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The Prestige Residences Report (hereafter PPR) originated from an idea by 
Tirelli & Partners, a company specializing in property brokerage and 
consultancy in the most prestigious segment of the market. From its first 
publication in 2003, all data analysis has been entrusted to Nomisma, a study, 
research and consultancy company with over twenty years’	  experience in the 
field of real estate and urban transformation. 
 
The PPR was initially conceived as in-house to Tirelli & Partners. Since 2008, 
we have availed ourselves of the assistance offered by Nuova Attici for data 
relating to the city of Rome. From this edition, Tirelli & Partners has invited 
Sant’Andrea Luxury Houses to participate by supplying data for Milan and 
Rome. 
 
Considering that the most exclusive segment of the housing market has very 
different characteristic and trends to the general residential property market, the 
end purpose of the PRR is to provide six-monthly information about quantities, 
values and trends derived from Tirelli & Partners’	  day to day experience and that 
of the companies associated with the PPR, all specialized in the prestige 
property niche. 
 
Over the six-month period under economic analysis, qualitative and quantitative 
information on the market is gathered, based on transactions carried out and 
other internal sources. All information is statistically processed and organized 
by Nomisma, which also provides an analytical interpretation of the phenomena 
observed by contextualizing them within the general market trends measured by 
its systematic periodic surveys. 
 
The six-monthly report summarizes the data and underlying trends. A number of 
criteria (different for each city) were established to help define what the PRR 
considers a “prestige residence”:  
 
1. Price per sq.m. or total price above a given threshold; 
2. Annual rent per sq.m., or total annual rent above a given threshold; 
3. Location. The denomination Residual Area has been included amongst the 
different urban areas classified as prestige to indicate those market situations 
that, while not being situated in the areas identified, still possess value 
requirements 1 or 2. 
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The areas subjected to monitoring are the following: 
Milan 
1. Quadrilatero 
2. Historic centre 
3. Brera –	  Garibaldi 
4. Magenta 
5. Venezia –	  Duse - Giardini - Manin 
6. Residual area 
 
Rome 
1. Historic centre 
2. Pinciano Veneto 
3. Parioli –	  Salario –	  Trieste 
4. Prati 
5. Camilluccia  
 
It should be pointed out that at least two different categories can be identified 
under the description “prestige residence”, each with potentially different 
markets and trends. 
 
On one hand are big or very big (from 250 sq.m. upwards), very high profile 
properties sought after by an extremely limited segment of buyers. On the other, 
are properties, which, while coming under the denomination “prestige”	  because 
of their size and price, are accessible to a wider range of buyers. 
 
For ease of exposition, we will refer to the first segment with the adjective “top”	  
and to the second with “medium”. From a statistical point of view, the weight of 
the second segment is much more significant that the first. This sub-division will 
be explicitly referred to whenever required for a correct analysis of an observed 
phenomenon. If not explicitly mentioned, every consideration is to be deemed 
valid for the segment as a whole. 
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2. Milan –	  2nd Half 2014 and forecasts for  
1st Half 2015 

 
 
 
 
 
 
 
 
 
 



 

 

2.1 The residential property market1 
Table 2.1 

Residential property market trends in Milan 
(2nd Half 2014) 

Sales Market   Rental Market  
     

Demand   Demand / 

Supply /  Supply / 

Number contracts   Number contracts  

Average price(1) (€/sq.m) 3,084  Average Rent(2) (€/sq.m/year) 147 

Average half-yearly fluctuation (%) -1.0  Average half-yearly fluctuation(2) (%) -0.0 

Average annual fluctuation (%) -3.2  Average annual fluctuation (2) (%) -1.2 

Average closing time (months) 7.8  Average rental closing time (months) 4.5 

Average discount on asking price (%) 13.5  Average gross rental yields (%) 4.8 
(1) Weighted average unoccupied home 
(2) Used homes 

Source: Nomisma 

The Milan residential property market, noted over the year, showed somewhat 
timid improvements compared to those expected. The optimism pervaded at the 
end of 2013 was partially reduced by the dynamics recorded in the final 
balance. The increase in settlement activity is, in fact, overall modest, penalised 
by the weakness of the demand and the continuing inflexibility of the banking 
sector, whose contribution is in most cases necessary in order to guarantee 
access to the market. These dynamics continue to homogeneously affect the 
entire industry, with exception only for the corporate segment, in 
correspondence to which the renewed interest of the international operators 
promoted a significant leap forward for investments. 

