the conclusion that critical issues hampering the revival of the city market have 
been overcome. The largest share of investments, as already mentioned in the 
previous paragraph, is in fact due to the exceptional operation of Porta Nuova 
by the sovereign fund of Qatar ( about 57 % of the total ) to which have to be 
added ordinary transactions involving directorial spaces (about 35 % ) and retail 
properties ( 7.7 % ). As for the rental market, the take-up recorded in Milan in 
the early months of 2015 amounted to about 73 thousand square meters, an 
increasing value compared to that of the same period of 2014. The current offer 
for directorial spaces continues however not to be aligned with the needs of 
large corporations and therefore unattractive to investors. 
The need for high-quality properties in central areas of the city will characterize 
the market in the next few years, in light of the greater interest of the companies 
for the provincial capital rather than for the hinterland. The scarcity of raw 
product, compared to an expanding demand, helps to maintain a high vacancy 
rate, which remains on the levels recorded at the end of 2014 and 
approximately to 13.2 % of the total stock (in the order of magnitude of 1.6 
million square meters unoccupied). 
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The inflow of foreign capital during the first half of the year proved to be quite 
marked. In particular, the most active operators were sovereign wealth funds 
and international property companies. These have come to represent about 
33% of the total invested. The remaining portions have been prerogative of 
Italian and foreign real estate funds, equal to 5% and 3% and therefore too low 
to help reviving the market.	

	
Figure 1.5 

Milan – Volume of investments for 
institutional properties (bln of euros) 

 Figure 1.6 
Milan – Vacancy of corporate offices 

in Milan and hinterland 

	

	

 
Source: data by Nomisma, BNP Paribas RE and 
CBRE processed by Nomisma 

 Source: data by Nomisma, BNP Paribas RE and 
CBRE processed by Nomisma 

	
With regard to construction activity, in the first months of the year have been 
completed about 8000 square meters of office space in Porta Nuova. Currently 
much of the construction sites is stagnant. It is estimated that within the next 
two years about 190 thousand sq m will come to an end: this is an area in line 
with the average annual absorption of the Milan market. A possible incentive to 
the resumption of construction sites currently on standby could come from a 
renewed interest by banking groups in optimizing their spaces by building new 
offices to pursue their own needs and improve the quality of the available stock. 
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Figure 1.7 
Milan – Investments for institutional properties per type of investor 

(% of total) 

 
Note: Altro includes Banks, Public Sector and Sovereign Funds. 
Source: data from BNP Paribas RE processed by Nomisma. 
 
Rome 
During the first months of 2015 the corporate market in Rome was in trouble, 
with an investment volume that did not go beyond 120 million euros invested. 
The interest from foreign operators, although significant, is lower than that 
recorded in other Italian cities . About 42 % of investments were made by Italian 
real estate funds while banking systems contributed for 36.6 %. The remainder 
has involved foreign real estate funds reaching around 20% of the total. 

The absorption registered in the early months of the year was also quite small 
and amounted approximately to 17,000 square meters, with a reduction of 20 % 
compared to the same period of 2014. This decline has also pushed up the 
vacancy rate bringing it to more than 800 thousand square meters which is the 
8.7 % of the stock readily usable. 

The decline in rents, while continuing in a rather pronounced way, it still fails to 
reactivate the rental sector. The demand however continues to favor almost 
exclusively high-quality spaces located in semi-central areas close to public 
transportation. In the first months of the year it was completed a directorial 
property of approximately 6,000 square meters near Fiumicino area. 
Construction sites which are currently active within the capital should lead to the 
creation of about 80000 square meters by the end of the year. We are talking 
about the new headquarters of BNP Paribas in Tiburtina, the Europarco 
Business Park building and the new headquarters of ATAC.  
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Figure 1.8 

Rome –  Volume of investments for 
institutional properties 

(bln of euros)	

	 Figure 1.9 
Rome – Vacancy of corporate offices 

	

	

