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Introduction
Global forces are constantly at work changing our cities and
shaping our lives. The homes we live in, invest in, purchase and
rent, and the motivations for doing so, are being manipulated
and modified by these global changes and influences.
In this, our second annual ‘Global Living’ report, we examine the
housing market of 35 of the world cities. Many of these cities are
traditional global centres that have been on the world stage for
some time, but others are just rising in prominence and promise.
In this report, we focus on how the residential property market in
each of our global cities has performed over the last 12 months,
analysing each city’s individual story. What has been the
standout achievement in each city? Have prices changed
dramatically, have rents moved up or down, or have certain
areas within the city become suddenly popular with locals or
those from overseas?
Again this year, some surprising narratives have been found:
Istanbul and Vancouver have had the highest property price
growth at 25% and 22% respectively, Bangalore (in our report
for the first time) has made it into the top three for rental growth
at nearly 10%, and Singapore, topping the list of the most
expensive city in which to buy a property actually suffered
property price decline last year of 3.1%, one of only six of our
35 cities to do so.
Urbanisation of the world’s major cities continues unabated, and
with this will come the need and desire for more housing, be it
renting or buying. This report gives some insight into how this is
manifesting itself in our ever-changing world and we hope you
find it illuminating and informative.

Jennet Siebrits
Head of Residential Research
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City by city

Manchester
$175,351
$1,045pcm

A quick glance at the main
residential markets

Madrid
$161,223
$903pcm

Montreal
$197,197
$572pcm

Edinburgh
$249,460
$1,453pcm
Dublin
$356,923
$1,563pcm

London
$550,632
$2,810pcm

Berlin
$236,581
$643pcm

Frankfurt
$302,167
$959pcm

Istanbul
$137,614
$754pcm

Moscow
$179,200
$750pcm

Dubai
$453,600
$2,317pcm

Beijing
$628,974
n/a

New York
$726,000
$2,422pcm

Shanghai
$772,869
n/a

Chicago
$196,200
$1,650pcm

Vancouver
$373,450
$890pcm
Los Angeles
$567,700
$2,544pcm
Miami
$232,800
$1,868pcm

Hong Kong
$840,230
$1,960pcm

Toronto
$268,499
$930pcm

Mumbai
$306,000
$825pcm
Abu Dhabi
$445,500
$2,559pcm

Lisbon
$192,996
$717pcm

Paris
$351,981
$1,280pcm

Asia Pacific
Europe
Middle East, Africa and Turkey
Americas

Average home price (apartments only)
Average monthly rent, per calendar month (pcm)

Barcelona
$148,296
$777pcm

Rome
$349,650
$2,497pcm

Milan
$299,561
$2,286pcm

Cape Town
$122,812
$921pcm

Sydney
$518,251
$1,665pcm
Bangalore
$270,750
$780pcm

Doha
n/a
n/a

Bangkok
$159,500
$531pcm
Johannesburg
$104,886
$678pcm

Singapore
$850,260
$2,960pcm
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Global residential
property markets:
a comparison
Before we begin the city
by city analysis, these
comparison pages
provide an easy at-a-glance
assessment of how these
cities stack up against
each other.
Grey numbers = position last year

Top ten cities with highest annual
apartment price growth

Top ten cities with highest values

Annual apartment price growth
(%)

Top ten cities with lowest values

Average apartment price
($ psf)

1

6 Istanbul

25.0

1

1 Hong Kong

2

– Vancouver

22.3

2

5 Singapore

3

7 Shanghai

21.2

3

4

4 Sydney

11.5

4

5

Top ten cities with highest average
annual rental growth

Average apartment price
($ psf)

Top ten cities with highest average
monthly rent

Average annual rental growth
(%)

Top ten cities with highest
average yield

Average monthly rent
($pcm)

Average yield
(%)

1,501.88

1

2 Johannesburg

121.79

1

– Madrid

11.0

1

3 Singapore

2,960

1

1 Chicago

919.82

2

1 Istanbul

127.85

2

3 Istanbul

10.0

2

1 London

2,810

2

4 Miami

9.6

3 New York

907.50

3

– Bangalore

142.50

3

– Bangalore

9.8

3

2 Abu Dhabi

2,558

3

– Milan

9.2

2 London

734.18

4

3 Cape Town

142.60

4

6 Dublin

9.3

4

4 Los Angeles

2,544

4

2 Johannesburg

9.0

10.1

– London

11.5

5

4 Paris

541.51

5

5 Chicago

143.00

5

– Manchester

8.7

5

– Rome

2,497

5

– Rome

8.6

6 10 Cape Town

11.0

6

– Shanghai

511.27

6

7 Barcelona

148.30

6

– Lisbon

8.3

6

5 New York

2,422

6

3 Cape Town

8.0

7

5 Berlin

10.6

7

– Beijing

469.38

7

– Miami

155.00

7

– Miami

5.4

7

– Milan

2,286

7

9 New York

7.5

8

– Miami

10.5

8

– Frankfurt

401.00

8

4 Lisbon

157.69

8

9 Los Angeles

4.2

8

6 Dubai

2,160

8

6 Manchester

7.2

9

9 Beijing

7.5

9

– Bangkok

370.45

9

6 Madrid

161.22

9

– Vancouver

4.1

9

7 Hong Kong

1,960

9

5 Abu Dhabi

7.0

10

– Lisbon

7.4

10 7 Los Angeles

367.00

10

– Montreal

164.33

10

– New York

3.9

10 9 Miami

1,868

10

– Edinburgh

6.9

With 25% annual home price inflation,
Istanbul comes out as the city with the
highest annual growth. Demand has been
very strong from both domestic buyers and
more recently, foreign buyers particularly
from the Middle East who view Istanbul and
Turkey as a safe harbour for wealth. Second
on the list is Vancouver, a city which has
experienced exceptionally high demand for
housing over the last 12 months, with
overseas investors in particular, willing to
pay ever-higher prices for what is seen
as a secure investment in a stable political
and economic environment.

Once again this year, Hong Kong has
come out on top with the highest values
per square foot (psf) at over $1,500.
As more and more people continue to
crowd into this market and the small land
mass, Hong Kong’s property sizes, at
circa 560 square feet, are one of the
smallest of all of our global cities
researched. Compare this with ‘second
place’ Singapore, who’s average
property value of $920 psf is nearly
40% lower than Hong Kong, but where
the average unit size is almost double,
at 980 square feet.

Johannesburg and Istanbul again vie
for ‘top spot’ this year for the global city
with the best value average property prices.
At $122 psf and $128 psf respectively,
these property values are one tenth that
of the most expensive value for money,
Hong Kong.

Possibly reflecting a market bounce back
after a rapid decline in rents post-2007,
Madrid has come out on top with the
highest annual rental growth of 11%.
Istanbul recorded the second highest at
10%, partly a result of strong economic
growth last year although with annual
inflation of over 7.5%, real rental growth
is not as sharp.

Nearly all of the top ten cities with the
highest average rents posted rates over
$2,000 pcm. Singapore, at $2,960 pcm,
comes out on top as the most expensive
city in which to rent. This is followed by
London, just 5% cheaper than Singapore,
while Abu Dhabi and Los Angeles round
out the top spots with average rents of
over $2,500 pcm.

For the second year in a row, Chicago
tops our list with the highest average yields.
Again, the large multi-family housing
sector in this city is largely responsible.
Two of the other three US cities in our
global list also make the top ten, with
Miami and NYC posting average yields of
9.6% and 7.5% respectively.
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Europe

Edinburgh
Moscow

Dublin

Manchester

Berlin

London

Frankfurt

Paris

Madrid
Lisbon

Barcelona

Milan

Rome
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Barcelona
Long periods of agreeably
warm weather, a
Mediterranean seaside
location unrivalled by
most other large European
cities, full of history and
all the traditional culture
of a European metropolis,
Spain’s ‘second city’ rose to
international prominence
after hosting the 1992
Olympics and has never
looked back.
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For Barcelona, the effect of hosting the
1992 Olympics was not just increased
international tourists, but the physicality of
the city changed and transformed.
Neighbourhoods were redeveloped, there
was an intense focus on modern design,
transportation and infrastructure were
enhanced and the city was at once old and
new, historic and modern. What was once
a thriving port city that had turned its back
to the sea was fast becoming a prospering
tourist mecca embracing its seaside
position and taking advantage of its rich
arts and cultural history.

Average age

42
In 2009 Barcelona was ranked one of the
world’s most successful cities as a brand.
In the same year it was ranked fourth best
of European cities for business. The
economic crisis however gripped Spain
and by 2011 and the entire country saw
its housing market effectively crash.
Barcelona’s property market took a sharp
turn and, even with inflation included,
house prices dropped by around 50%
during the worst of the downturn. A larger
decline than the other major Spanish cities.
The economic recovery began in earnest in
2014 and has been gaining in momentum.
Following 2014’s GDP growth of 1.2%, 2015
saw growth of a much more robust 3.3%,
slightly above the national average growth

of 3.2% last year. This year’s growth is
anticipated to be slightly lower at 2.8% but
this is largely a reflection of a weakening
global economy.
The strengthening economic picture across
Spain and Barcelona has given rise to
strong house price growth over the year.
With average prices in Barcelona now
$148,296, this reflects growth of 5.9% last
year. 2015 also saw a strong volume of
residential transactions, with the number of
sales reaching 36,950; this is slightly above
the long-term average of 36,049.
Property remains undervalued here
following the sharp post crisis declines.
This, coupled with Barcelona’s strong and
respected international reputation, means
property here is an attractive asset for the
foreign investor. Areas such as Ciutat Vella
and Eixample often see some of the
strongest home price inflation, as a result of
being so popular with overseas buyers.

Barcelona

Spain

GDP growth last year 2015 (%)

3.3

3.2

Expected GDP growth 2016 (%)

2.8

3

17.5

20.9

30,730

28,499

-0.5

-0.5

0

0

42

42

5,400,000

46,400,000

-0.3

-0.2

2,100,000

18,000,000

148,296

114,330

n/a

n/a

148.3

114.3

5.9

4.2

Average annual property transactions last decade

36,049

427,142

Property transactions last year

36,950

354,132

Share of owner occupiers (%)

n/a

78.0

19.8

15.4

6.3

4.6

863

n/a

0

0.1

Average annual private housebuilding last decade

8,033

74,716

Mid-range meal for two ($ USD)

44.40

42.18

Cappuccino ($ USD)

1.86

1.74

Milk – 1 gallon ($ USD)

3.51

3.27

Cinema ticket ($ USD)

8.88

8.88

51.70

42.10

5.18

5.03

143.41

132.82

92.35

82.38

Unemployment rate (%)
Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households

Average annual salary

$30,730
Contrary to home price growth, 2015 saw
virtually no rental growth in Barcelona.
With average rents of around $863 pcm,
this is unchanged from one year prior. Such
little growth is partly down to low demand,
as Barcelona’s share of renters as a
proportion of all households is under 20%.

Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Share of private renters (%)
Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)

TO
LET
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Berlin
Berlin’s notorious love of
the arts and innovation and
its welcome adoption of all
things creative, cultural
and cutting edge, has long
made it a trendsetting city.
From its remarkable
museums and memorials
to its many markets,
Berlin is a cosmopolitan
community that has
something for everyone.
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Berlin is a world metropolis of different
cultures, politics, media, and science.
The city has seen many changes over the
last two decades and modern Berlin has
flourished over that time, with a population
of 3.5 million and an economy which grew
at 2.8% last year. Employment levels have
also thrived recently and the city now
boasts an unemployment rate of 10.7%,
its lowest level in over 24 years. Recently,
the city’s economy has centred on
innovations and start-ups and the service
sector including a range of creative
industries, research facilities, media,
IT and communication.

GDP growth in 2015

2.8

%

At just 15%, Berlin has one of the lowest
levels of owner-occupation rates in
Germany and the lowest of all the major
cities researched. However, this has
increased from 10% since the fall of the
Berlin Wall, and is expected to continue
rising. Indeed Berlin’s sales market is
experiencing strong growth at the moment,
with 11.2% price growth between 2013
and 2015, pushing median asking prices
for a condo apartment to $314 per
square foot, or an average of $236,581.
Private and institutional investors have
been active, this reflects the continuing
growth of the city’s population and
economic strength, and thus increasing
incomes, which entices the investor with
quick returns. In addition, owner occupiers
are finding that monthly mortgage
repayments, with historically low interest
rates, are often lower than rents.

Development activity in Berlin continues
apace, with 240 schemes being developed
in 2015, totalling 22,000 units, averaging
around 92 units each. Of the total units
around 62% were condominium style
apartments, with the remainder being
detached, semi-detached or terraced
housing. Of the units built, 38% were
destined for the rental market.
With such a huge proportion of people
renting in the city, the rental market is a
much larger sector in Berlin than the sales
market. It is also one of the most affordable
in Germany, with a median asking rent of
just over $100 psf, equivalent to circa $644
pcm. Last year saw rental growth of circa
1.5% across the city, much lower than
2014’s growth of 5.7%. This deceleration in
growth is not considered to be due to the
recently enacted Mietpreisbremse (‘capping
of rents on re-letting’), but rather more likely
down to a threshold being reached in terms
of ability and willingness to pay, particularly
in some of the lower-priced submarkets.

Berlin

Germany

GDP growth last year 2015 (%)

2.8

1.5

Expected GDP growth 2016 (%)

1.8

1.7

10.7

6.4

19,537

22,763

n/a

0.3

0

0

42

43

3,469,849

81,197,537

3.3

-2.83

1,963,200

40,200,000

236,581

166,623

377,789

318,359

314

221

10.6

8.8

n/a

n/a

Property transactions last year

23,084

n/a

Share of owner occupiers (%)

15.0

43.3

Share of private renters (%)

81.2

51.3

3.4

3.7

644

495

1.5

-0.5

Average annual private housebuilding last decade

3,880

182,679

Mid-range meal for two ($ USD)

44.40

44.40

Cappuccino ($ USD)

2.64

2.82

Milk – 1 gallon ($ USD)

3.03

3.02

Cinema ticket ($ USD)

11.10

11.10

Fitness club membership ($ USD)

26.92

34.38

5.65

5.65

244.38

240.06

81.47

84.57

Unemployment rate (%)
Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

Share of renters

81%
Berlin’s reputation as an affordable city is
not just confined to the property market,
but extends to everyday cost of living as
well. With a mid-range meal for two coming
in at around $44 in Berlin, this is 15%
below Frankfurt’s average of $52 and
33% less than what you would expect to
pay in London. Similarly, a monthly gym
membership in Berlin would set you
back around $27 per month, compared
with $45 in Frankfurt.

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)
Average annual property transactions last decade

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)

TO
LET
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Dublin
‘A small capital, with a
huge reputation’; Dublin’s
status as a world renowned
city is not just due to its
friendly, sociable residents,
but its vibrancy, nightlife
and historic tourist
attractions. In Dublin’s
cobbled streets and plethora
of pubs you will find
layers of history, amidst
sophisticated elegance.
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The Dublin region is the economic
heartland of Ireland and the area was the
epicentre of rapid economic expansion
during the ‘Celtic Tiger’ period in the
mid-2000s. Companies such as Microsoft,
Google, Amazon, eBay, PayPal, Accenture
and Pfizer were attracted to the area at the
time and all now have European operational
bases in the city. The economic boom
lead to a sharp increase in construction,
with large redevelopment projects and
housing schemes alike receiving funding
and the backing of both government and
financial institutions.

Average house price

$356,923
With a population of 1.27 million, the city
holds an unusually high proportion of
Ireland’s residents for its size, with more
than 27% of the country’s total population
living in the Dublin region.
Ireland’s economy is now growing at its
fastest rate since the heyday of 15 years
ago, As exports surged and domestic
demand picked up after years in a slump,
the economy expanded by 7.0% in 2015,
and more than 9% in the final quarter of
the year. This follows much more subdued
growth than the country witnessed in
2012 and 2013. This translated into house
price growth which was all but extinct in
Dublin for around six years post-recession.
In late 2013 however, it picked up
dramatically and within 18 months it had
reached 40% growth, at which time the
Central Bank, sniffing a possible house

price bubble in the making, introduced
cooling measures. Since then growth has
been more muted and in 2015 totalled 4.6%
in Dublin, below the national growth of
7.1%. House prices are still well below
where they were at the peak of the market
in 2007, and transaction levels, whilst
they have picked up slightly are also below
peak levels.
House building in Ireland has declined
sharply following the boom, when
completions in 2006 reached 93,000 units.
The rate of construction of homes is now
lagging far behind demand and last year
saw just over 11,000 units built, far below
the ten year average of 31,514 per annum.
For many, it is believed that the cost of
bringing a new unit to market is higher than
the current achievable home price, thus
discouraging development. This lack of
supply may cause house prices to rise
regardless of the cooling measures the
government implements.

Average rental growth

9.3

%

Average monthly rents in Dublin are now
$1,564 pcm, up 9.3% in the year to March
2016, following 7.5% growth over the same
period the year prior. The strong growth
in this sector is also felt to be a supply-side
issue, with less than 2,000 properties
regularly available to rent in the city.
This is down dramatically from around
6,200 properties available in 2007 and a
surge of 23,000 properties available in
2009, after the housing crash.

Dublin

Ireland

GDP growth last year 2015 (%)

7.0

9.3

Expected GDP growth 2016 (%)

5.0

5.2

Unemployment rate (%)

8.9

8.4

Average earnings ($ USD)

n/a

40,865

Inflation rate (%)

0.5

0.5

0

0

36

36

1,273,069

4,609,600

1.0

0.6

468,112

1,658,243

356,923

160,950

n/a

574,729

342.2

154.3

House price growth annual (%)

4.6

7.1

Average annual property transactions last decade

n/a

n/a

Property transactions last year

15,350

48,000

Share of owner occupiers (%)

70.0

70.0

Share of private renters (%)

30.0

25.0

6.0

7.0

1,564

1,108

9.3

9.6

Average annual private housebuilding last decade

6,687

31,514

Mid-range meal for two ($ USD)

66.60

61.05

Cappuccino ($ USD)

3.15

3.07

Milk – 1 gallon ($ USD)

4.07

4.20

Cinema ticket ($ USD)

11.88

11.10

Fitness club membership ($ USD)

48.53

46.41

5.56

5.49

177.51

167.84

83.81

82.02

Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)

TO
LET
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Edinburgh
A city where breath-taking
scenery, extinct volcanoes
and gothic cathedrals rubs
shoulders with modern
architecture, museums and
galleries. The buzzing
night-life and abundance of
bars and restaurants
together with the city’s
many famed festivals makes
Edinburgh one of the UK’s
most desirable cities to live
and visit.
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Edinburgh is a city with a long, rich history
which of course has translated into a rich
and plentiful physical environment. The
narrow lanes of the city’s medieval old
town, and the grandeur of the Georgian
new town are just about equalled by the
dominating views of Edinburgh Castle and
Arthur’s Seat at Holyrood Park. As a reason
to visit, the scenery is matched by the
unrivalled programme of city festivals
throughout the year, and regularly comes
second only to London as the most visited
city in the UK every year.

Average earnings

$50,974
But scenery and festivals are not the only
reason this beautiful city works. Edinburgh
has the strongest economy of any city in
the UK outside of London and the highest
number of professionals. It has a long
history as being a centre for banking and
the finance industry continues to be a
mainstay of the local economy. This is
coupled neatly with the creative sector,
scientific research, higher education and
tourism. Unemployment is relatively low,
at 5.4% compared with 5.8% for the whole
of Scotland, and the average annual
salary of $50,974 is 8.5% more than the
average for Scotland and 4% more than
the UK average.

The start of 2016 saw a surge in residential
transactional activity in Edinburgh,
particularly amongst those looking to
purchase as buy-to-let investments or
second homes. This is following an
additional levy on such properties (an
additional supplement on the Land and
Buildings Transaction Tax) which came into
force in April 2016. The rush to purchase
investment properties before the April
deadline resulted in an increase in
transaction volumes (+16% in Q1 2016
compared with Q1 2015) and an increase in
price inflation by 5.24% over the year,
compared with 20% home price growth
over the same period one year prior.
The largest increases in prices have been
in the popular areas of Polwarth, Shandon
and Tollcross, mainly in the flats market.
This is likely due to the area being a
trendy place for first time buyers as it is
traditionally associated with students and
young professionals. The areas have also
become popular for buy-to-let purchasers.

