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The Luxury Residences Report (hereafter LRR) originated from an idea by Tirelli 
& Partners, a company specializing in property brokerage and consultancy in 
the most prestigious segment of the market. 
 
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 LRR is to provide six-monthly information about quantities, 
values and trends derived from Tirelli & Partners’ day to day experience as 
specialists in the luxury 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 to 
summarize the data and underlying trends. 
 

A number of criteria (different for each city) were established to help define what 
the LRR considers a “luxury 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 luxury to indicate those market situations that 
while not being situated in the areas identified, still possess value requirements 
1 or 2. 
 
The areas subjected to monitoring are the following: 
 

Milan 
1. Quadrilatero 
2. Centro storico 
3. Brera – Garibaldi 
4. Magenta 
5. Venezia – Duse - Giardini - Manin 
6. Zona residuale 
 
It should be pointed out that at least two different categories can be identified 
under the description “luxury residence”, each with potentially different markets 
and trends. 
 

On one hand are big or very big (from 250 sq.m. upwards), very high profile 
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properties sought after by an extremely limited segment of buyers. On the other, 

are properties which, while coming under the denomination “luxury” 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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The luxury homes market  
The luxury homes market comprises:  
- Residences with a value per m² of over 7,000 euro or with an overall 

value of over 1,000,000 euro;  

- Residences comprising a surface area of at least 50m² with a rental value 
higher than 200 euro per m² per year or with an overall rental value 
greater than 40,000 euro per year; 

- Residences located in the areas listed below: 
o Quadrilatero 
o Centro Storico (Historic Centre) 
o Brera-Garibaldi 
o Magenta 
o Venezia – Manin - Giardini - Duse 
o Other areas (a virtual zone comprising all the residences complying 

with the parameters indicated above but which are not located in the 
above areas). 

 
Sales 
Supply and demand – The first part of 2018 has been remarkable! It was 
without doubt the best six month period of the past seven years in terms of 
sales. The absorption index jumped to 19.1%, close to the traditional values of 
this market. It is useful to note that the percentage of properties sold related to 
those on offer – which in 2010 was 27% - underwent in the second half of 
2011 an unprecedented slowdown, falling below 10% before reaching a 
historic low of 2.8% in the first part of 2013, at the height of the loss of 
confidence in the country. It has therefore taken five years to return, very 
gradually, to a healthy market with a promising future. 
All the key indicators are positive; the rise in demand is impressive over all the 
price bands of the sector and for all types of purchasers, whether first time 
buyers, those changing home, or buying for investment purposes. 
Despite issues relating to the average quality of properties for sale, which 
results also in this six month period in a significant stock of unsold properties 
that are not in line with purchasers’ expectations, there are numerous luxury 
homes placed on the market with appropriate prices that find a buyer within six 
months. 
The current absorption level of stock of 25% could be reached or exceeded, 
especially if there is an increase in the quality of the homes that are placed on 
the market in the next few semesters. 
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Table 1 
Sales of luxury homes in Milan 

(Ist half 2018) 

Urban zone   Asking price  Selling price   Number of sales  

    
Quadrilatero !/" ! " 

Centro storico !/" !/" " 

Brera-Garibaldi " ! " 

Magenta " ! " 

Venezia-Duse " ! " 

Other areas " " " 

Average " ! ! 

Source: Tirelli & Partners 

Table 2 
Absorption index of sales market  

(percentage of properties sold versus total properties for sale) 
 