 
Source: data by Nomisma processed by 
Nomisma, BNP Paribas RE and CBRE 

 Source: data by BNP Paribas RE and CBRE 
processed by Nomisma 

 
 
 
 

Figura 1.10 
Rome – Investments for institutional properties per type of investor 

 (% of total) 

 
Note: Altro includes Banks, Public Sector and Sovereign Funds. 
Source: data by BNP Paribas RE processed by Nomisma 
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2. Milan – First semester of 2015 and forecasts for 
the second semester of 2015 
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2.1 The real estate market1 

Table 2.1 
Trends in the real estate market in Milan  

(I semestre 2015) 

Real estate market   Leasehold market  
     

Demand !/"  Demand !/" 

Supply !/"  Supply !/" 

Number of contracts !/"  Number of contracts !/" 

Average price (1) (€/mq) 
3.04

3 
 Average annual rent (2)(€/mq anno) 146 

Average semestral variation (%) -1,3  Average semestral variation(2) (%) -0,8 

Average annual variation  (%) -2,3  Average annual variation(2) (%) -0,8 

Average selling time (months) 7,5  Average time for a leasehold (months) 4,0 
Average discount on the price asked 
(%) 

13,0  Average gross yield (%) 4,9 

(1) Weighted average of free properties 

(2) Used properties 
Source: Nomisma 
 
The recovery of the real estate sector is proving to be slower than expected . In 
the residential sector there is a slight recovery in demand while supply continues 
being more abundant than the actual absorption capacities. Areas where 
misalignment between demand and supply it is more pronounced are located 
near the city center and the suburbs. 

A sign for the easing of the recession is evident from the increasing trend of 
settlement confirmed by the data on trades in the first half of the year. From the 
point of view of values there has been a resumption of bearish pressure with 
varying intensity depending on the areas of the city and with the only exception of 
luxury properties whose values are slightly increased. 

The gap between asked and actual price kept on decreasing, dropped by a 
further half percentage point both for new properties ( 8.5 %) and for those used ( 
                                                             
1Read “Osservatorio sul Mercato Immobiliare”, Nomisma, n. 2/2015, July 2015. 
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13 % ). The reduction of starting requests has led to the stabilization of the timing 
of formalization of contracts, dropped in the order of eight months on average for 
the new and 7.5 months for used. 

It is not unlike the situation on the rental side, where the demand stays stable 
and selective and the contractual activity remains at the same level as last 
semester. Even in this area however it restarted the decline in rents determined 
especially by the worst performance of the semi-central and peripheral areas 
where it has been registered a further decline in prices. Even from this point of 
view the timing of formalization are slightly decreasing though still above average 
the threshold of 4 months. 

The similar trend in prices and rents has highlighted a largely stable potential 
gross profitability, fixed below the threshold of 5 % with a peak of 5.4 % in 
peripheral locations. 

 

2.2 The luxury real estate market 
The luxury real estate market it is characterized in this way:  

- Properties whose selling value per square meter is more than € 7,000  or 
whose total value exceeds € 1,000,000 ;  

- Properties with minimum area of 50 square meters whose rent is superior 
to € 200 per square meter per year or whose total annual rent exceeds € 
40,000 ; 

- Houses located in the following areas : 

o Quadrilatero 
o Centro Storico 
o Brera-Garibaldi 
o Magenta 
o Venezia – Manin - Giardini - Duse 
o Residual zone (virtual zone formed by all residences that respond to 

the parameters specified but which are not located in the areas 
mentioned above). 
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2.2.a Contracts of sale 

Table 2.2 
The market of contracts of sale in Milan 

(I semestre 2015) 

Urban zone  Demand  Supply   Number of contracts of 
sale 

Quadrilatero ! ! ! 
Old Town ! ! " 
Brera-Garibaldi " ! " 
Magenta " ! " 
Venezia-Duse ! ! ! 
Zona residuale !/" !/" ! 
Average ! /" ! ! /"  