The difficulties encountered caused, on one hand, a reduction of the sales 
expectations by the supply and, on the other hand, a general extension of the 
time necessary to close transactions. The reduction of the discount on average 
applied in negotiations is part of a gradual reduction process of the amounts 
already at the time of placing the properties on the market. The reduction still 
under way reported the numbers of all segments for the levels of the 2003-2004 
period, resulting in the absorption of a significant part of the effects from the 
wave of expansion that has characterised much of the last decade.   

The precarious nature of the income situation continues to favour the shift of a 
significant share of the demand, although still in a downward trend, towards the 

                                                           
1 See “Real Estate Market Observatory”, Nomisma, no. 3/2014, November 2014. 
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rental segment. Despite this phenomenon, the rental market has not given signs 
of recovery. The stability of the number of contracts executed is backed up by 
an overall expansion of the average rental times and, save for rare exceptions, 
a further reduction of the rental fees, which have returned to those of 2002 for 
the residential and trade segments and to the levels of the second half of the 
Nineties for the business sector. The analogy of the dynamics that 
characterised prices and rents caused modest fluctuations in potential gross 
rental yield that, with exception only for the industrial segment, have generally 
remained below the average levels recorded in most of the 13 cities monitored. 

The forecast for 2015 does not seem marked by optimism. The obvious 
oversupply, which characterises both the sales and rental markets, undoubtedly 
represents an element of penalisation of the prospects, not only in the short 
term. The contractual activity at levels not much different from the current ones, 
will be met by a further setback in prices, whose intensity will be lesser than that 
recorded throughout the current year.   
 

2.2 The prestige residences market 
The prestige residences market is defined as follows:  

-‐ Homes whose sales value per square metre exceeds 7.000 euro or 
whose total value exceeds 1.000.000 euro;  

-‐ Homes with a minimum surface area of 50 sq.m, whose rental value 
exceeds 200 euro per square metre or whose total annual rental value 
exceeds 40.000 euro; 

-‐ Homes located in the following areas: 
o Quadrilatero 
o Historic Centre 
o Brera-Garibaldi 
o Magenta 
o Venezia –	  Manin - Giardini - Duse 
o Remaining areas (virtual area made up of all dwellings that 

correspond to the indicated parameters but that are not located in the 
above-mentioned areas). 
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2.2.a The sales 
Table 2.2 

The sales market for luxury homes in Milan 
(2nd Half 2014) 

Urban area  Demand  Supply   Number  
sales  

    
Quadrilatero  /  

Historic Centre  /  

Brera-Garibaldi  /  

Magenta  / / 
Venezia-Duse /   

Residual area / /  

Average    / 
Source: Tirelli & Partners 

 

Supply and demand –	  The quantity of prestige residences available in Milan 
did not change compared to the first half of 2014. The shortage of supply 
remains one of the limits to the growth of a market that is limited to only a few 
consolidated areas. The overall prestige area in comparison to the territorial 
surface of the city, in fact, does not reach 2.5%. As always, the qualitative 
problem is added to the quantitative one. Even trying to forget that the state of 
repair of the homes for sale is almost always to be renovated (therefore, a state 
that does not stimulate great excitement from buyers), the fact remains that the 
quality of the supply in Milan has always been less than that expected by the 
public. The poor architectural and construction quality of buildings following the 
Fifties, the great lack of an “outside”	   (quiet green areas and monuments) that 
can give prestige to the “inside”	   (unlike Rome, for example), bad choices in 
various new real estate developments characterised by impracticable sized 
bedrooms and oppressive ceilings: all together keep the quantity and quality of 
supply at a low level. 
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Table 2.3 
Sales market absorption index (percentage of properties sold out of total 

properties on the market) 