Edinburgh

Scotland

GDP growth last year 2015 (%)

0.4

1.8

Expected GDP growth 2016 (%)

1.0

1.1

Unemployment rate (%)

5.4

5.8

50,974

46,993

0.3

0.3

0.25

0.25

39

40

497,600

5,346,300

0.9

0.20

238,563

2,532,000

249,460

136,017

550,000

n/a

332.6

n/a

5.24

3.8

Average annual property transactions last decade

12,163

95,445

Property transactions last year

12,987

98,861

Share of owner occupiers (%)

61.0

62.0

Share of private renters (%)

19.0

19.0

6.9

6.6

1,453

896.28

n/a

4.1

Average annual private housebuilding last decade

1,397

18,411

Mid-range meal for two ($ USD)

66.00

n/a

Cappuccino ($ USD)

3.41

n/a

Milk – 1 gallon ($ USD)

4.34

n/a

Cinema ticket ($ USD)

13.20

n/a

Fitness club membership ($ USD)

45.70

n/a

5.37

n/a

188.22

n/a

74.45

n/a

Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households

Average property price

$249,460
The rental market is still experiencing high
demand, and average rents for a
two-bedroom flat are now $1,453 pcm,
an increase of nearly 17% over the last
12 months, following a previous increase
of 19% in 2014.

Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)

TO
LET
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Frankfurt
The beating heart of
Germany’s financial and
business sector, Frankfurt
is a city of contrast with the
traditional Romer Square
and museums along River
Main, while office towers
and transport hubs draw
commuters and keep the
city moving and growing.

18–19

Germany’s fifth largest city, Frankfurt
punches well above its weight economically
in comparison with its relatively small
population of just over 717,000. The
surrounding urban area however has
a population of just over 2.2 million,
of which around 350,000 commute into
the city each day.
Frankfurt is a global hub for commerce,
education, tourism and traffic with its prime
focus as the financial centre of the
European continent. It houses the
headquarters of the European Central
Bank, German Federal Bank, the Frankfurt
Stock Exchange, Deutsche Bank,
Commerzbank and several financial tech
start-ups. It is also home to research
institutes, international schools and major
universities; it is also a major trade show
destination, hosting the world’s largest
motor show and the world’s largest book
fair annually, adding further to the local
tourist industry. This diversity of sectors and
employment opportunities helps contribute
to Frankfurt’s low unemployment rate of
6.8% and GDP growth of 1.8% last year,
with an expected growth of 1.6% in 2016.

Unemployment rate

6.8%
With interest rates at all-time lows,
mortgages are now relatively affordable
across Germany, enticing more owner
occupiers and listed residential landlords
alike to the cheap debt. This has resulted
in very high demand for house purchases

in Frankfurt, a city that has traditionally
been dominated by the rental market.
Average prices for condo apartments
across the city are now around $401 psf,
or $302,166 per unit (assuming an average
size, 753 square foot unit), an increase of
nearly 10% over two years to end 2015.
This increase comes despite robust
building activity in Frankfurt recently, with
a particular focus on ‘densification’, or
the filling-in of development gaps around
the city, notably in converted industrial
sites and old warehouses.

Frankfurt

Germany

GDP growth last year 2015 (%)

1.8

1.5

Expected GDP growth 2016 (%)

1.6

1.7

Unemployment rate (%)

6.8

6.4

22,476

22,763

n/a

0.3

0

0

41

43

717,624

81,197,537

-3.40

-2.83

401,421

40,200,000

302,167

166,623

492,465

318,359

401

221

6.5%

8.8

n/a

n/a

Property transactions last year

5,060

n/a

Share of owner occupiers (%)

20.1

43.3

Share of private renters (%)

77.1

51.3

3.7

3.7

959

495

n/a

-0.5

Average annual private housebuilding last decade

2,471

182,679

Mid-range meal for two ($ USD)

52.17

44.40

Cappuccino ($ USD)

3.13

2.82

Milk – 1 gallon ($ USD)

3.47

3.02

Cinema ticket ($ USD)

12.2

11.10

45.20

34.38

5.52

5.65

254.52

240.06

87.80

84.57

Average earnings ($ USD)
Share of renters

77%
Similar to Berlin, Frankfurt has a very high
proportion of renters, accounting for over
77% of total home dwellers. This compares
with an overall average in Germany as a
whole of 51% share of renters. As a result
the rental market in Frankfurt is a very active
and dynamic part of the economy. Demand
remains strong and rents have continued
to rise, up around 1% in 2015 to an average
of $143 psf, or $959 pcm. Around half of all
rents are between $100 psf and $150 psf,
but there is also a large proportion of
rentals in the high-end market at $167+ psf,
where 25% of the market sits. This large
segment is likely a result in high demand
coming from wealthy bankers and
financiers wanting to be close to the city
centre and expats on temporary assignment
at banks and financial institutions within
the city centre.

Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)
Average annual property transactions last decade

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Lisbon
Lisbon, an attractive city
built on seven hills and
perched on the edge of the
Atlantic Ocean, has enjoyed
a renaissance in recent
years. Contemporary
culture has come alive and
is thriving in this historic
city centre.
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The capital of Portugal, Lisbon, is home to
nearly 553,000 people, although the wider
Lisbon Metropolitan Area has a much larger
population of 2.81 million. Lisbon is
continental Europe’s only capital city on the
Atlantic coast. The historic city centre
charms residences and tourists alike with its
blend of colourful houses and limestone
buildings, small winding alleyways and mild
to warm climate all year round.

Expected GDP growth in 2016

1.1

%

The city is currently seeing unprecedented
levels of redevelopment and residential
building. This reflects the improving
economy, incentives for urban regeneration
and increasing levels of tourists and
foreign investors. Economic recovery
strengthened in 2015, registering 1.5%
GDP growth. This is expected to continue
in coming years with a predicted GDP
growth of 1.1% in 2016. Unemployment
has also declined again this year, down
0.8% over the last 12 months to 13.7%,
having reached a peak in 2013 of 17.7%.
The city had been experiencing a
population decline over the last few
decades. However, increasing housing
supply is encouraging the return of families
from the periphery and attracting
communities of artists, entrepreneurs and
students. This, together with the ‘Golden
Visa’ programme and other tax incentives
introduced for non-habitual residents, has
resulted in strong demand for housing in

the city. During the first quarter of 2016
22% of all sales were from foreign investors,
with the largest groups of overseas
buyers being from France (27%), UK (18%)
and China (13%).
Prices in Lisbon are favourable when
compared with other European capitals,
with an average property price of $265,671
in Lisbon City and $192,996 in the Lisbon
Metropolitan Area. 2015 saw a total of 1,163
completions of new dwellings, 39% more
than in 2014. In contrast, around 8,169 new
units were built across Portugal, just 20%
more than the previous year. The majority
of buildings currently under construction
are targeted at the high-end market.
Transaction levels in the Lisbon
Metropolitan Area over the past year have
been about 35% below the ten year annual
average, with 27,534 transactions last year.
This is similar to the national picture where
sales volumes are 22% below the long-term
annual average.

Lisbon

Portugal

GDP growth last year 2015 (%)

1.5

1.5

Expected GDP growth 2016 (%)

1.1

1.0

13.7

12.0

18,359

14,561

0.5

0.5

0

0.0

n/a

38

2,809,168

10,341,330

n/a

-2.9

835,653

4,082,671

192,996

128,355.29

n/a

968,719.20

157.69

109.31

7.0

3.7

Average annual property transactions last decade

42,411

137,639

Property transactions last year

27,534

98,512

Share of owner occupiers (%)

66.0

74.9

Share of private renters (%)

34.0

25.1

4.5

n/a

717

n/a

Annual annual rental growth (%)

8.3

n/a

Average annual private housebuilding last decade

n/a

36,917

33.30

33.30

Cappuccino ($ USD)

1.43

1.25

Milk – 1 gallon ($ USD)

2.49

2.46

Cinema ticket ($ USD)

6.66

6.66

43.80

41.91

5.95

5.93

Basic utility package ($ USD)

93.08

95.13

Pair of jeans ($ USD)

84.80

85.75

Unemployment rate (%)
Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households

Average property price

$192,996
Across the Lisbon Metropolitan Area
approximately 34% of occupiers are renters.
Average rents rose just over 8% over the
past year and are now averaging $717
pcm in Lisbon Metropolitan Area and
$961 in Lisbon City, where demand is
much greater (the share of renters is
much higher, at 49%), for a more limited
amount of stock.

Average property price ($ USD)
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)

Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
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London
162 museums, four
unesco World Heritage
Sites, nearly 100,000
international students,
300 languages and pubs,
clubs, restaurants, and
shops to suit anyone’s
desire. In or out of the
EU, London is truly a
world class, multicultural,
global city.
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London has been a financial hub and
major trade and business centre since
the Middle Ages, and today competes
with New York City, Shanghai and Hong
Kong (among others) for the status of
the world’s major financial centre.
While much of London’s finance industry
is still based in ‘The City’, Canary Wharf is
also now home to many large corporates
as restrictive planning policies in the
original ‘square mile’ have put pressure on
growth within the traditional area.

Average property price

$550,633
This strong and enduring finance and
business economy has always stood the
city well, but it is not the only source of
wealth generation in London. The arts,
commerce, media, professional services,
healthcare and education are all
resoundingly represented in London and
these sectors have all contributed to
London’s healthy GDP growth which last
year reached 3.3%, compared with 2.2%
for the whole of the UK. We expect
above-trend figures to continue with 2.7%
growth anticipated for London this year,
compared with 2% for the UK.
Annual apartment price growth to the end
of May 2016 reached 13.6% in London,
up from the 8.7% growth the same period
one year ago. Average flat prices across
London are now $550,633, although this
masks a wide disparity in prices across the
33 London boroughs with an average of
$1.75m in Kensington and Chelsea,
to $259,700 in Barking and Dagenham.

Average household incomes in London
have declined 1.2% over the year, to
$63,896 per annum, and have they have
clearly failed to keep pace with house price
growth over recent years. The result has
been an enduring affordability issue that
seems to be most acutely felt in central
London, and reflected in the number of
people able to afford their own home.
London’s annual housebuilding over the
last decade has averaged just 20,000 units
per annum, while house price inflation has
reached nearly 100% over the same period.
As a result, Londoners are increasingly
having to move into the private rented
sector in numbers never before seen in the
city. Since 2001 the number of owner
occupiers in London has decreased from
57% of all households to 50%, while the
proportion across the whole of England has
declined just four percentage points from
69% to 65%. Conversely the share of
households who are private renters has
increased in London from 16% in 2001 to a
staggering 30% by 2016, well above the
national average of 18%.