Source: Tirelli & Partners 
 

Demand and supply – After years of constant weak demand for exclusive 
residential properties, in the first half of 2015 signs of recovery have been 
registered. At the base of the recovery lies the renewed confidence in the future 
of the country together with the combination of elements such as the massive 
liquidity, low interest rates and stock prices declined over the last five years until 
reaching levels close to equilibrium. The recovery registered in the first semester 
emerges observing both the performance of the absorption, which results on 
average above 10% (the highest value in 4 years), and the considerable increase 
in the number of transactions concluded compared to 2014 (+ 32%). Specifically 
analyzing the application for purchase within the individual production units, it 
may be confirmed the stability in the area of the Quadrilatero, in which the offer is 
still limited, while there has been a general improvement in the remaining areas, 
in particular in Brera-Garibaldi and Magenta, with a net increase over the 
previous six months. The Old Town shows a very positive trend in the first half, 
returning after two years at a rate of absorption of 9%. The demand in all areas is 
still focused on high quality properties, a product not always readily available on 
the Milan market. 
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Table 2.3 
Percentage of the properties sold on the market  

(% of the total properties on the market) 

Urban zone I sem. 
2015 

II sem. 
2014 

I sem. 
2014 

II sem. 
2013 

I sem. 
2013 

II sem. 
2012 

I sem. 
2012 

II sem. 
2011 

I sem. 
2011 

Quadrilatero 6,3% 6,1% 11,1% 0,0% 10,3% 14,3% 8,3% 22,6% 10,0% 
Old town 9,0% 3,4% 5,3% 0,7% 0,7% 8,6% 5,0% 7,9% 20,2% 

Brera-Garibaldi 13,9% 5,1% 3,6% 9,2% 2,2% 8,5% 10,0% 9,5% 30,8% 
Magenta 15,9% 6,1% 9,2% 7,6% 3,8% 6,5% 7,2% 7,1% 28,4% 

Venezia-Duse 2,6% 5,0% 3,0% 6,9% 3,3% 9,4% 11,1% 5,6% 7,1% 
Residual zone 9,1% 9,2% 9,5% 7,2% 2,7% 6,7% 6,5% 11,0% 26,5% 

Average 10,8% 6,5% 7,6% 5,8% 2,8% 7,8% 7,0% 9,8% 23,4% 
Source: data by Tirelli & Partners processed by Nomisma 
 

Selling times and discounts – With regard to discounts, the gap between 
asked and actual sale price, which stood at just below 15%, remains substantially 
unchanged. In contrast, the average time for saling and stocking continue to 
grow, reaching respectively 29.5 and 30.3 months and confirming that the offer is 
largely made up of units left unsold from the past, a sure sign of a weaker 
demand in recent years but most of the inadequacy of the properties offered 
compared to buyers' expectations. The greatest increase compared to the 
previous six months is related to sold properties, negatively influenced by two 
sales totaling themselves nearly 170 months of staying on the market. Apart from 
these two transactions the value goes down (slightly) to 27.9 months. In the first 
semester new properties are more likely to be sold than used ( 27.5 vs. 30.7 ). 

Table 2.4 
Selling times and discounts in luxury real estate market in Milan 

Semester Average selling times 
(months) 

Average stocking time 
for properties (months) 

Gap between asked and 
real price  

(in %) 
I sem. 2015 29,5 30,3 14,9 
II sem. 2014 23,7 28,3 15,2 
I sem. 2014 19,8 25,5 14,3 
II sem. 2013 18,8 22,5 11,4 
I sem. 2013 15,4 18,1 11,9 
II sem. 2012 16,5 14,0 12,8 
I sem. 2012 13,9 10,6 12,4 
II sem. 2011 11,1 8,7 9,7 
I sem. 2011 10,7 8,4 7,9 
II sem. 2010 9,3 8,0 5,4 
I sem. 2010 7,5 6,8 5,0 

Source: Tirelli & Partners 
 



 

 

 
 

 
Monitoring system of luxury properties – First semester of 2015 

 

19 
 

 
Figure 2.1 

Evolution of average selling times of new and used properties 

 

Source: processed by Nomisma 
 
Prices – The analysis of the percentage changes in selling prices shows that 
both series preserve the negative trend of recent years. Today's selling prices 
are slowing down this trend (-0.4 %) compared to the past and it is possible that 
this braking will bring to the achievement of an equilibrium. 