Urban zone I H 
2018 

II H 
2017 

I H 
2017 

II H 
2016 

I H 
2016 

II H 
2015 

I H 
2015 

II H 
2014 

I H 
2014 

II H 
2013 

I H 
2013 

Quadrilatero 16.7% 12.5% 6.8% 7.0% 15.6% 8.8% 6.3% 6.1% 11.1% 0.0% 10.3% 
Centro storico 21.5% 14.6% 16.2% 17.3% 6.7% 5.1% 9.0% 3.4% 5.3% 0.7% 0.7% 
Brera-Garibaldi 32.1% 20.8% 29.7% 26.4% 18.6% 15.6% 13.9% 5.1% 3.6% 9.2% 2.2% 
Magenta 24.8% 16.4% 18.3% 16.1% 24.2% 5.5% 15.9% 6,1% 9.2% 7.6% 3.8% 
Venezia-Duse 15.7% 6.2% 6.1% 5.7% 9.3% 1.6% 2.6% 5.0% 3.0% 6.9% 3.3% 
Other areas 16.7% 17.9% 13.3% 12.0% 6.3% 12.5% 9.1% 9.2% 9.5% 7.2% 2.7% 
Average 19.1% 15.1% 15.2% 14.4% 12.8% 10.4% 10.8% 6.5% 7.6% 5.8% 2.8% 

Source: analysis of data gathered by Tirelli & Partners 
 
Time to sell and discounts – Average discounts with respect to the asking 
price for completed transactions continue to decrease, and are now on 
average 7.8%. The reduction in the highest discounts is even more marked, 
decreasing from 25% to 17%, proof that the stock of properties is slowly being 
‘cleaned’ of homes that  are difficult to sell, those with an asking price that is 
not in line with the expectations of a market that is ever more selective and 
able to estimate the qualitative characteristics of a home. 
On average, sales that are completed within four months – more and more 
common – have discounts of less than 3%. There are cases of zero 
discounting, as happened in the Magenta area with a property valued at 4.5 
million euros and sold within a few weeks at the owner’s asking price. 
We can predict futher falls in discounting, also due to the exit from the market 
of properties that have been on sale for some time. 
The swift reduction in time to sell, now less than 10 months, is the most 
striking and significant feature of this report, and it marks a psychological 
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threshold that reinforces the conviction that the luxury homes sector of the 
Milan property market has completed the long-awaited turnaround. 
This trend, together with the average inventory times of unsold properties 
which, on the contrary, have risen slightly, is evidence that buyers prefer high 
quality, new build homes placed on the market over the past two semesters 
while it penalises those that have been on the market for more than eighteen 
months. We can draw from this trend useful indications for owners who should 
be advised to review their current expectations, perhaps withdrawing their 
homes from the market temporarily and then offering them for sale again at 
prices appropriate for the level of quality that potential purchasers have until 
now judged to be insufficient. Properties that languish on websites for more 
than a year end up being discarded by the most attentive and discriminating 
clients but on the other hand the strong demand for investment properties 
could favour discounted acquisitions of properties with obvious quality issues 
(ground floor or first floor, or unattractive views, for example) and which could 
have success on the short-term lettings market if they are sited in prestigious 
locations or at least near the centre. 

 
Table 3 

Time to sell and discounts in the luxury homes market in Milan 

Period Average time to sell  
 (months) 

Average inventory time 
for unsold properties 

(months) 

Gap between asking 
price and selling price  

(in %) 
I H 2018 
2H 2017 
IH 2017 
2H 2016 

  9.9 
15.8 
18.1 
20.4 

22.6 
21.9 
24.2 
24.8 

7.8 
8.1 
8.8 
9.4 

IH 2016 32.2 30.3 9.8 
2H 2015 32.6 30.9 11.5 
IH 2015 29.5 30.3 14.9 
2H 2014 23.7 28.3 15.2 
IH 2014 19.3 25.5 14.4 
2H 2013 18.8 22.5 11.4 
IH 2013 15.4 18.1 11.9 
2H 2012 16.5 14.0 12.8 
    

Source: Tirelli & Partners 
 
For the top band in this segment, the most prestigious homes, there is again in 
Milan the situation of an insufficient supply of properties for purchasers ready 
to complete deals in a short space of time and with only ‘minimal’ negotiations 
when dealing with a reputable firm and presented with ‘unique’ opportunities.  
The correct estimate of the price depending on the specific property is 
therefore always the critical factor in the success and speed of the sale. Quality 
is rewarded by the market (also thanks to the presence of foreign buyers) with 
prices considerably higher than in previous years and with very short times to 
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sell. Owners therefore once again have contractual power, after years of a 
‘buyer’s market’. 
On the other hand, however, the choice of a price that is not ‘consistent’ with 
the quality of the property will generate a certain ‘scepticism’ due to which the 
predictable and successive price decreases (also because of the increased 
transparency of the market due to property websites) will be interpreted as 
signs of potential further corrections in the market leading to further “wait and 
see” behaviour on the part of potential buyers. 
Prices – After 18 months of delays in the upswing of transactions, prices are 
showing an average increase of 1.5% in this six month period.  