London

United Kingdom

GDP growth last year 2015 (%)

3.3

2.2

Expected GDP growth 2016 (%)

2.7

2.0

Unemployment rate (%)

5.8

5.0

63,896

49,002

0.3

0.3

0.25

0.25

33

39

8,688,700

64,660,100

1.3

0.7

3,266,000

22,063,000

550,633

254,759

1,498,465

n/a

734

n/a

13.6

9.2

Average annual property transactions last decade

105,330

933,817

Property transactions last year

103,779

1,031,347

Share of owner occupiers (%)

50.0

65.2

Share of private renters (%)

30.0

18.0

4.4

5.4

2,810

1,853

2.3

4.7

20,047

168,878

66.00

66.00

Cappuccino ($ USD)

3.43

3.34

Milk – 1 gallon ($ USD)

4.62

4.46

Cinema ticket ($ USD)

15.84

11.88

Fitness club membership ($ USD)

63.84

43.94

5.53

5.41

199.52

188.79

84.74

75.39

Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)
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Proportion of private renters

30%
With such strong demand for rental
properties the average price of a two-bed
flat has continued to rise, up 2.3% over the
last 12 months, following a 4.9% rise last
year. At an average of $2,810 pcm this is
the most expensive in the country, 52%
more than the average across the UK
($1,853 pcm), and over 77% more than
the average two bed flat in Manchester
($1,045 pcm).

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Madrid
With preserved medieval
mansions and royal palaces,
to modern infrastructure
and contemporary
architecture, this is a city
with energy and one that
knows how to live.
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Madrid, the capital, and largest city in
Spain, has a population of 6.4 million,
almost 14% of Spain’s total population.
Madrid is also the political, economic and
cultural centre of Spain, housing many
international organisations and the
headquarters of numerous domestic and
international corporations. It is home to
some of the world’s most renowned and
respected galleries and museums including
Prado and Reina Sofia, as well as two of
the world’s most famous football clubs:
Real Madrid and Atletico de Madrid.

GDP 2015

3.8%
The economy of Madrid is largely based
on the service industry, with a concentration
of activities associated with central and
regional government, as well as powerful
multinational companies which are
headquartered here. Post recession, the
economy of Madrid began to recover first
in the services and industrial sector and
by 2014 GDP across Spain expanded
by 1.4%. Last year saw the economic
recovery fully entrenched with the country
posting 3.2% growth, and an even more
robust 3.8% local GDP growth in Madrid.
With the economy expanding, 2015 was
a very strong year for the housing market
in Madrid, posting 7.3% apartment price

growth. By the end of the year average
property prices had reached $161,223.
There was also a 25% growth in mortgages,
suggesting that banks are beginning to
lend again. Both of these figures are mainly
from the sale of property in the second
hand market though, which saw an increase
in sales of 49%. In contrast, sales in the
new build market fell by 35% over the
same period. New supply is becoming
a restrictive issue in Madrid, demand for
which is usually very strong in this city.
The supply-side issue in Madrid however
could be about to change. 2015 saw a 65%
rise in building permit approvals, the third
year in a row where the city has seen permit
approval increases. However, developers
are still going to be cautious, particularly in
a market that has only just recovered from
one of its worst housing crashes. Whether
all of these permitted developments actually
get built remains to be seen.

Madrid

Spain

GDP growth last year 2015 (%)

3.8

3.2

Expected GDP growth 2016 (%)

3.5

3

16.5

20.9

32,439

28,499

-0.5

-0.5

0

0

41

42

6,400,000

46,400,000

0

-0.2

2,500,000

18,000,000

161,223

114,330

n/a

n/a

161.2

114.3

7.3

4.2

Average annual property transactions last decade

53,677

427,142

Property transactions last year

50,373

354,132

Share of owner occupiers (%)

n/a

78

17.4

15.4

6.7

4.6

903

n/a

11.0

0.1

11,246

74,716

52.73

42.18

Cappuccino ($ USD)

1.89

1.74

Milk – 1 gallon ($ USD)

3.47

3.27

Cinema ticket ($ USD)

9.99

8.88

44.02

42.10

4.95

5.03

160.89

132.82

86.25

82.38

Unemployment rate (%)
Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)

House price growth

7.3

%

Unlike Barcelona, Madrid saw a staggering
11% growth in average rents over the last
year, to reach $903 pcm. With a small share
of households in the private rented sector,
at just over 17%, this is again a reflection of
the tight supply market, as demand remains
strong for fewer and fewer properties.

Number of households
Average property price ($ USD)
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Share of private renters (%)
Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Manchester
The city’s rich history as
the heart of the industrial
revolution, with its vast
low-rise factories and store
houses, many that have
now been converted into
contemporary uses, sits
nicely alongside its
modern edge of galleries,
museums, trendy cafés and
hipster bars.
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Manchester has developed dramatically
over the last two decades, and now has a
vibrant, cosmopolitan, exciting atmosphere.
This has been helped by the Brit pop
bands of the 1990s, the club scene of the
same era, and of course the internationally
renowned football clubs, Manchester City
and Manchester United. The city is often
known as England’s ‘second city’, and is
now being positioned as the centre of a
new ‘Northern Powerhouse’, providing
transport and business links to the
surrounding cities and regions in the
hopes of delivering a counterbalance to
the strength of London and the south.
With a city proper population of just over
half a million, the wider conurbation of
Greater Manchester has over 2.7 million
inhabitants. Economically the metropolitan
area is the second largest in England
after London, and the area has seen
its GDP contribution grow by nearly
10% since 2011, and 1.2% in 2015.
The trajectory for growth is expected to
continue and we anticipate over 1.5%
GDP contribution this year.

Average age

33
Manchester is a young and vibrant city, with
an average age of just 33, compared with
the UK average of 39. The city is considered
very good value, with entertainment being

particularly affordable compared with
London, as a monthly gym membership
will set you back just $32 pcm, compared
with London at $64 pcm, and $11.22 for a
cinema ticket in Manchester, compared with
$16 in London. Manchester’s housing is
also much more affordable, with rents for a
two bedroom flat averaging $1,045 pcm
and average flat prices of $175,351, 31%
below the national average of $254,759.

Annual rental growth, 2015

8.7

%

Despite the relatively low cost of owning
a property, 28% of Manchester households
are private renters. This is compared with
the national average of 18%, and reflects
the young average age of Manchester
residents, and the large student population
in the city.
With such a high proportion of Mancunians
choosing to rent it may come as no
surprise that Manchester is one of the
leading UK cities for the embryonic
professional private rented sector.
The city currently has around 16 schemes
in the planning pipeline earmarked for
private rental, totalling just over 6,700 units.
All of these schemes are at different
developmental stages, however 1,760 prs
units are now under construction and a
further 1,441 units have planning
permission and funding in place.

Manchester

United Kingdom

GDP growth last year 2015 (%)

1.2

2.2

Expected GDP growth 2016 (%)

1.5

2.0

Unemployment rate (%)

7.8

5.0

40,082

49,002

0.3

0.3

0.25

0.25

33
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520,875

64,660,100

0.9

0.7

204,969

22,063,000

175,351

254,759

1,029,600

n/a

233.8

n/a

7.3

9.2

Average annual property transactions last decade

5,184

933,817

Property transactions last year

6,752

1,031,347

Share of owner occupiers (%)

37.0

65.2

Share of private renters (%)

28.0

18.0

7.2%

5.4

1,045

1,853

8.7

4.7

Average annual private housebuilding last decade

1,588

168,878

Mid-range meal for two ($ USD)

59.40

66.00

Cappuccino ($ USD)

3.38

3.34

Milk – 1 gallon ($ USD)

4.11

4.46

Cinema ticket ($ USD)

11.22

11.88

Fitness club membership ($ USD)

31.80

43.94

5.40

5.41

206.17

188.79

78.28

75.39

Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Milan
Italy’s financial heartland,
famous for its wealth of
historic sites such as the
Duomo and La Scala, not to
mention the city’s
long-history of global
influence on fashion and
design, makes this one of
Italy’s most premier cities.
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Milan, situated in the north of Italy, is the
country’s most modern city and is its
economic heartland. With a population of
1.3 million in the city proper, and 3.2 million
in the wider metropolitan area, this is Italy’s
second most populous city, although it is
arguably the most important city, financially.
Its business district hosts the Italian Stock
Exchange, as well as the headquarters of
the largest national and international banks
and companies.

Average rent pcm

$2,287
Italy often suffers from political instability
and this together with the recent global
economic crisis and structural reforms
introduced to help tackle Italy’s Eurozone
debt, have resulted in very low and negative
GDP growth recently. GDP contracted
sharply in 2009 and since then had not
shown a clear trajectory for recovery.
Finally however positive growth of 0.8%
was recorded in 2015 with 1.1% expected
across the country this year, and an
anticipated 1.7% GDP growth for Milan’s
local economy.
The population of Milan is expected to
increase 0.2% per annum over the next
decade, with its foreign-born population
showing the largest increase by more than
doubling over the period. New development
in Milan has declined sharply in recent

years and is still lagging behind demand,
while the economy has struggled with the
Eurozone recession and debt crisis.
Nevertheless, Milan has a large proportion
of vacant apartments which should help
fulfil overall demand.
House price growth again contracted in
2015, down 1.3%, with the average property
now selling at around $300,000. Despite
this recent contraction the overall picture
is a more positive one; 2015 saw just over
18,000 property transactions in Milan last
year, just 6% below the long-term annual
average and indicates a continued high
level of interest in the real estate market.
Further, Milan played host city for Expo
2015 and many of the prestigious city
centre areas are felt to have benefited
from an economic spill over of Expo,
with property prices in these areas seeing
increases through the year. The outer
municipalities of Milan however, appear
to have felt no lasting effect on house
prices as a result of Expo.

Milan

Italy

GDP growth last year 2015 (%)

1.0

0.8

Expected GDP growth 2016 (%)

1.7

1.1

Unemployment rate (%)

7.8

11.4

29,468

27,827

n/a

0.1

0

0

45

44

3,194,000

61,043,000

0.2

0.1

721,443

25,816,311

299,561

158,175

1,556,775

n/a

338.86

154.68

-1.3

-0.9

Average annual property transactions last decade

19,136

613,591

Property transactions last year

18,035

444,636

Share of owner occupiers (%)

n/a

73.1

Share of private renters (%)

n/a

26.0

9.2

8.9

2,287

1,178

-0.7

1.7

n/a

n/a

66.60

55.50

Cappuccino ($ USD)

1.55

1.48

Milk – 1 gallon ($ USD)

5.31

5.04

Cinema ticket ($ USD)

9.44

8.88

58.26

52.49

6.17

6.22

124.58

160.88

86.36

87.43

Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households

Number of households

721,443
Average rents in Milan’s city centre, for
a three bedroom apartment, declined
0.7% in the year to June 2016, to $2,287
pcm. These rents are punchy in relation to
disposable incomes which average just
under $2,000 pcm in the city.