Table 2.5 
Asked selling price , actual selling price and gap between asked and actual 

selling price 

  Asked selling prices Gap Final selling prices 

    €/mq Semestral 
variation % values % €/mq Semestral 

variation % 
2015 I  sem. 8.297 -0,8 14,9% 7.060 -0,4 

2014 II sem. 8.361 -0,4 15,2% 7.091 -1,4 
I  sem. 8.395 -0,2 14,3% 7.193 -3,5 

2013 II sem. 8.415 -0,7 11,4% 7.453 -0,1 
I  sem. 8.470 -2,2 11,9% 7.459 -1,2 

2012 II  sem. 8.661 -1,1 12,8% 7.551 -1,5 
I  sem. 8.758 -2,3 12,4% 7.668 -5,3 

2011 II  sem. 8.968 -0,9 9,7% 8.099 -2,9 
I  sem. 9.051 -0,7 7,9% 8.340 -3,3 

2010 II  sem. 9.116 -0,9 5,4% 8.621 -1,4 
I  sem. 9.198 - 5,0% 8.740 - 

Source: Data by Tirelli & Partners processed by Nomisma 
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The most prestigious real estate units are precisely in the most valuable areas of 
Milan, with values that in the distribution of prices stood well above the average, 
encouraging the increasing in overall average prices and  recovering the ground 
lost on an annual basis following the slight decline in the previous six months (+ 
0.2 %). This confirms that the increase in the demand at the beginning of 2015 is 
mainly due to the presence of buyers or investors interested in the higher 
segment of the market . 

Table 2.6 
Asked prices(1) for luxury properties in Milan – I semester 2015 

Urban zone 

Average 
price for  

New 
property 

(2) 
(€/mq) 

Average 

price for  

New 

propert

y(3) 
(€/mq) 

Average 
price(4) 
(€/mq) 

Minimum 
average 
price(5) 
(€/mq) 

 Maximum 
average 
price(6) 
(€/mq) Top  

price(7) 
(€/mq) 

Total average 
price(8) (€) 

Maximum 
total average 

price(9) (€) 

Quadrilatero 14.089 12.899 13.391 10.734 16.604 18.641 2.341.655 8.000.000 
Old town 9.146 8.026 8.356 7.230 9.521 15.691 1.463.266 5.900.000 
Brera-Garibaldi 9.100 7.985 8.481 7.348 9.741 14.202 1.323.409 8.900.000 
Magenta 9.337 8.511 8.790 6.990 10.620 16.111 1.746.952 8.000.000 
Venezia-Duse 11.725 10.360 10.702 8.377 12.951 19.900 2.651.848 13.000.000 
Residual zone 7.235 6.173 6.632 5.018 8.392 11.848 1.460.650 5.890.000 
Weighted mean 
value 8.841 7.974 8.297 6.724 9.975 14.714 1.611.613 7.210.123 

Semestral variation 
% -1,1% -0,7% -0,8% -1,3% 0,2%  0,9%  

Annual variation % -3,0% -0,3% -1,2% -1,6% -0,2%  0,0%  
Variation in 5 years 
% -12,2% -9,6% -9,8% -14,3% -6,2%  -16,3%  

(1) The table values are calculated upon the asking price for both properties sold both properties in load. 
(2) Average value per square meter of a new or renovated luxury property.  
(3) Average value per square meter of a medium luxury property (or of a one to be renovated). 
(4) Average value per square meter of a luxury property, expressed as a weighted average of prices for a new 
and a used property. 
(5) Average value per square meter of a luxury property whose price is lower than the first quartile in the 
distribution of property prices per sq m .  
 