Urban area II Half 
2014 

I Half 
2014 

II Half 
2013 

I Half 
2013 

II Half 
2012 

I Half 
2012 

II Half 
2011 

I Half 
2011 

         
Quadrilatero 6.1% 11.1% 0.0% 10.3% 14.3% 8.3% 22.6% 10.0% 
Historic Centre 3.4% 5.3% 0.7% 0.7% 8.6% 5.0% 7.9% 20.2% 
Brera-Garibaldi 5.1% 3.6% 9.2% 2.2% 8.5% 10.0% 9.5% 30.8% 
Magenta 6.1% 9.2% 7.6% 3.8% 6.5% 7.2% 7.1% 28.4% 
Venezia-Duse 5.0% 3.0% 6.9% 3.3% 9.4% 11.1% 5.6% 7.1% 
Residual area 9.2% 9.5% 7.2% 2.7% 6.7% 6.5% 11.0% 26.5% 
Average 6.5% 7.6% 5.8% 2.8% 7.8% 7.0% 9.8% 23.4% 
Source: Nomisma processing of Tirelli & Partners data 
 

Overall, we saw an interlocutory second half, after a first half in recovery. The 
number of sales was up slightly, however the growth of a supply greater than 
that of the transactions actually executed resulted in a slight reduction of the 
rate of absorption (the percentage of houses sold compared to the total) which 
rose from 7.6% to 6.5%. There was an active demand in the investment 
segment, while the “purchase for direct use”	  has been more reflective compared 
to the previous half. The beginning of the first half of 2015, however, has shown 
new movement in all of the segments, confirming that the residential market 
should have a recovery at an activity level, an already clearly visible recovery in 
the non-residential investments segment thanks to the large amount of cash 
available abroad. 

Figure 2.1 
Evolution of average closing times for new or renovated properties and used 

properties 

 
Source: Nomisma processing of Tirelli & Partners data 
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Sales times and discounts –	   New records are established in the half both 
relevant to average sales times and stock, as well as for the discount level 
which for the first time surpassed the threshold of 15%. This confirms, therefore, 
the rigidity of the asking price that owners are not willing to lower beyond a 
certain threshold, such as the circumstance, reported over many quarters, that 
serious motivated buyers are able to obtain at closing a discount on the initial 
asking price that owners are not willing to make “in the dark”	   at the time of 
putting the house on the market.  

Sales times have now reached two years (23.7 months), while the average 
stock time of unsold properties is quickly moving towards the threshold of two 
and a half years. Considering that the homes are most often still inhabited this 
time dilation has consequences on the comfort level of the owners (who 
obviously if they are selling the home are no longer fully satisfied with it) rather 
than on the general market trend. This remains an important anomaly of the 
Milan market. 

Table 2.4 
Closing times and discounts in the Milan prestige residences market 

Half year Average closing time 
(months) 

Average stock times 
unsold properties 

(months) 

Gap between 
effective/asking price  

(in %) 
II Half 2014 23.7 28.3 15.2 
I Half 2014 19.8 25.5 14.3 
II Half 2013 18.8 22.5 11.4 
I Half 2013 15.4 18.1 11.9 
II Half 2012 16.5 14.0 12.8 
I Half 2012 13.9 10.6 12.4 
II Half 2011 11.1 8.7 9.7 
I Half 2011 10.7 8.4 7.9 
II Half 2010 9.3 8.0 5.4 
I Half 2010 7.5 6.8 5.0 