Average property price ($ USD)
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Moscow
The 850 year old capital of
Russia is a truly iconic,
global city which often plays
a central role on the world
stage. From the Kremlin
and the Red Square to St
Basil’s Cathedral and the
Bolshoi Theatre, the city is
loaded with symbolism,
tradition and history.

30–31

Summer cafés, haute cuisine, theatre,
parks, communist relics, the Metro,
museums and galleries for days, Moscow
simply has it all. It is a cosmopolitan dream
and one of the largest economies in the
world. It is a major commercial, cultural and
scientific centre and Russia’s financial
and political heart. With a population of
12.2 million it houses 10% of the Russia’s
population and is the second largest city
in Europe, after Istanbul. It has one of the
world’s largest urban economies
accounting for 22% of GDP of the entire
country. As the financial centre of Russia,
the city is home to the country’s largest
banks and multinational companies such
as Gazprom. Since the 1998 Russian
financial crisis, business growth has
accelerated, to such a degree that office
space is often at short supply, resulting
in former industrial and research facilities
being redeveloped to become suitable
office space.

Number of households

4.8m
Russia is one of the world’s largest oil
producers, with this industry accounting
for 70% of the nation’s export incomes.
Consequently, the decline in oil prices in
2014, together with sanctions and other
global geopolitical instabilities, has put
pressure on the national currency and
the national economy. As a result, GDP
in 2015 was down 3.7% in Russia, with
-1.2% expected this year. Despite all of
this, Moscow’s housing industry ticked
along in 2015 and the year saw a record
3.8 million square metres of new housing
constructed (compared with an annual
average of 3.4 million). That is around
41,000 new apartments, approximately
three times what New York City completed

in 2014. However, it is important to note
that many of these would have begun
construction two–three years prior to the
latest economic downturn and developers
are often unable to mothball schemes once
they are underway, trying to recoup costs
with a finished product.
During the crisis many Russians were
still buying in the primary end of the
market, although sales in the secondary
market declined significantly. 2015 saw
over 113,000 properties transact, 30%
less than the previous year when 162,000
transactions took place. A lower volume
of sales has also translated into an overall
decline in prices, with average prices
now around $179,200, down 10% over
the year to May 2016.
Although private renting in Russia is not as
prolific as owner occupation, there is still a
healthy rental market in Moscow. However,
this market was not immune to the
country’s poor economic environment and
with the decline in spending power this has
affected the capital’s rental market. 2015
saw a 23% drop in average rental rates in
Moscow, to $750 pcm.

Moscow

Russia

GDP growth last year 2015 (%)

n/a

-3.7

Expected GDP growth 2016 (%)

n/a

-1.2

Unemployment rate (%)

1.8

5.8
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6,756

8.1
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10.5
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41

40

12,200,000

146,300,000

0.5

-0.2

4,800,000
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728,000

72,800

297.29

80.36

-10.0

-3.1

n/a

n/a

Property transactions last year

113,769

n/a

Share of owner occupiers (%)

85.0

81.0

Share of private renters (%)

15.0

19.0

5.0

6.9

750

280

-23.0

n/a

n/a

n/a

Mid-range meal for two ($ USD)

37.5

30.00

Cappuccino ($ USD)

2.39

1.90

Milk – 1 gallon ($ USD)

3.48

3.05

Cinema ticket ($ USD)

6.05

4.98

42.09

33.21

2.05

2.03

101.36

89.42

73.2

67.93

Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Share of owner occupiers

85

%

The cost of living in Moscow however, is
still affordable, particularly when compared
with other European capital cities.
A mid-range meal for two in the city is
approximately $37.50, compared to
$55.50 in Paris or Rome. A cinema ticket
will set you back $6 and a monthly gym
membership approximately $42, both
significantly below London’s prices of
$16 and $64 respectively.

Average price per square foot ($ USD)
House price growth annual (%)
Average annual property transactions last decade

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Paris
The City of Light, the City
of Love, the Capital of
Fashion; Paris’s reputation
as the most beautiful and
romantic of all cities,
brimming with history,
iconic treasures and
cultural influences is
illustrious and renowned
the world over.

32–33

Paris, the capital of France, is one of the
most cosmopolitan and best-loved cities
in the world. It is one of the largest in
Europe and has a city proper population
of 2.2 million, and wider a metropolitan
regional population of 12.1 million. Paris
is unique in that the majority of the
population within the City are renters,
rather than owner occupiers, with just
48% owning their own home.

properties across all of France and just over
151,000 across the Paris region, reflecting a
volume increase of around 7% in Ile de
France. This increase in transactional
activity may be attributed to the current low
mortgage interest rates, as well as the wider
availability of government-backed
interest-free mortgages for first-time buyers.

Average annual earnings
The wider Paris region is France’s leading
area for economic activity and usually
accounts for around 30% of France’s
annual metropolitan GDP. The economy
of the region has gradually shifted from
industry to high, value-added service
industries and high-tech manufacturing.
Finance, insurance, IT services,
aerospace and electronics are the major
industries in Paris, and the region remains
an important manufacturing centre for
aeronautics and automobiles.

Share of owner occupiers

48

%

Home price growth in Paris, and across all
of France, was positive throughout 2015,
rising marginally over the course of the
12 months. Paris city posted a price growth
of 1.2% last year to an average of $438,672,
while overall prices in Paris Region (Ile de
France) grew 0.2% to $351,981. The overall
national average reported growth of 0.5%
to $172,727. While these increases are
only modest, it is a turnaround from the
consecutive fall in prices reported over the
last three years, including a 2.8% decline
in 2014 in Paris city. Total transactions
were also up last year over their long term
averages, with the exchange of 803,000

$33,922
However, the nation still suffers from
stubbornly high unemployment levels at
9.9% in France, and 8.8% across Paris
(up from 8.5% the previous year). House
price growth and transaction volumes
are not expected to increase significantly
until employment levels begin to recover.
The private rental sector is most established
in Paris with nearly half of Ile de France
resident’s private renters, and over
two-thirds of Paris city’s population renting
privately. However, it is notoriously difficult
for low to middle income earners to find
good apartments in Paris. New rental laws
have come into effect across France which
are designed to be more tenant-friendly.
They include rental caps and a government
run insurance fund for deposits and rent
arrears by tenants. Many analysts are
concerned that the caps might drive down
rents even further. And in a market where
rents have remained static, and already
showing some decay (down 0.4% in Paris
region in 2015 to an average $1,280 pcm)
this may deter landlord’s from entering the
market or encourage others to withdraw
flats, This would potentially cause the
number of available properties to shrink.

Paris

France

GDP growth last year 2015 (%)

1.6

1.2

Expected GDP growth 2016 (%)

1.8

1.6

Unemployment rate (%)

8.8

9.9

33,922

28,313

Inflation rate (%)

0

0

Base interest rate (%)

0

0

n/a

41

12,100,000

66,381,000

0.5

0.5

5,190,000

n/a

351,981

172,727

666,233

n/a

541.5

n/a

0.2

0.5

Average annual property transactions last decade

141,750

739,600

Property transactions last year

151,600

803,000

Share of owner occupiers (%)

48.0

58.0

Share of private renters (%)

49.4

39.0

3.5

4.0

1,280

874

-0.4

-1.1

51,700

406,630

55.50

55.50

Cappuccino ($ USD)

3.92

2.94

Milk – 1 gallon ($ USD)

4.44

3.98

Cinema ticket ($ USD)

11.10

11.10

Fitness club membership ($ USD)

57.58

45.93

5.59

5.39

195.98

162.50

96.68

92.66

Average earnings ($ USD)

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Rome
Roman ruins, architecture,
‘la dolce vita’ and the
Vatican: Rome is certainly
not lacking in style or
history. And with the Euro
still weaker than other
currencies, now is the time
to snap up a property in the
Italian capital.

34–35

Rome, the Eternal City, is one of the most
visited cities in the world. As the most
popular tourist city in Italy, it’s entire city
centre is a UNESCO world heritage site
and with an estimated 10 million visitors
every year it is unsurprising that tourist
revenue and other related activities are
a major source of income for the city and
its inhabitants.
While Rome may not be the heart of Italy’s
financial industry, it did not escape the
economic downturn; tourist numbers
faltered and the industry that is so much
a mainstay of the local economy suffered.
To try to stop any further decline, a major
redevelopment of the city’s southern end
was instigated and a small infrastructure
programme was begun.

Expected GDP growth in 2016

1.2

%

Italy often suffers from political instability
and this together with the recent global
economic crisis and structural reforms
introduced to help tackle Italy’s Eurozone
debt, have resulted in very low and negative
GDP growth recently. GDP contracted
sharply in 2009 and since then had not
shown a clear trajectory for recovery.
Finally however a positive growth of 0.8%
was recorded in 2015 and 1.2% growth
is expected in Rome’s local economy this

year. Rome’s stubbornly high
unemployment levels of over 10% however
will have an impact on when, and if,
the economy finally makes a clear path
towards growth.

Rome

Italy

GDP growth last year 2015 (%)

0.6

0.8

Expected GDP growth 2016 (%)

1.2

1.1

10.6

11.4

26,677

27,827

n/a

0.1

0

0

44

44

4,369,000

61,043,000

0.5

0.1

1,362,599

5,816,311

349,650

158,175

1,698,300

n/a

350.0

154.7

-2.6

-0.9

Average annual property transactions last decade

31,521

613,591

Property transactions last year

27,356

444,636

Share of owner occupiers (%)

n/a

73.1

Share of private renters (%)

n/a

26.0

8.6

8.9

2,497.50

1,178

-0.6

1.7

n/a

n/a

55.50

55.50

Cappuccino ($ USD)

1.24

1.48

Milk – 1 gallon ($ USD)

5.86

5.04

Cinema ticket ($ USD)

8.88

8.88

57.11

52.49

6.12

6.22

163.47

160.88

91.58

87.43

Average property price

$349,650
The economic crisis has impacted the
housing markets across most of the country
and as such they remain around 30% below
pre-2009 levels. Across Rome last year
property prices once again contracted by
2.6% on average, to $350,000. While these
declines initially look discouraging, the
market in general is showing an upward
trend of increasing enquiries and with the
declining value of the Euro it is hoped
that foreign investment will add a boost in
sales this year. Rome, and Italy more
generally, have a different lure for the
average foreign buyer. The real estate
market here is not as dependent upon the
state of the global economy since buyers
tend to purchase property as a lifestyle
choice rather than purely as an investment.
For a three bedroom apartment in the city
centre, average rents in Rome are $2,500
pcm, down 0.6% in the year to June 2016.
This is more than double the average
across the country, of $1,178 pcm.