(6)  Average value per square meter of a luxury property whose price is higher than the first quartile in the 
distribution of property prices per sq m 

(7) Maximum value per square meter registered in the semester. 
(8) Total average value, expressed as a weighted average of prices for a new and a used property. 
(9) Total maximum value registered in the whole semester. 

Source: data by Tirelli & Partners processed by Nomisma. 
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As for transactions that occurred, there was a record sale in the area Quadrilatero 
for a total value of 7 bln EUR and a transactio in Magenta area for an amount of 
5.5 bln EUR or 6,500 EUR per sq m: a price well below the market for a very wide 
surface however amounting to 850 sq m. 

Table 2.7 
 

Characteristics of some luxury properties in Milan (properties object of conctracts 
of sale) - (I semester 2015) 

Urban zone Total 
price(€) 

Surface 
(sm) 

Price for 
a garage 

(€) 

Price per 
sm (€) 

State of the 
property 

Type of 
property Attributes 

Quadrilatero 7.000.000 500 - 14.000 Used Attic Attic with balcony and  
garage 

Magenta 5.500.000 850 - 6.471 Da 
ristrutturare Apartment First floor apartment 

without garage 

Magenta 4.650.000 375 - 12.400 New Attic Attic with balcony and 
garage 

Source: Tirelli & Partners 

 

Reasons to buy – At first glance it is clear the continuing positive trend of 
purchases for investment purposes confirming the renewed interest in the 
residential segment of the market. Following the sharp contraction of 2013, in just 
three semesters it  returned to the levels recorded in 2011 with a share of 
component re-invested in the order of 25 % of the total. If this figure is 
accompanied by one related to the recovery of the real estate purchases for first 
houses , that has once again come to around 40 % , there is an obvious 
improvement in the luxury real estate market scenario. These components in fact 
are those giving dynamism to the market, freeing it from problems related to time 
dilation, experienced instead when forced to line up a purchase with a sale. 
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Figure 2.2 
Distribution of sold properties per destination of use 

 
Source: Tirelli & Partners 
 

Foreign investors – During the first part of 2015 it became clear that the 
distance of foreign investors from   Milan real estate market is not only related to 
the profitability of Milan compared to other world capitals, but also depends on 
the shortage of real estate products suitable to international standards and the 
paucity of marketing activity carried out by operators outside the Italian borders. 
In the first half of the year, for example, the three transactions in the residential 
area of the historic Palazzo Litta Corso Magenta had as buyers only foreign 
investors. 

Concerning the rest of the market, the share of total foreign buyers remains 
absolutely residual (1%). The countries of origin of the foreign component are 
once again those in Europe although it has been registered on the market some 
important buyer from China. The most requested areas are still Quadrilatero, 
Brera and Magenta. The foreign demand is looking for apartments from 250 to 
300 square meters, positioned on the upper floors and with external surfaces. 
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2.2.b Leaseholds 

Table 2.8 
 

The luxury real estate market in Milan 
(I semester 2015) 

Urban zone Demand Supply Number of leaseholds 

    
Quadrilatero ! ! !/# 
Old town !/# !/" ! 
Brera-Garibaldi " ! " 
Magenta !/" ! " 
Venezia-Duse ! !/# !/" 
Zona residuale ! " !/" 
Average ! ! ! /"  

Source: Tirelli & Partners 

 
Demand and supply – The selection of leased exclusive residences looks 
increasingly abundant in quantity , although still unfit in terms of quality and 
therefore unwelcome by a very selective kind of buyers demanding immediate 
habitable, restructured and furnished apartments. While in the past the 
implementation of the restructuring was delayed after the signing of the lease , it 
happens that today the closing of contracts presupposes that the property 
appears already renovated and furnished otherwise the property offered is likely 
to be dismissed out of hand by the potential interested. 