Source: Tirelli & Partners 
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Figure 2.2 
Evolution of average closing times for new or renovated properties and used 

real estates 

 
Source: Nomisma processing of Tirelli & Partners data 
 

Table 2.5 
Historic series of asking prices, effective selling prices and the gap between 

asking price and effective price 

  Asking 
prices Gaps Effective selling 

prices 

    €/sq.m. 6-monthly % 
fluctuation % values €/sq.m. 6-monthly % 

fluctuation 
II Half 8,361 -0.4 15.2% 7,091 -1.4 2014 I Half 8,395 -0.2 14.3% 7,193 -3.5 
II Half 8,415 -0.7 11.4% 7,453 -0.1 2013 I Half 8,470 -2.2 11.9% 7,459 -1.2 
II Half 8,661 -1.1 12.8% 7,551 -1.5 2012 I Half 8,758 -2.3 12.4% 7,668 -5.3 
II Half 8,968 -0.9 9.7% 8,099 -2.9 2011 I Half 9,051 -0.7 7.9% 8,340 -3.3 
II Half 9,116 -0.9 5.4% 8,621 -1.4 2010 I Half 9,198 - 5.0% 8,740 - 

Source: Nomisma processing of Tirelli & Partners data 
 
Prices –	  As mentioned, in the Milan prestige residence market the tendency is 
confirmed towards the rigidity of the asking price by the owners when putting 
the product on the market. The fear of losing opportunities for greater gain, as 
well as the memory of prices which are now impossible, fuels this trend that 
together with now firmly double digit discounts is to be considered the “normal”	  
situation of the market. It is necessary that the demand takes note and acts 
accordingly instead of complaining and opposing it. Moreover, the endurance of 
the asking prices, which in the last 3 quarters dropped by only 1.3% has to shed 
light on the solidity of the housing market that is primarily the result of the 
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rational behaviour of the sellers. Of course, there is an entire range of offer that 
due to its poor quality does not find a demand with which it can be compared. It 
is a physiological fact linked to the ageing of the real estate product, changing 
needs and the greater interest compared to the past in a new product. This is 
why it is important to distinguish between a valid product that will soon return to 
being exchanged and a product that is not and that will instead remain on the 
market even in the future. Discernment is not always easy for the public if not 
assisted by qualified professionals.  

Within the most prestigious and expensive areas, such as Quadrilatero or the 
Venezia-Duse area, the reduction of the minimum prices continued, which 
reached levels below the threshold that previously seemed difficult to overcome. 
These are, above all, signs of the decline of the quality of the product available 
on the market, given that those who own homes in the areas in question 
normally do not have an immediate need to liquidate the positions. As 
confirmation, the overall maximum prices are reduced in the areas in question 
going from 7.4 to 6.5 million euro in the Quadrilatero area and from 15 to 13 
million euro in the Venezia-Duse area. 

Table 2.6 
Asking prices (1) for prestige residences in Milan –	  II half 2014 

Urban area 

New 
average 
Price(2) 

(€/sq.m.) 

Average 
price  

Used(3) 
(€/sq.m.) 

Average 
price(4) 

(€/sq.m) 

Minimum 
average 
price(5) 

(€/sq.m) 

Maximum 
average 
price(6) 

(€/sq.m) 

Top  
prices(7) 
(€/sq.m) 

Overall 
average 
price(8) 

(€/sq.m) 

Overall 
maximum 

price(9) 
(€/sq.m) 

Quadrilatero 13,914 12,898 13,318 10,741 16,396 18,641 2,211,710 6,500,000 

Historic Centre 9,200 8,092 8,419 7,335 9,463 15,691 1,497,077 5,900,000 

Brera-Garibaldi 9,261 8,049 8,580 7,288 9,916 14,202 1,292,000 8,900,000 

Magenta 9,350 8,494 8,769 7,132 10,427 15,094 1,716,670 8,000,000 

Venezia-Duse 12,229 10,351 10,794 8,441 13,097 19,900 2,622,314 13,000,000 

Residual area 7,379 6,304 6,760 5,126 8,469 11,848 1,458,128 5,890,000 

Weighted average 8,941 8,029 8,361 6,814 9,958 14,494 1,596,631 7,115,635 
Half-year % 
fluctuation -1.9% 0.3% -0.4% -0.2% -0.4%  -0.9%  