Unemployment rate (%)
Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Chicago
Soaring skyscrapers, a
picturesque lakefront
setting, professional sports
for every season, art,
museums and architecture
in abundance, not to
mention over 200 music
festivals a year. Chicago is a
city for culture vultures and
sports fanatics alike.

38–39

Chicago, with a population of over
2.7 million inhabitants, and 9.5 million in
the wider metropolitan area, is the third
most populous city in the United States
after New York City and Los Angeles. The
metro area is home to several prominent
universities and its many professional
sports teams are known the world over
from basketball (Chicago Bulls) to football
(Chicago Bears) to baseball (Chicago
Cubs and Chicago White Sox) and hockey
(Chicago Blackhawks). The city hosts
millions of international and domestic
tourists every year who soak up the arts,
culture and sporting excess that the city has
to offer. The city’s waterfront location has
attracted residents and tourists alike with
over a third of the population concentrated
in lakefront neighbourhoods.

Median age

36
Chicago’s economy is consistently strong
and rarely suffers from large boom and bust
periods, likely due to its wide diversification.
The city is a major world financial centre
and is the headquarters of many world and
domestic banks, as well as the Chicago
Stock Exchange. It is also a hub of the
country’s retail economy and has been so
since its early development with top
retailers like Walgreens, Sears, Crate and
Barrel and Marshall Field’s having
headquarters in the city.
So far in 2016 there has been a moderate
rise in both number of residential
transactions and median prices. There were
nearly 12,000 transactions in May alone,
an increase of 7.2% over the same month
a year ago, and an increase of 4.5% in
average prices year on year. Compared

with some of America’s other large cities,
housing in Chicago is still rather affordable,
with average property prices of $196,200 in
Chicago, compared with $232,800 in Miami,
and $567,700 in Los Angeles.

Chicago

United States

GDP growth last year 2015 (%)

2.6

2.4

Expected GDP growth 2016 (%)

2.5

1.9

Unemployment rate (%)

6.1

4.9

40,629

36,213

Inflation rate (%)

0.5

1.1

Base interest rate (%)

0.4

0.4

36

37

9,555,400

321,770,000

0.2

0.8

3,535,840

121,887,000

196,200

187,000

491,100

368,839

143

127

4.5

4.9

Average annual property transactions last decade

109,695

3,688,841

Property transactions last year

131,563

4,223,091

Share of owner occupiers (%)

64.3

62.2

Share of private renters (%)

35.7

37.8

10.1

9.0

1,650

1,403

Annual annual rental growth (%)

1.5

3.2

Average annual private housebuilding last decade

n/a

n/a

66.50

50.00

Cappuccino ($ USD)

3.94

3.83

Milk – 1 gallon ($ USD)

3.30

3.45

Cinema ticket ($ USD)

12.00

11.00

Fitness club membership ($ USD)

57.30

38.19

2.59

2.31

119.93

146.00

47.98

42.19

Average yield

10.1%
The nation’s two largest adult population
groups: baby boomers heading into their
sixties, and millennials in their late twenties
and early thirties, affect the real estate
market in almost every US city and both are
expected to play a large role in Chicago’s
housing market this year. Last year, those
aged 25-34 took out 41% of residential
mortgages in Chicago, compared with 35%
nationally. Conversely, baby boomers may
soon affect the supply side of the market
when they begin to sell their long-time
homes, thus helping loosen the market’s
supply side problem. However, given the
area’s historically slow moving home
values, boomers may be more reluctant to
sell until they stand to reap a big enough
windfall to bankroll retirement.
The rental market meanwhile continues to
be dominated by millennials, and
increasingly wealthier millennials too. In
2007 there were 26,500 renters aged 25-34
who earned double the areas average
income but by 2014 this number had
increased to 54,400, more than doubling in
the space of just seven years. Despite this,
the private rented sector is still rather
affordable in Chicago when compared with
other large conurbations; at an average rent
of $1,650 pcm in Chicago, this is 12%
below Miami’s average and 32% below
average rents in New York City.

Average earnings ($ USD)

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)

Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Los Angeles
The cinematic city, iconic
images, ‘the sign’, beaches,
streetscapes and a skyline
known the world over; Los
Angeles draws dreamers,
rockers, risk-takers and
adventurers with its beauty
and promise.

40–41

LA, the second most populous metropolitan
area in the USA, is deeper than just its
image and is indeed a global city with a
robust economy. The Los Angeles metro
area has a population circa 13 million,
however the Greater LA area contains
around 18 million people. With this many
people it is hardly surprising that the city
and its economy is strong and diverse. It is
an important centre of culture, medicine,
business and finance, energy, aerospace,
science, media and tourism. While most
people might know the city for its traditional
entertainment sector, there has been a
long-term trend of outsourcing film and
television production out of LA to cheaper
areas around the country and the globe. As
a result this is no longer one of the largest
sectors of the economy, although it still
employs well over 100,000 people in LA.

New home building is also under pressure,
much of which is down to geography.
The large, sprawling suburbs that were built
when the population boomed in the 1950s
and 60s, were built on most of the available,
buildable land, but that now means that
there is no longer anywhere ‘new’ left to
build. The best way to create more housing
therefore, is by building multi-family
apartments and condominiums. But tall
buildings are not always favoured by those
already living in these established
neighbourhoods, resisting and delaying any
potential developments. Furthermore, what
little house building is being done, it is
generally larger, more expensive homes –
adding to the barriers that are already being
faced by first time buyers.

Average rent pcm
In LA and California more generally, the
average house price is roughly twice the
national average, with an average property
price of $567,700 at April 2016. House
prices in much of the city are now at,
or exceeding, pre-recession levels.
For first-time buyers this means a struggle
to break into the market. With historically
low interest rates, more people are
motivated to buy, but while demand is high,
the supply side is also under considerable
strain. Inventory is low, and second hand
housing availability is tight as baby
boomers now stay in their homes longer.

Average property price

$567,700

$2,544

Los Angeles

United States

GDP growth last year 2015 (%)

4.1

2.4

Expected GDP growth 2016 (%)

3.2

1.9

5.24

4.9

32,584

36,213

Inflation rate (%)

2.4

1.1

Base interest rate (%)

0.4

0.4

36

37

13,352,180

321,770,000

0.7

0.8

4,379,110

121,887,000

567,700

187,000

989,000

368,839

367

127

6.0

4.9

Average annual property transactions last decade

95,060

3,688,841

Property transactions last year

88,656

4,223,091

Share of owner occupiers (%)

49.1

62.2

Share of private renters (%)

50.9

37.8

5.4

9.0

2,544

1,403

Annual annual rental growth (%)

4.2

3.2

Average annual private housebuilding last decade

n/a

n/a

66.50

50.00

Cappuccino ($ USD)

4.03

3.83

Milk – 1 gallon ($ USD)

3.68

3.45

Cinema ticket ($ USD)

14.00

11.00

Fitness club membership ($ USD)

41.43

38.19

3.13

2.31

128.03

146.00

48.68

42.19

Unemployment rate (%)
Average earnings ($ USD)

Average age
Current population
Average annual population growth next decade (%)
Number of households

Much like LA’s property prices, the rental
market is also much stronger than the
national average, with average rents in
LA 81% more than the national average,
and even 5% higher than the average
New York City rents, a city with notoriously
high housing costs. The Los Angeles
neighbourhoods that often top the list
of the most expensive are Westwood and
Marina Del Ray, followed by downtown
Los Angeles. However, with a reportedly
tiny vacancy rate of 3%, and average
property prices as high as they are, it is
likely that many will continue to stay in
the rental market.

Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)

Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Miami
The very idea of Miami
conjures up glamorous
images: sunshine, white
sandy beaches, azure clear
water, art deco modernism
and sparkling skyscrapers.
The city is urbanised style
and its architecture and
real estate reflect the
opulence that Miami is so
well known for.

42–43

Miami is a one of the principal urban
centres in the south eastern United States.
It is home to the largest concentration of
international banks in the United States,
is a major centre for health and medical
research and its port is the largest in the
world for cruise passengers. Miami has
been shaped by Latin American roots and
influences, an art deco past, is dotted with
vast green spaces, and of course has
an iconic and beautiful skyline with its
enviable ocean-front setting.

foot, and these areas are now brimming
with nightlife, shops and restaurants.

GDP growth in 2015

Miami suffered heavily from the housing
crisis with many foreclosures crippling the
city and its residents. However, things have
improved since 2011, with property prices
now averaging $232,800 and growth of
10.5% in the 12 months to April 2016,
following 5.1% the previous year. Last year
also saw over 126,000 property transactions
in Miami, up 12% over the long-term
average of 113,000 transactions per annum.

3.5

%

A major centre for finance with a strong
international business community, several
large company headquarters are located
here and the city is a major television
production centre. Miami International
Airport and Port Miami are among the
nation’s busiest ports and employ
hundreds of thousands of people, adding
significantly to the economy of the city.
Miami’s GDP in 2015 was 3.5%, this is well
above the national average of 2.4%.
A recent American study looking at the
fastest growing neighbourhoods, found
that Downtown Miami would be fourth
overall, with a projected five-year household
growth of 14.9%. The study found that in
recent years, urban development projects
in Miami’s downtown, midtown and port
areas have become increasingly popular
by millennial professionals attracted to the
relative ease of commuting by bike or on

Miami is also popular with foreign buyers
and is one of the country’s preeminent
choice destinations from overseas
purchasers. A segment which traditionally
makes up a very large proportion of overall
purchases in the Miami area, particularly in
the luxury, high-end market. These buyers
also tend to be cash-buyers and Miami
often registers more than double the US
average of residential cash buyers.

2015 apartment price growth

10.5

%

The rental market also continues to see
strong growth this year, posting 5.4%
annual growth to April 2016 with average
rents now $1,868 pcm. While this is 33%
above the national average, it is still
affordable when compared with other large
cities; Los Angeles and New York City
indicate average rents which are 36% and
33% more expensive than Miami’s.