Table 4 
Asking prices(1) for luxury homes in Milan  

(IH 2018) 

Urban zone 

Average 
price 
New(2) 
(€/m²) 

Average 
price  

Used (3) 
(€/m²) 

Average 
price(4) 
(€/m²) 

Average 
minimum 

price(5) 
(€/m²) 

Average 
maximum 

price(6) 
(€/m²) 

Top  
prices(7) 
(€/m²) 

Overall 
average 
price(8)   

(€) 

Overall 
maximum 

price(9)  
(€) 

Quadrilatero 14.180 11.463 12.370 8.475 18.269 28.636 2.650.136 13.000.000 

Centro storico 10.836 8.153 8.569 6.555 12.685 16.500 1.900.020 7.500.000 

Brera-Garibaldi 10.147 8.436 9.057 6.949 12.105 14.545 1.782.614 7.500.000 

Magenta 10.546 7.626 9.138 6.530 13.045 20.000 1.838.038 11.000.000 

Venezia-Duse 10.383 9.431 10.039 7.343 13.206 18.705 2.637.504 11.000.000 

Other areas 7.834 5.747 6.515 4.823 9.805 15.773 1.486.196 5.500.000 

Weighted average 9.706 7.799 8.540 6.634 10.834 16.711 1.803.369 8.233.000 

Var.% six months 1,7% 1,3% 1,5% 0,7% 2,4% 0,6% -0,6% 3,1% 
(1) The values shown in the table are calculated on the basis of the asking prices for both sold and unsold 
properties.. 
(2) Average price per m²  for new or renovated luxury homes.  
(3) Average price per m² for luxury homes in average state of repair or in need of renovation. 
(4) Average price per m²  for luxury homes calculated by weighted average of the average price per m² for 
new build properties and the average price per m² for used properties. 
(5) Average price per m²  for luxury homes which have a price lower than the first quartile of the distribution of 
prices per m² of properties..  
(6) Average price per m² for luxury homes which have a price higher than the third quartile of the distribution 
of prices per m² of properties. 
(7) Maximum value per m² registered during the 6 month period. 
(8) Total average value, calculated by weighted average of the total average price of new build properties and 
the total average price of used properties. 
(9) Overall maximum value registered during the six month. 

 
Source: analysis of data gathered by Tirelli & Partners 
 
The polarisation of prices according to the true quality of the property, already 
in evidence during 2017, continues. Average maximum prices (for properties in 
the top quartile, thus the most exclusive and costly) have risen by 2.4% 
compared with a much more modest increase of 0.7% for those properties in 
the average minimum band (those in the bottom quartile for overall price). 
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There is a similar dynamic in the comparison between the rise in prices of new 
or renovated properties (+1.7%) and the 1.3% rise for used properties requiring 
substantial renovation.  
It is worth noting that the average discount applied to renovated properties 
(8.6%) exceeds that for properties in need of renovation (7.2%). This is a 
strong signal that the market does not always recognise the value of 
renovations carried out by owners in line with their personal tastes and who 
want the cost of such renovations to be included in the asking price. 
During this half year there has been a countertrend in the overall average price 
of stock (-0.6%). The main reason is the different composition of properties on 
the market in terms of the average dimensions of apartments. Except for 
Quadrilatero and Magenta the average surface area of properties is smaller 
than in the previous six month period. 
 