Annual % 
fluctuation -1.8% -0.2% -0.6% -0.1% -0.6%  -0.9%  

Five year % 
fluctuation -11.2% -9.0% -9.1% -13.1% -6.3%  -17.1%  

(1) The values in the table are calculated on the basis of asking price both for sold and for listed residences. 
(2) Average value per square metre of new build or renovated prestige residences.  
(3) Average value per square metre of prestige residences in average state of repair or to be renovated. 
(4) Average value per square metre of prestige residences obtained as weighted average of average price 
per square metre of New and average price per square metre of Used. 
(5) Average value per square metre of prestige residences with a lower price than the fourth quartile of 
property price distribution.  
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(6) Average value per square metre of prestige residences with a higher price than the third quartile of 
property price distribution. 
(7) Maximum value per square metre recorded in the half-year. 
(8) Average total value obtained as weighted average of the New total average price and Used total average 
price. 
(9) Total maximum value recorded in the half-year. 

Source: Nomisma processing of Tirelli & Partners data 
Table 2.7 

Features of homes with greatest total  
sale value in Milan - (II half 2014) 

Urban area Total price 
(€) 

Surface 
(sq.m.) 

Value 
Garage 

(€) 

Price  
per sq.m 

(€) 
Condition Type of  

home Features and amenities 

Historic 
Centre 4,500,000 535 - 8,411 New Penthouse Sixth and seventh floor 

with terrace and garage 

Residual area 4,200,000 420 - 10,000 New Penthouse Fourth and fifth floor 
with terrace and garage 

Magenta 2,500,000 350 - 7,143 New Apartment Third floor without 
terrace or garage 

Source: Tirelli & Partners 
 

Reasons for purchase –	   In the second half of 2014, there has been a strong 
increase in the share of investment purchases that is increasingly the result of 
the placement of liquid funds into long-term investments. It has become 
increasingly common in new developments that the lower floors where the 
smaller apartments are located - mostly one bedroom - are sold on paper and, 
in any case, before the bigger apartments and penthouses with panoramic 
views. The increase in closed sales for replacement is a good sign that if 
continued in 2015 can be a sign of a more solid recovery. 
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Figure 2.3 
Distribution of properties sold by type of use 

 
Source: Tirelli & Partners 

 

Foreign Investors –	  Even in the second half of 2014, the presence of foreign 
investors was completely residual (1%). The countries of origin continued to be 
European countries, while the most sought after areas are still the Quadrilateral, 
Magenta and Brera. The foreign demand is looking for representation 
apartments exceeding 200 square meters, located on the upper floors and the 
presence of external spaces. The absence of foreign buyers in a cosmopolitan 
city like Milan is certainly a cause for concern with many contributing factors 
many of which are not relevant to "real estate". Among these, however, it is 
worth noting the lack of a specific dedicated product that allows both an 
occasional use and a production of income for the remaining time.  
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2.2.b Rentals 
Table 2.8 

The prestige residences rental market in Milan 
(II Half 2014) 

Urban area Demand Supply Number 
rentals 

    
Quadrilatero / /  

Historic Centre  /  

Brera-Garibaldi /   

Magenta / /  

Venezia-Duse / / / 
Residual area   / 
Average    

Source: Tirelli & Partners 

 
Demand and supply –	   The demand for prestige residences to rent remains 
very selective considering only immediately liveable apartments, therefore, 
renovated apartments and partially furnished. The migration of a part of the 
demand that remained unfulfilled on the sales market to that of the rental market 
obviously highlights a trend that has been clear for over 3 years and that 
represents the reality with which the demand, supply and operators will be 
dealing with in the coming years. Despite the clarity of the dynamics involved 
and the fact that residences in need of significant renovations are not even 
taken into consideration by potential renters, the actual number of apartments 
ready to be rented continues to be quite low due to the narrow-minded policy of 
large real estate owners that continually procrastinate the renovation of the 
apartments. 