Miami

United States

GDP growth last year 2015 (%)

3.5

2.4

Expected GDP growth 2016 (%)

3.2

1.9

Unemployment rate (%)

5.2

4.9

30,753

36,213

Inflation rate (%)

1.4

1.1

Base interest rate (%)

0.4

0.4

40

37

6,027,100

321,770,000

1.8

0.8

2,306,600

121,887,000

232,800

187,000

493,800

368,839

155.00

127

10.5

4.9

Average annual property transactions last decade

113,125

3,688,841

Property transactions last year

125,570

4,223,091

Share of owner occupiers (%)

58.6

62.2

Share of private renters (%)

41.4

37.8

9.6

9.0

1,868

1,403

Annual annual rental growth (%)

5.4

3.2

Average annual private housebuilding last decade

n/a

n/a

70.00

50.00

Cappuccino ($ USD)

4.15

3.83

Milk – 1 gallon ($ USD)

3.56

3.45

Cinema ticket ($ USD)

12.00

11.00

Fitness club membership ($ USD)

41.15

38.19

2.39

2.31

140.00

146.00

39.96

42.19

Average earnings ($ USD)

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)

Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Montreal
An island of skyscrapers
and colonial-era cathedrals,
with riverside views of
the St Lawrence and the
Canadian wilderness
beyond; Montreal, is a
unique blend of European
and North American
cultures, adding a creative
dynamism to the landscape
and its built environment.

44–45

Historically, Montreal was the commercial
capital and the largest city of Canada. It still
remains an important centre of commerce,
aerospace, finance, pharmaceuticals, film
and technology. However, following the
sovereignty movement in Quebec which
began in the late 1970s, many international
and multinational corporations which
had been headquartered in the city began
to move operations elsewhere, (on the
fear that the province would secede from
Canada). Although sovereignty has never
taken place, and the movement has
since quieted down, many corporates
have continued to stay away and
Toronto has now surpassed Montreal
as Canada’s largest city by population
and economic strength.

Current population

4.1m
Montreal has long been considered a
‘reasonably priced city’, particularly when
compared with Canada’s two other large
metropolis’, and even more astonishing
since this is Canada’s second largest city
with a population of over four million.
This trend has continued through the past
year with an average house price of
$197,197, 27% below Toronto’s average
and nearly 30% less than the Canada-wide
average of $273,658. Last year was
characterised by high rates of inventory,
with around 14 months worth of supply in

the condo market alone. The rate of
inventory has translated into a muted
growth rate of just under 1%, and with
even more completions expected through
to the end of 2016, growth is expected to
remain muted this year.
While political instability in Quebec is
often cited as a reason for lower house
prices in Montreal, this is unlikely to be
the case recently, as the sovereignty
debate has quietened of late. It is more
likely other factors such as traditionally
much lower levels of immigration in
Montreal, lower incomes than the other
major cities (Montreal’s average income is
nearly 10% less than in Toronto), a higher
preference for renting (share of owner
occupiers in Canada is 70% versus 56%
in Montreal) and a generally less vibrant
business activity rate (GDP of 1.3% in
Montreal last year compared with 3.4% in
Vancouver) that have generally held prices
down over the years.

Rental growth

3.5

%

While the rental market in Montreal tends to
be much more dynamic than that of
Canada’s other large cities, it is a much
larger sector of the market in general. As
such prices are much more competitive and
the average monthly rent in this city is $573,
an increase of 3.5% over the year.

Montreal

Canada

GDP growth last year 2015 (%)

1.3

1.2

Expected GDP growth 2016 (%)

2.0

1.6

Unemployment rate (%)

8.2

7.3

38,963

46,423

Inflation rate (%)

1.7

1.7

Base interest rate (%)

0.5

0.5

40

40

4,061,025

35,925,186

1.0

1.0

1,757,868

14,632,053

197,197

273,658

Average prime prices ($ USD)

n/a

n/a

Average price per square foot ($ USD)

n/a

n/a

House price growth annual (%)

0.8

8.6

Average annual property transactions last decade

n/a

n/a

Property transactions last year

37,935

505,674

Share of owner occupiers (%)

56.0

69.9

Share of private renters (%)

44.0

29.7

5.4

4.9

573

699

3.5

2.7

20,181

192,303

50.05

65.00

Cappuccino ($ USD)

2.68

3.79

Milk – 1 gallon ($ USD)

6.04

8.00

Cinema ticket ($ USD)

9.24

13.00

36.33

50.10

3.29

4.06

Basic utility package ($ USD)

77.80

139.36

Pair of jeans ($ USD)

50.74

60.93

Average earnings ($ USD)

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
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New York
The Big Apple, the City
That Never Sleeps, NYC
or simply New York; the
cultural and financial
capital of America, if not
the world, New York City
is an adrenaline-charged,
dream-filled city of
inspiration.

46–47

One of the largest global hubs of finance,
politics, communications, film, music,
fashion and a number of other industries,
New York, along with London, is considered
a ‘World City’ – or one of the most influential
cities globally.
Being the financial heart of America, New
York is a major centre for banking and
finance, home to many Fortune 500 and
foreign corporations. The finance industry
is New York’s key economic sector, with
the securities industry alone employing
163,000 people, or 5% of the city’s private
sector jobs. Other prominent sectors of the
economy are film, television, advertising,
technology and, of course, tourism.
NYC attracted nearly 60 million visitors in
2015, which generated $61.3bn in overall
economic impact. Furthermore, New York
accounted for 1.7% of US GDP in 2015,
which is expected to reach nearly 2% in
2016. High employment levels across a
variety of sectors have resulted in a low
unemployment rate of just 4.73%, 20 basis
points below the national average of 4.93%.

of the market continued to see average
sales price increases, as the Bronx, Staten
Island and Queens showed the strongest
gains over the start of 2016. Homes in
Upper Manhattan and East Brooklyn are
expected to be of keen interest this year, as
these are two areas which are still relatively
affordable compared with Lower Manhattan.
At the luxury end of the market, 2015 saw
a surge in activity, likely caused by demand
from global buyers looking to invest in
the condominium market, where new
construction sale prices average around
$3 million. Much like London, New York is
often considered a safe haven for wealthy
international investors, particularly for those
who face economic uncertainty at home.

New York

United States

GDP growth last year 2015 (%)

1.7

2.4

Expected GDP growth 2016 (%)

1.9

1.9

Unemployment rate (%)

4.7

4.9

42,377

36,213

Inflation rate (%)

0.6

1.1

Base interest rate (%)

0.4

0.4

38

37

20,193,400

321,770,000

0.4

0.8

7,208,650

121,887,000

726,000

187,000

3,238,300

368,839

907.5

127

7.0

4.9

Average annual property transactions last decade

133,186

3,688,841

Property transactions last year

149,897

4,223,091

Share of owner occupiers (%)

49.9

62.2

Share of private renters (%)

50.1

37.8

7.5

9.0

2,422

1,403

Annual annual rental growth (%)

3.9

3.2

Average annual private housebuilding last decade

n/a

n/a

80.00

50.00

Cappuccino ($ USD)

4.23

3.83

Milk – 1 gallon ($ USD)

4.07

3.45

Cinema ticket ($ USD)

15.00

11.00

Fitness club membership ($ USD)

77.05

38.19

2.59

2.31

128.40

146.00

51.81

42.19

Average earnings ($ USD)

Average age
Average rent pcm

$2,422

Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

Unemployment rate

4.7%
New York has long been a hot bed of
activity in the residential market, with an
average property price of $726,000.
Apartment prices continue to grow,
reporting 7.0% growth over the 12 months
ending April 2016. The middle segment

Over 50% of households in New York City
are tenants, yielding a large and dynamic
rental market. Average rents grew by nearly
4% last year, to $2,422 pcm. Rental growth,
however, has been decelerating recently,
particularly for luxury apartments. This is
probably due to a large number of new
apartments coming to market, giving
residents more bargaining power, causing
large institutional landlords to offer a variety
of concessions, such as periods of free
rent, to attract tenants.

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)

Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Toronto
Amid the skyscrapers and
the waterfront, there are
dotted an array of cultural
communities representing
more than 80 different
ethnicities from all over the
world. Toronto’s bustling
and vibrant city centre
neighbourhoods are
exceedingly popular and
house price growth over the
last year reflects this.

48–49

Toronto is the largest city in Canada with
approximately 6.1 million people. The
economy has been robust for some time
and 2015 saw growth of 3.3% in the city.
It is also expected to remain strong, with
a forecasted growth rate in 2016 at 2.6%
above the national forecast of 1.6%.
Generally considered the financial capital of
Canada, Toronto has a high concentration
of banks, insurance and financial
institutions. It is also the headquarters of
many of Canada’s major international and
national corporates and is an important hub
in North America for media, publishing, IT
and the telecoms industry, amongst others.
During the global economic downturn in
2008 and 2009, Canada’s recession was
far less severe and much shorter than
many other nations. One result was the
housing industry in Toronto continued to
prosper, and since 2011 average annual
house price growth has been 6.8%. Into
2016 and the hot Toronto housing market
continues unabated, with a record numbers
of transactions being recorded so far in
2016. By the end of May 2016 there were
over 47,000 transactions, up 11.9% over
the same period the year before, while the
average sale price was 15.7% above the
same period in 2015.

Apartment price growth in 2015

7.2%
The low Canadian dollar has helped drive
the economy in 2016, with an increase
the hospitality and tourism sectors from
the US and Asia, increase in manufacturing
outputs, growth in the business services

sector and technology firms based on the
availability of highly skilled labour at
competitive wages.
It is not just the sales market that is tight in
Toronto; demand for rentals remains very
strong, with rent for an average two
bedroom apartment increasing 8.9% over
the year to April 2016. Renters looking for
new apartments in popular neighbourhoods
are looking to the private, investor-held
condominium sector, which has made up
for part of the rental supply shortage, but
these have been absorbed very quickly
and options for renters remains limited.
Vacancy rates remain very low at 1.8% in
the Toronto condominium market.

Transactions in 2015

101,300
The housing market in both Toronto and
Vancouver has been on ‘overdrive’ over the
last five years. Average annual home price
growth of just over 7% in each city since
2012 and growth of 7.2% in Toronto last
year and an astonishing 22% in Vancouver.
As a result, the Canadian government has
introduced a soft cooling measure this year,
specifically aimed at taking the heat out of
the market. Starting in February, home
buyers faced new rules requiring larger
down payments on homes listed above
$385,000. By targeting higher-priced homes
the majority of Canada’s real estate markets
won’t see much of an impact, but the two
hot spots of Toronto and Vancouver are
expected to bear most of the brunt of the
new rules, as average home prices in these
two cities are well above the threshold.