Table 5 
 

Surface area (m²) of properties on the market  
 
Urban zone 1H 2018 Previous stock Variation 

Quadrilatero 230 227 + 1.3% 

Centro Storico 191 215 - 11.2% 

Brera – Garibaldi 162 187 - 13.4% 

Magenta 217 209 + 3.8% 

Venezia – Duse 273 322 - 15.2% 

Other areas 234 239 - 2.1% 

Average 222 227 - 2.2% 
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In the period under review the most noteworthy sales were in the Centro 
Storico (Historic Centre) district, with an overall value of 5.9 million euros. Also 
of interest is the sale of a property in Quadrilatero at a price of over 20,000 
euros per square metre.  

Table 8 
 

Characteristics of overall higher value properties for sale in Milan 
(IH 2018) 

Urban zone Overall price 
(€) 

Area  
(m²) 

Price 
per m² 

(€) 
(not 

including 
garage) 

State of 
repair 

Property 
type Description and features 

Centro 
Storico 5,900,000 450 13,111 Excellent Penthouse 4th floor with terrace 

Magenta 5,400,000 600 7,833 Needs 
renovation Apartment 3rd floor  

Quadrilatero 4,600,000 220 20,909 Needs 
renovation Apartment 2nd floor  

       

Source: Tirelli & Partners 
 
Reasons for purchase – Compared to the data for 2017 the relative 
composition of purchases has changed substantially, with purchase of a first 
property returning to its majority position of 51%, replacement of a previous 
property accounting for 40.1%, and purchase for investment decreasing to 
8.9%. However this data should not be interpreted as a general decrease in 
interest from investors, since in fact it has increased again. The interest of 
investors is often directed towards small or medium sized properties which, for 
the absolute value of sales, are not high enough to be classified as an increase 
in this Report. 
 
Foreign investors – There continues to be strong interest in the Milan property 
market from foreign investors, also because of the “flat tax” launched by the 
Government. Although the percentage of potential purchasers coming from 
abroad does not exceed 5%, the percentage of those acquiring properties in 
the top band (over 3 million euros) is close to 50%, confirmation that there is a 
very concrete demand. 
 
Most purchasers are from European countries. The locations most in demand 
are Quadrilatero, Brera and Magenta. Purchasers from abroad are looking for 
prestigious apartments with a surface area of 250m² or more, situated on 
upper floors of prestigious buildings.  
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Rental market 
Table 9 

The rental market for luxury homes in Milan 
(IH 2018) 

Urban zone Demand Supply Number of rentals 
 

Quadrilatero !/" ! !/" 
Centro storico ! ! ! 

Brera-Garibaldi " ! /" !/" 
Magenta !/" ! !/" 
Venezia-Duse ! ! ! 

Other areas !/" !/" " 

Average " ! ! /" 
Source: Tirelli & Partners 

 
Supply and demand – The rental sector continues the positive trend shown 
over the past 18 months. There is a high demand both from Milan residents  
who have problems finding the ideal property to buy and who decide to rent on 
a temporary basis, and also from foreigners who continue to keep the market 
buoyant. 
The average quality of the properties on offer continues to improve in terms of 
updating and suitability for immediate occupation. Owners are beginning to 
perceive the need to update apartments so as to make them suitable for 
immediate occupation, renovating them and providing some furniture and 
fittings such as kitchens and wardrobes. The combination of strong demand 
and a supply of properties continually being improved results in another 
increase in the absorption index, now close to 25%. 

Table 10 
Absorption index of rental market  

(percentage of properties rented versus total rental properties on the market) 

Urban district IH  
2018 

2H 
2017 

IH 
 2017 

2H 
2016 

IH 
 2016 

2H 
2015 

IH 
 2015 

2H 
2014 

IH 
 2014 

2H 
2013 

IH 
 2013 

Quadrilatero 35.0% 34.9% 34.0% 35.6% 40.0% 33.3% 15.8% 25.0% 45.7% 12.9% 16.0% 
Centro storico 14.2% 13.4% 13.2% 14.2% 15.6% 17.4% 17.8% 20.6% 33.3% 13.0% 10.2% 
Brera-Garibaldi 26.9% 26.7% 27.1% 24.4% 20.0% 30.3% 44.1% 12.5% 25.0% 16.7% 25.0% 
Magenta 27.2% 27.3% 26.9% 28.8% 37.0% 21.7% 24.2% 20.4% 31.0% 15.6% 20.3% 
Venezia-Duse 11.2% 10.8% 11.3% 10.6% 5.1% 13.8% 14.3% 4.5% 19.0% 13.0% 18.2% 
Other areas 24.7% 23.0% 20.4% 16.7% 12.7% 22.0% 16.3% 12.2% 14.0% 8.6% 17.9% 
Average 24.8% 23.9% 23.3% 22.4% 21.8% 22.2% 22.6% 16.3% 28.6% 13.6% 17.9% 