It is, therefore, no coincidence that the rental market, that could have taken 
advantage of the slowdown in sales due to the wait-and-see attitude of the 
buyers, is still struggling to take off in the number of transactions. The 
replacement effect, therefore, is struggling to take off due to the low quality of 
the properties offered on the rental market.  

The Brera, Magenta areas and the Residual area that could benefit from the 
“escape”	   from the Historic Centre, continue to be penalised by the scarceness 
of apartments with the characteristics of the demand.  

The modest dynamism of the rental market is confirmed by the data of the 
absorption index that in the second half of 2014 dropped to 16.3% with a 
significant decline compared to the 26.6% recorded during the first half of the 
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year: The main cause is in the low number of apartments ready to be lived in, 
the availability of which was most likely also influenced by the upcoming Expo 
that moved a portion of the already limited offer from standard rentals to short 
term rentals. 

Table 2.9 
Rental market absorption index (percentage of properties rented out of the total 

properties on the market) 

Urban area II Half 
2014 

I Half 
2014 

II Half 
2013 

I Half 
2013 

II Half 
2012 

I Half 
2012 

II Half 
2011 

I Half 
2011 

         
Quadrilatero 25.0% 45.7% 12.9% 16.0% 8.7% 31.6% 40.7% 31.3% 
Historic Centre 20.6% 33.3% 13.0% 10.2% 11.1% 22.9% 24.4% 22.2% 
Brera-
Garibaldi 12.5% 25.0% 16.7% 25.0% 19.4% 19.4% 13.8% 52.4% 

Magenta 20.4% 31.0% 15.6% 20.3% 22.2% 14.5% 29.3% 26.3% 
Venezia-Duse 4.5% 19.0% 13.0% 18.2% 11.1% 29.4% 29.4% 45.0% 
Residual area 12.2% 14.0% 8.6% 17.9% 13.2% 16.7% 33.3% 57.1% 
Average 16.3% 28.6% 13.6% 17.9% 15.1% 20.6% 27.8% 34.8% 
Source: Nomisma processing of Tirelli & Partners data 
 

Rental closing times and differences –	  The inescapable passing of time and 
the difficulty to substitute the offer that encountered the demand in a very lively 
first semester with a new qualified offer led to the lengthening of the average 
rental times which reached an average of 19 months, a level never before 
achieved, as well as the average stock time that continued to increase up to 
18.6 months. The average level of discounts also rose - especially in 
consideration of the time on the market of the apartments that found a tenant 
during the half-year period.  

 

Table 2.10 
Closing times and discounts in prestige residences Milan 

Half year Average 
rental times (months) 

Average stock times  
of unrented properties 

(months) 

Difference requested  
/effective rent (in %) 

II Half 18.9 18.6 13.0 2014 I Half 14.4 17.7 11.5 
II Half 12.7 15.0 9.9 2013 I Half 9.7 12.7 9.9 
II Half 11.1 10.2 13.5 2012 I Half 7.5 10.6 6.3 
II Half 7.1 7.1 8.2 2011 I Half 7.2 7.0 7.3 
II Half 7.3 6.8 6.4 2010 I Half 6.5 4.6 7.8 

Source: Nomisma processing of Tirelli & Partners data 
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Rents –	   The large gap between the trends of the average minimum and 
maximum rents also continued during the second half of 2014. The first 
demonstrate a positive sign for the second half year that on an annual basis 
comes close to 1% (+0.8%), while the latter continued their decline that for the 
year stood at -5.9%. Even top rents continued to decline. Although the average 
remains fundamentally stable going from 424 €/sq.m to 413 €/sq.m in 3 of 6 
areas there is a reduction, in two the rents remain the same and only in the 
Residual area do the top rents increase considerably given that they refer to a 
property with exceptional characteristics.  
 