Table 2.9 
Percentage of leased properties of the total amount of properties in real estate 

market 

Urban zone I sem. 
2015 

II sem. 
2014 

I sem. 
2014 

II sem. 
2013 

I sem. 
2013 

II sem. 
2012 

I sem. 
2012 

II sem. 
2011 

I sem. 
2011 

          
Quadrilatero 15,8% 25,0% 45,7% 12,9% 16,0% 8,7% 31,6% 40,7% 31,3% 

Old town 17,8% 20,6% 33,3% 13,0% 10,2% 11,1% 22,9% 24,4% 22,2% 
Brera-

Garibaldi 44,1% 12,5% 25,0% 16,7% 25,0% 19,4% 19,4% 13,8% 52,4% 

Magenta 24,2% 20,4% 31,0% 15,6% 20,3% 22,2% 14,5% 29,3% 26,3% 
Venezia-

Duse 14,3% 4,5% 19,0% 13,0% 18,2% 11,1% 29,4% 29,4% 45,0% 

Zona 
residuale 16,3% 12,2% 14,0% 8,6% 17,9% 13,2% 16,7% 33,3% 57,1% 

Average 22,6% 16,3% 28,6% 13,6% 17,9% 15,1% 20,6% 27,8% 34,8% 
Source: data by Tirelli & Partners processed by Nomisma 
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Looking at the indices of absorption it is evident that Brera and Magenta are the 
leading areas in the real estate market in Milan, satisfying respectively for 44% 
and 24% the demand from the market while at the city level it emerges the return 
of the absorption rate above 20 percentage points after the downturn in the 
second half of 2014. 

Rental times – Compared to the market of sales, the segment of leasings 
showed better signals regarding the average time for leasing and stocking and 
the gap between the asked and actual rent. The average time for a leasing  
reduced by one third compared to the values observed in the second half of 
2014, while average stocking times of properties not leased remained 
substantially stable. It is a reflection of the policy of greater selection that from 1 
January 2015 has led Tirelli & Partners to focus on tasks related to supply in line 
with the needs expressed by the demand. Finally, the gap between asked and 
actual rents fell to under ten percentage points, returning to the levels seen in 
2013. This is also a reflection of the policy of greater selection of positions 
adopted. 

Table 2.10 
Rates and discounts in luxury real estate market in Milan 

Semester Average time for a 
leasing  (months) 

Average stocking time 
for un-leased properties 

Gap between 
asked/actual annual rent 

(in %) 
2015 I sem. 12,6 18,4 9,9 
2014 II sem. 18,9 18,6 13,0 

I sem. 14,4 17,7 11,5 
2013 II sem. 12,7 15,0 9,9 

I sem. 9,7 12,7 9,9 
2012 II sem. 11,1 10,2 13,5 

I sem. 7,5 10,6 6,3 
2011 II sem. 7,1 7,1 8,2 

I sem. 7,2 7,0 7,3 

2010 II sem. 7,3 6,8 6,4 
I sem. 6,5 4,6 7,8 

Source: data Tirelli & Partners processed by Nomisma 
 

 

Annual rents – In the first semster of 2015 there was a reversal in the trend of 
the average annual rents: for the first time since the economic downturn, there 
has been an increase in annual rents of +0,4 % compared to the previous 
semester. This is due to the fact that the decline in the average and maximum 
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values has come to a halt  while minimum values continued expanding modestly. 
On an annual basis, average minimum average rents increased by 1.1 % while 
the maximum average decreased by 4.0 % despite the recent reversal of sign.  

 

Table 2.11 

Asked annual rents(1) for luxury properties in Milan, I semester 2015 
(€/mq/year) 

Urban zone 
Minimum 

average annual 
rent(2) 

Maximum 
average annual 

rent(3) 

Average annual 
rent(4) 

Top  
rents(5) 

     
Quadrilatero 237 385 308 545 
Old town 220 306 258 400 
Brera-Garibaldi 230 300 267 387 
Magenta 220 279 245 360 
Venezia-Duse 239 320 276 401 
Residual zone 205 261 237 493 
Media ponderata 223 303 261 420 
Semestral variation (in %) 0,5% 0,3% 0,4%  
Annual variation (in %) 1,1% -4,0% -1,7%  
Variation in 5 years (in %) -11,8% -12,2% -13,2%  

(1) The table values are calculated upon the asking annual rent for both properties sold both properties 
in load. 
 (2) Average annual rent of a luxury property whose annual rent is lower than the first quartile in the 
annual rent distribution per sq m. 
(3) Average annual rent of a luxury property whose annual rent is higher than the first quartile in the 
annual rent distribution per sq m 

(4) Average annual rent for luxury properties. 
(5) Maximum annual rent registered during the whole semester. 