Source: analysis of data gathered by Tirelli & Partners 
 
In the sector of small and medium sized apartments (I and 2 bedrooms) the 
opportunities offered by the market for short and very short term rentals 
continue to drain properties from the traditional market. 
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Time to rent and gaps – Both the average time to rent and average time on 
inventory for properties not rented continue to decrease. These reductions are 
however close to  annual rates, which are very high compared to more modern, 
dynamic markets. The data reflect however a polarised situation in that on one 
hand apartments of up to 100 square metres are rented very quickly while on 
the other hand apartments of over 250 square metres and those not suitable 
for immediate occupation remain on the market for significantly longer. The 
average discount has decreased by a further 0.2% compared to the previous 
six month period.  

Table 11 
 

Times to rent and discounts on the luxury homes rental market in Milan  

Period Average time to rent  
(months) 

Average time on 
inventory of properties 

not rented 
 (months) 

Gap between asked and 
actual rent  

(in %) 

IH 2018 
2H 2017 
IH 2017 
2H 2016 

8.9 
9.7 

10.9 
11.2 

11.8 
12.5 
13.3 
13.6 

7.0 
7.2 
7.5 
8.0 

IH2016 11.4 13.0 7.7 
22015 13.1 16.3 9.1 
IH 2015 12.6 18.4 9.9 
2H 2014 18.9 18.6 13.0 
IH 2014 14.4 17.7 11.5 
2H 2013 12.7 15.0 9.9 
IH 2013 9.7 12.7 9.9 
2H 2012 11.1 10.2 13.5 
IH 2012 7.5 10.6 6.3 
    
Source: analysis of data gathered by Tirelli & Partners 
 
 
Rents – During the first half of 2018 the level of rents requested has increased 
compared to the second part of last year, evidence that there is active demand 
and a supply that is increasing in quality.  Driving this trend again are the 
average maximum rents, or properties more in line with the expectations of 
renters, rents of which have risen by more than 4% over the year. 
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Tavola 12 
Rents requested(1) for luxury homes in Milan (IH 2018) 

 (€/m²/year) 

Urban zone Average 
minimum rent (2) 

Average 
maximum rent (3) Average rent (4) Top  

  rents(5) 
Quadrilatero 258 455 345 500 
Centro storico 225 316 268 375 
Brera-Garibaldi 228 337 281 380 
Magenta 224 312 266 380 
Venezia-Duse 219 345 277 445 
Other areas 215 283 260 410 
Weighted average 233 338 281 417 
Var.  month period (in %) 1.3% 2.1% 1.8%  
Var. annual (in %) 2.2% 4.3% 3.3%  
(1) The values in the table are calculated on the basis of the requested rent for both rented properties and 
those on the inventory. 
(2) Average rent for luxury homes with a rent lower than the first quartile of the distribution of property rents. 
(3) Average rent for luxury homes with a rent higher than the third quartile of the distribution of property 
rents. 
(4) Average rent for luxury homes 
(5) Highest rent registered during the 6 month period. 
Source: analysis of data gathered by Tirelli & Partners 
 

 
Foreign tenants – As we have already demonstrated, the rental sector is also 
benefiting from the favourable effect of the “flat tax” implemented by the 
Government. The relative weight of demand coming from abroad remains at 
about 5% but, as for the sales sector, it is a very tangible demand with 
decision times that are significantly lower than those of the Italian home market 
because they are often linked to external factors such as the family’s work or 
school commitments.   
Most clients, as for the sales sector, are from European countries, while the 
most sought-after areas are Magenta, Quadrilatero, Brera and Historic Centre. 
Requests from foreign tenants focus on prestige properties in a perfect state of 
repair and with fixtures and fittings included. 
 