Table 2.11 
Rents asked (1) for prestige residences in Milan, II half 2014 

(€/sq.m/year) 

Urban area 
Average 
minimum  

rent(2) 

Average 
maximum rent(3) 

Average  
rent(4) 

Top  
rents(5) 

     
Quadrilatero 232 391 311 545 
Historic Centre 217 289 249 367 
Brera-Garibaldi 226 293 261 387 
Magenta 224 289 251 357 
Venezia-Duse 239 322 277 401 
Residual area 203 259 235 493 
Weighted average 222 302 260 413 
Half-year fluctuation (in %) 0.6% -4.3% -2.0%  
Annual fluctuation (in %) 0.8% -5.9% -3.1%  
Five year fluctuation (in %) -12.3% -12.5% -13.5%  

(1) The values in the table are calculated on the basis of the rent requested both for rented properties 
and listed properties. 
 (2) Average rent of prestige residences that have a rent lower than the first quartile of property rent 
distribution.  
(3) Average rent of prestige residences that a rent higher than the third quartile of property rent 
distribution. 
(4) Average rent of prestige residences. 
(5) Top rents recorded in the half year. 

Source: Nomisma processing of Tirelli & Partners data 
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Table 2.12 
Features of homes with highest total rents  

in Milan - (II half 2014) 

Urban area Total 
rent (€) Size (sq.m.) Rent 

(€/sq.m/year) Condition Type of  
home Features and amenities 

Venezia-Duse 120,000 460 260 Average Apartment Second and third floor 

Magenta 100,000 450 222 New Apartment First floor with balcony 

Historic 
Centre 83,000 400 207  Renovated Apartment Fifth floor with balcony 

Source: Tirelli & Partners 

 
Foreign renters –	  2014 ends with a continuing rarefied foreign demand, whose 
share has settled around 1%. The origin is attributable to only European 
countries and the most requested areas remain, for years now, Quadrilatero, 
Brera and to a lesser extent, Magenta The characteristics required by foreigners 
obviously do not differ from those of the general market, with particular 
emphasis on the perfect state of repair, and the presence of furniture.  

 

2.2.c Returns 

The greater decrease in rents compared to the prices helped to somewhat 
contain the levels of gross average profitability from the rent of prestige 
residences in Milan that still maintain an average of 3% gross.  

Table 2.13 
Average potential rental returns (% values) 

Urban area II Half 
2014 

I Half 
2014 

II Half 
2013 

I Half 
2013 

II Half 
2012 

I Half 
2012 

II Half 
2011 

I Half 
2011 

         
Quadrilatero 2.33 2.32 2.43 2.48 2.38 2.33 2.46 2.40 
Historic Centre 2.96 3.08 3.10 3.03 3.01 3.09 3.09 3.11 
Brera-Garibaldi 3.04 2.96 2.88 3.03 3.11 3.08 3.09 3.42 
Magenta 2.86 2.99 2.95 2.97 3.00 2.91 2.82 2.93 
Venezia-Duse 2.56 2.66 2.74 2.74 2.60 2.61 2.55 2.24 
Residual area 3.48 3.40 3.48 3.46 3.39 3.31 3.38 3.55 
Average 3.11 3.16 3.19 3.21 3.19 3.18 3.23 3.28 

Source: Nomisma processing of Tirelli & Partners data 
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2.2.d Forecasts 
During the second half of 2014 there has been a slight decrease in the 
transactions executed compared to the first part of the year. A slowdown that 
appears to be more of a pause for reflection than a denial of the positive signs 
from the first half of the year. The recovery of the number of sales will seem 
even stronger in 2015 due to the consolidation of confidence in the Italian 
system. The persistence of the willingness of owners to maintain double-digit 
discounts in a market that will most likely be more geared towards optimism, 
would have a positive impact stabilizing a recovery that should take place in 
conditions of substantial stability of the values of the request. Only the placing 
onto the market of higher quality homes driven by a climate of greater 
confidence could, in fact, lead to an increase already in 2015 of the average 
maximum prices. 