Source: data by Tirelli & Partners processed by Nomisma 
 
With regards to top rents, values remained essentially unchanged in all areas 
except the Old Town, where there was an increase from 367 € / sqm 400 € / 
sqm, which raised the overall average bringing it back to the values of the first 
half of last year. With regard to the total maximum fees are confirmed 
transactions around 100,000 EUR per year plus costs . 
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Table 2.12 
Characteristics of some luxury properties in Milan (leasehold properties) - (I 

semester 2015) 

Urban zone Total annual 
rent (€/year) 

Surface 
(mq) 

Annual rent 
(€/mq/year) 

State of the 
property 

Type of 
property Attributes 

Brera 100.000 400 250 Medium Appartament Second and third floor, 
with balcony  

Magenta 100.000 450 222 New Appartament 
Second floor, newly 

renovated 
 

Magenta 80.000 300 267 Excellent Appartament First floor, vintage 
building 

Source: Tirelli & Partners 

 

Foreign tenants – Even 2015 confirms the lack of interest by foreign demand 
which continues to remain a residual amount of approximately 1% of the total. 
The origin, as for the sales market , is due only to European countries , while the 
most requested areas are those of Quadrilatero, Brera and Magenta. Demands 
by foreign tenants are focused on real estate in perfect state of repair  regardless 
of whether they are new or fully renovated, better if vintage and furnished. 
2.2.c Returns 

Trends in average selling prices ( -0.8 % ) and average rents ( + 0.4 % ) have 
determined, for the first time in two years, a slight increase in profitability. The 
average returns of luxury properties in Milan amounted overall to 3.15 % . 

Table 2.13 
Potential average return from a lease (values %) 

Urban zone I sem. 
2015 

II sem. 
2014 

I sem. 
2014 

II sem. 
2013 

I sem. 
2013 

II sem. 
2012 

I sem. 
2012 

II sem. 
2011 

I sem. 
2011 

          
Quadrilatero 2,30 2,33 2,32 2,43 2,48 2,38 2,33 2,46 2,40 
Old town 3,09 2,96 3,08 3,10 3,03 3,01 3,09 3,09 3,11 
Brera-
Garibaldi 3,15 3,04 2,96 2,88 3,03 3,11 3,08 3,09 3,42 

Magenta 2,79 2,86 2,99 2,95 2,97 3,00 2,91 2,82 2,93 
Venezia-
Duse 2,58 2,56 2,66 2,74 2,74 2,60 2,61 2,55 2,24 

Zona 
residuale 3,57 3,48 3,40 3,48 3,46 3,39 3,31 3,38 3,55 

Average 3,15 3,11 3,16 3,19 3,21 3,19 3,18 3,23 3,28 

Source: data by Tirelli & Partners processed by Nomisma 

 
2.2.d Forecasts 
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The second half of 2015 is expected to continue with the encouraging signals 
recorded in the first half of the year. The market has been largely driven by new 
investors with propensity to anticipate trends, high disposable income and 
looking for valuable properties of high quality in a favorable context of prices and 
expectations of economic recovery. It is possible a further increase in the number 
of potential buyers in the second half of 2015 and, to a greater extent, in the 
course of the next year. The values of trades and the average discounts required 
seem to have reached the tipping point that could be followed by a reversal of the 
trend, which seems however to be gradual. As a matter of fact, price increases 
are not expected in the short term, while for properties of lesser quality the 
descent is still intended to continue until the arrival of less demanding buyers, 
more concerned with the occasion.  
 