Return on investment 
The potential Ievel of return on investment in luxury homes in Milan continues 
the rising trend over the past 30 months, reaching new heights over the past 5 
years. The powerful effect of the renovation of properties placed on the rental 
market has driven the rise in rents and despite the increase registered in sale 
prices  it is now possible to reap a return on investment of close to 3.3%. 
There are possibilities to purchase properties that, together with the ability to 
choose wisely and the will to invest in renovation, can be excellent 
opportunities, certainly if compared to other investment possibilities which 
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these days can be very volatile. Milan is definitely an exception to the overall 
situation in Italy; here in Milan property represents an asset class to be 
considered when putting together a valid portfolio, with the prospect of further 
growth in the immediate future. 
 
The acquisition of an apartment for renovation in a district not normally 
considered to be prestigious, but with good services and recent urban 
development, and preparing the property for rental can result in a return on 
investment of at least 4.5%, a figure that may be still higher on the short-term 
rentals market. 
 

Table 13 
Average potential rental return on investment 

(values %) 

Urban zone IH 
 2018 

2H 
 2017 

IH 
 2017 

2H 
 2016 

IH 
 2016 

2H 
 2015 

IH 
 2015 

2H 
2014 

IH 
 2014 

2H 
2013 

IH 
 2013 

Quadrilatero 2.69 2.67 2.58 2.62 2.56 2.43 2.30 2.33 2.32 2.43 2.48 
Centro storico 3.17 3.14 3.09 3.10 3.11 3.07 3.09 2.96 3.08 3.10 3.03 
Brera-Garibaldi 3.12 3.08 3.04 3.06 2.93 3.04 3.15 3.04 2.96 2.88 3.03 
Magenta 3.01 2.98 2.89 2.71 2.83 2.73 2.79 2.86 2.99 2.95 2.97 
Venezia-Duse 2.83 2.85 2.71 2.54 2.49 2.57 2.58 2.56 2.66 2.74 2.74 
Other areas 3.67 3.60 3.57 3.50 3.49 3.60 3.57 3.48 3.40 3.48 3.46 
Average 3.28 3.23 3.16 3.15 3.13 3.12 3.15 3.11 3.16 3.19 3.21 

 
Source: analysis of data gathered by Tirelli & Partners 
 
 

Forecast 
The resumption of activity following the summer vacation was certainly not at 
the same level as that which was evident until June. For the second part of 
2018 we forecast a period of stability, continuing the very good results already 
attained. 
Regarding the demand for luxury homes, the current political uncertainty is 
certainly not favourable for further spectacular leaps forward but the 
attractiveness of the Milan property market will permit continued good results. 
The number of transactions will depend very much on the quality of new 
properties being placed on the market and reasonable demands from sellers, 
who must not delude themselves by requiring exaggerated prices on the rising 
tide of enthusiasm for the trend which is once again positive. 
It is likely that asking prices will again rise slightly but there will still be a 
dichotomy between minimum average prices and maximum average prices.  
 

 



 
 

 
  

Luxury Homes Report – 1st half 2018 
Milan – IH 2018 and Forecast 2H 2018 

 

17 
 

Table 14 
Market forecast for sales for 2H 2018 

Urban district Demand Supply Number of sales Price of sales 

     
Quadrilatero " ! ! /" " 

Centro storico !/" !/" ! /" ! /" 
Brera-Garibaldi " ! ! /" " 

Magenta " ! !/" " 

Venezia-Duse ! ! ! ! 

Other areas " !/" !/" ! /" 
Average " ! " !/" 

 
Source: Tirelli & Partners 
 

As the year progresses, the rental sector should continue to show the same 
trends, providing a basis for renewed growth linked mainly to renovation of 
properties placed on the rental market.  
 

 
 
 
 
 

 
 
 
 
 

Table 15 
 

Market forecast for rentals for 2H2018 
Demand Supply Number of 

rentals 
Rent 

charged 

" ! /" ! /" ! /" 

Source: Tirelli & Partners 