Table 2.14 
Sales Market Forecasts for the I half 2015 

Urban area Demand Supply Number of sales Sales prices 
     
Quadrilatero     
Historic Centre     
Brera-Garibaldi     
Magenta     
Venezia-Duse     
Residual area     
Average  /  /  /  

Source: Tirelli & Partners 
 
The fervour of the investment segment will be confirmed within the next 12 
months, but we also expect a recovery of the replacement components and 
primary dwelling. The funds that will return following the Protocol to be signed 
by Italy and Switzerland will have to find a place and the real estate market is 
the right road to take.   

The Historic Centre will continue to be sluggish due to the excessive congestion 
and a qualitatively inadequate supply that at the same time is excessive.  
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As for the rental market, 
during the first half of 2015, 
we expect a decrease in the 
supply of quality apartments 
for the rental market due to 
Expo, however, the supply of 

low quality apartments will experience a further growth. Consequently, the 
number of rentals may be further reduced due to the lack of real estate product 
accepted by the demand. With the persistence of the current conditions of 
incompatibility between demand and supply any reductions of the rents would 
not have any effect of the level of transactions. 

 
2.3 Methodology note  
 
Starting from the Report for the first half 
of 2011, some changes have been 
introduced to the method of calculating 
quantities regarding the Milan market. In 
particular, the effort put into gathering 
information on the state of repair of the 
properties has made it possible to 
provide the measure of average prices 
of the properties, distinguishing the 
new/renovated from the used. A 
weighting system has therefore been 
defined to ensure that in any event, a 
general average price could be defined 
from the two “pure”	   quantities (used and new/renovated). Furthermore, to 
improve the significance of the average values calculated, distinction by 
relevant area has also been included in the weighting system, weighting the 
values of each area by the effective market share of the city total it represents. 

To limit the variability of the sample and allow for temporal comparisons 
between homogeneous quantities, it was deemed opportune to use a multi-
period weighting system that takes into account the number of listed properties 
in the Report’s earlier surveys. Table 2.16 summarizes the weighting 
coefficients used in this document. 

Table 2.15 
Rental Market Forecasts for the 

I Half 2015 

Demand Supply Number of rents Rent fees 

 /   

Source: Tirelli & Partners 

Table 2.16 
Weighting system used to calculate 

average  
sales values 

 WEIGHTS 

Area New Used Total 

Quadrilatero 0.0220 0.0353 0.0573 

Historic Centre 0.0736 0.1864 0.2600 

Brera-Garibaldi 0.0512 0.0822 0.1334 

Magenta 0.0581 0.1500 0.2081 

Venezia-Duse 0.0094 0.0346 0.0440 

Residual Area 0.1150 0.1821 0.2972 

Total 0.3292 0.6708 1.0000 
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This methodology is applied to calculate the average values of prices (both per 
square metre and total), sales closing times and the discount expressed as the 
gap between asking price and selling price.  

Considering the changes made to the methodology, such values are no longer 
comparable with those published in editions of the Report prior to 2011. In 
general, the new method of calculation shows lower average prices compared 
with the previous one due essentially to the weighting system introduced. In 
fact, this system attributes less weight to the Quadrilatero and Venezia-Duse 
areas where the highest prices were recorded, but which together represent 
less than 11% share of the market, while it emphasizes Residual Area values, 
which represent about 29% of the market. 

 

A weighting system has also been applied to the 
rental market. It considers the relevant area, but 
not the state of repair, this information not having 
been measured in the sample. Average rent 
values, rental closing times and gaps between 
asking rents and offered rents were calculated with 
this weighting system. The weighting values used 
for this document are shown in table 2.17. 

To be able to make temporal comparisons 
between homogeneous quantities, the new 
calculation method was applied starting from the 
values relating to the first half of 2010. 

Table 2.17 
Weighting system used to 
calculate average rental 

values 

Area Weights 

Quadrilatero 0.1392 
Historic Centre 0.2454 
Brera-Garibaldi 0.1704 
Magenta 0.2171 
Venezia-Duse 0.1061 
Residual area 0.1217 
Total 1.0000 