Table 2.14 
Forecasts for the II semester of 2015 

Urban zone Demand Supply Number of trades Prices for trades 

     
Quadrilatero ! ! ! ! 
Centro storico ! " ! # 
Brera-Garibaldi " ! " ! 
Magenta " ! ! ! 
Venezia-Duse ! ! ! ! 
Zona residuale " " " ! 
Average ! /" ! /" ! /" !  

Source: Tirelli & Partners 
 
In the next years areas such as Brera and Magenta, which with recent initiatives 
have become more lively and attractive, are likely to expand. On the other hand 
the Old Town confirms its unattractiveness for difficult quality of life due to 
congestion and lack of green spaces, and San Siro , because of a strong 
discrepancy between supply and demand. 
 
 

Nel corso del prossimo 
semestre per il segmento 
della locazione si prevede nel 
complesso una sostanziale 
stabilità, pur con differenze 

Table 2.15 
Forecasts for the leasehold market 

II semester 2015 

Demand Supply 
Number of 

conctracts of 
sale 

Number of 
leaseholds 

! ! ! !  

Source: Tirelli & Partners 
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anche marcate tra le diverse zone, che incontrano in maniera non uniforme le 
attese della domanda.  
 
2.3 Note about the method 
 
Starting from the Observatory on the 
first half of 2011 we have been 
introduced some changes to the 
methodology for calculating the 
amount on the Milan market. In 
particular , the effort made to detect 
the information on the state of 
maintenance of buildings has made it 
possible to provide measurements of 
average prices for properties , 
distinguishing the new / renovated 
from the used. It has been defined a weighting system to ensure that from the 
two "pure " quantities ( used and new / renovated ) could still be possible to 
define an overall average price. In addition, to improve the significance of the 
mean values calculated, in the weighting system is also incorporated 
differentiation by area of belonging  by weighting the values of each area for the 
actual market share. 

 

To reduce the variability of the sample and thus allow time comparisons between 
homogeneous quantities, it was considered appropriate to use a multi-period 
weighting system that considers the number of properties for loading in the latest 
surveys of the Observatory. In Table 2.16 are summarized the risk weights used 
in this document. 

This methodology is applied to calculate the average price (both total and per 
squared meter), the selling time and the discount expressed as the difference 
between asking price and selling price. 
In view of the changes in methodology, these values are no longer comparable 
with those published in the editions of the Observatory prior to 2011. In general, 
the new calculation method detects lower average prices than those of the 
previous year due mainly to the weighting system introduced. This system in fact, 
gives less weight to areas of the Quadrilateral and Venezia-Duse where there are 

Tavola 2.16 
Weighting system used (1) 

 PESI 
Zone New Used Total 
Quadrilatero 0,0222 0,0315 0,0536 
Centro Storico 0,0661 0,1581 0,2243 
Brera-Garibaldi 0,0581 0,0726 0,1308 
Magenta 0,0743 0,1461 0,2204 
Venezia-Duse 0,0122 0,0365 0,0487 
Zona Residuale 0,1391 0,1831 0,3222 
Total 0,3720 0,6280 1,0000 
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higher prices, but which together represent a market share below 11%, while 
emphasizing the values of the Residual Zone which is about 29% of the market. 
 
Even for the rental market has been applied a weighting system. It considers the 
membership area, but not the maintenance status, this information not being 
detected in the sample. With this system of weights were calculated mean values 
of the total annual rent, the timing and location of the differences between the 
purchased rent and the acutal one. Table 2:17 shows the weighting values used 
for this document. 
To make time comparisons between 
homogeneous quantities, it was decided to 
apply the new method of calculation from the 
values on the first half of 2010. 

Table 2.17 
Weighting system used (2) 

Zones Statistical 
weight 

Quadrilatero 0,1252 
Centro storico 0,2174 
Brera-Garibaldi 0,1601 
Magenta 0,2450 
Venezia-Duse 0,1000 
Residual zone 0,1523 
Total 1,0000 