Toronto

Canada

GDP growth last year 2015 (%)

3.3

1.2

Expected GDP growth 2016 (%)

2.6

1.6

Unemployment rate (%)

6.8

7.3

42,860

46,423

Inflation rate (%)

1.7

1.7

Base interest rate (%)

0.5

0.5

39

40

6,093,870

35,925,186

1.2

1.0

2,218,000

14,632,053

268,499

273,658

1,189,650

n/a

Average price per square foot ($ USD)

n/a

n/a

House price growth annual (%)

7.2

8.6

Average annual property transactions last decade

n/a

n/a

Property transactions last year

101,299

505,674

Share of owner occupiers (%)

68.90

69.9

31.1

29.7

4.6

4.9

930.16

699

3.2

2.7

33,953

192,303

53.90

65.00

Cappuccino ($ USD)

2.76

3.79

Milk – 1 gallon ($ USD)

6.74

8.00

Cinema ticket ($ USD)

10.01

13.00

Fitness club membership ($ USD)

42.15

50.10

3.06

4.06

Basic utility package ($ USD)

99.08

139.36

Pair of jeans ($ USD)

46.56

60.93

Average earnings ($ USD)

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)

Share of private renters (%)
Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
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Vancouver
Patently cool
neighbourhoods, year-round
mild temperatures,
spectacular vistas, skiing
in the morning and sailing
in the afternoon: all good
reasons why residents
espouse undying devotion to
their city, and why visitors
never want to leave.

50–51

Vancouver is one of Canada’s most
picturesque cities, with a population of
2.5 million in metro Vancouver. With a city
this size, you would be forgiven for thinking
that the city, in its current form, has a long
and varied history, but it is in fact a very
modern day metropolis. The city itself, an
original sawmill outpost, sprung up around
a tavern in 1867 and grew modestly from
there over much of the next century. It was
only in the early 1980s, just 35 years ago,
that the city and its population began
growing exponentially. Between 1981 and
2016 metro Vancouver’s population has
grown by 114%.

Vancouver has been the rapid escalation
of residential home prices, with demand
here shattering all previous records, house
price growth reached 22.3% in the 12
months to May 2016. Demand has come
from local as well as overseas investors.
In response to this rise, construction is
on the increase with a projected 21,900
new homes by the end of 2016, a 4.9%
increase over last year’s figure. The vast
majority of these new units however will
be multi-residential and mixed use
condominiums rather than individual
detached family homes.

Vancouver is forecast to be the highest
GDP growth region in Canada, with 3.2%
growth expected this year. This has been
driven by the low Canadian dollar resulting
in an increase in tourism, particularly
amongst the Asian and American visitors.
The low dollar has also made agricultural
goods more price attractive for exporting.

Annual average earnings

Job growth meanwhile is expected to
increase by 2.4% this year. In particular,
growth is projected to come from the
warehouse and retail trades, high tech
industries, finance and business services
as well as the cultural sector, specifically
the film and television industry.

Apartment price growth

22.3%
While the city itself is more often known for
its mountain views, ocean front setting,
outdoor pursuits and temperate weather,
it is Vancouver’s housing market that has
dominated the local and national headlines
over the past 18 months. The challenge for

$41,835
The strength of the housing market in both
Toronto and Vancouver has led to the
Canadian government introducing a soft
cooling measure specifically aimed at
levelling off these sharp price jumps in
the two centres. Starting in February, home
buyers faced new rules requiring larger
down payments on homes listed above
$385,000. By targeting higher-priced
homes, the majority of Canada’s real
estate markets won’t see much of an
impact, but Toronto and Vancouver are
expected to bear the brunt of the new
rules; average house prices in these
two cities are well above the threshold.
The Mayor of Vancouver has also weighed
in on what many are now calling a ‘housing
crisis’ as prices become increasingly
disconnected with average salaries in the
local area. He has urged the provincial and
national governments to introduce even
tighter cooling instruments, including
measures that would discourage ‘flipping’,
a luxury (mansion) tax, and an empty
property tax.

Vancouver

Canada

GDP growth last year 2015 (%)

3.4

1.2

Expected GDP growth 2016 (%)

3.2

1.6

Unemployment rate (%)

5.9

7.3

41,835

46,423

Inflation rate (%)

1.7

1.7

Base interest rate (%)

0.5

0.5

40

40

2,504,151

35,925,186

1.3

1.0

972,105

14,632,053

373,450.00

273,658

1,128,790

n/a

n/a

n/a

22.3

8.6

n/a

n/a

Property transactions last year

42,326

505,674

Share of owner occupiers (%)

66.3

69.9

Share of private renters (%)

33.6

29.7

3.3

4.9

890

699

4.1

2.7

17,165

192,303

49.59

65.00

Cappuccino ($ USD)

3.14

3.79

Milk – 1 gallon ($ USD)

6.68

8.00

Cinema ticket ($ USD)

10.01

13.00

Fitness club membership ($ USD)

35.79

50.10

3.57

4.06

Basic utility package ($ USD)

59.19

139.36

Pair of jeans ($ USD)

54.42

60.93

Average earnings ($ USD)

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)
Average annual property transactions last decade

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
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Bangalore
Charming parks and
striking Victorian-era
colonial architecture, the
city may be bursting at the
seams, but this is the hip,
new modern face of India.

54–55

Better known as the Silicon Valley of India,
Bangalore, over the last two decades, has
transformed from being a ‘Pensioner’s
Paradise’ to one of India’s top IT hubs.
The 1991 economic liberalisation and the
state government’s proactive IT policy has
led to the city evolving. The city alone has
950 IT firms out of an overall count of 2,400
in India. Over the years, Bangalore has
emerged as a prominent growth frontier for
sectors including information technology,
biotechnology, aerospace, defence,
nanotechnology and electronics along
with other services sectors.

Average property price

$270,750
Burgeoning growth of the services sector,
targeted government initiatives and a
well-developed social infrastructure base,
has led to significant real estate activity.
The residential evolution of the city has
been closely linked with the growth of the
IT sector. Housing activity spread from
central locations such as MG Road, Lavelle
Road, VM Road, and Cunningham Road to
major commercial hubs in the south and
south eastern part of the city, including
locations such as Bellandur, Mahadevapura,
Doddanekundi, Sarjapur Road, Varthur
Main Road, Haralur Road and Hosa Road.
With one of the highest per capita incomes
in the country, the housing market of the
city has garnered a fair share of large-ticket
transactions, especially from high net worth
individuals over the years.
Over 2014-2015, buyers across the country
became increasingly cautious towards the

residential sector due to delays in project
completions by cash-strapped developers.
In 2015, the Bangalore residential market
saw a drop in demand levels. However, the
impact on Bangalore was comparatively
muted compared with other cities. This was
due to the differentiated buyer profile of
the city; primarily consisting of a higher
share of end-users with more investors in
Delhi and Mumbai.

Average rent pcm

$780
Residential developments in the city
consists of projects launched by both
leading southern as well as national
developers across all formats. These
include apartment units, plotted
developments, row houses, villas and
villaments. Sustained demand levels
for units across both high-end/mid-end
and premium/luxury over the last three
years resulted in an average growth of
about 4–9% CAGR in capital values.
Residential activity has further progressed
towards the growth corridors of Northern
and North Eastern Bangalore, mainly
due to the paucity of land in the
Southern/South Eastern parts of the city
coupled with the close proximity of the
international airport in the North. The
government-promoted Devanahalli
Business Park, IT Investment Region
(ITIR) and the developing Hoskote and
Narasapura Industrial Areas amongst other
infrastructure initiatives which are likely
to provide further impetus to residential
development in the North-Eastern locations
of the city in the coming years.

Bangalore

India

GDP growth last year 2015 (%)

6.2

7.6

Expected GDP growth 2016 (%)

n/a

7.5

Unemployment rate (%)

2.0

2.2

Average earnings ($ USD)

n/a

1,049

Inflation rate (%)

6.6

5.4

Base interest rate (%)

6.5

6.5

Average age

n/a

27

10,200,000

1,328,023,000

4.2

1.9

2,377,305

n/a

270,750

n/a

524,400

n/a

142.5

n/a

3.4

n/a

Average annual property transactions last decade

24,800

98,800

Property transactions last year

28,993

97,513

Share of owner occupiers (%)

n/a

n/a

Share of private renters (%)

n/a

n/a

n/a

n/a

780

n/a

9.8

n/a

32,100

126,500

Mid-range meal for two ($ USD)

9.45

9.00

Cappuccino ($ USD)

1.32

1.29

Milk – 1 gallon ($ USD)

2.09

2.40

Cinema ticket ($ USD)

4.50

3.75

22.85

20.42

3.86

3.82

Basic utility package ($ USD)

22.20

32.58

Pair of jeans ($ USD)

34.52

34.54

Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
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Bangkok
Gilded temples, elaborate
skyscrapers, lustrous
shopping malls and a
seemingly endless stream
of unceasing traffic, this
Southeast Asian metropolis
is busy and maddening,
dynamic and inspiring, at
all hours and all at once.

56–57

With an estimated population of nearly
12 million people, Bangkok is Thailand’s
capital and largest city, making up 16%
of Thailand’s total population and over half
of the country’s urban populace. The city
has long been a draw for rural Thai people
and continues to lure fortune-seekers from
the country’s rural provinces.
The city is considered a gateway to
investment in neighbouring Vietnam,
Myanmar, Cambodia and Laos. Bangkok
has a large expatriate community.
Expats typically rent condominiums and
apartments in specific areas of Bangkok,
and make up 90% of tenants in residential
properties priced above $600 pcm.
Average rents in Bangkok are $532 pcm.

Buyers are showing signs of postponing
decisions and developers have deferred
new launches until demand shows signs of
improving and existing units are sold.
Despite this, annual house price growth
was still 4.9% over the 12 months prior to
April 2016, leading to an average home
price of $159,500 in the capital. Developers
should benefit from continued low interest
rates which are currently 1.5%.

Average property price

$159,500

1.0

Average annual housebuilding over the
past ten years has been just over 50,300
units per year. This year however could see
as many as 69,000 units completed as
construction of many condominium projects
had been delayed from last year.

2015 saw GDP growth of 2.8% in Thailand,
lower than the anticipated 3.9%, reflecting
weaker than expected consumer demand
and slowing domestic consumption.
Consumer confidence has been affected by
the economic situation which has in turn
subdued the housing market in Bangkok.

On average, the city is still considered
affordable. Monthly rents are amongst
the lowest in Asia, at around $532 pcm
and a mid-range meal for two would
cost about $23, while a cinema ticket
will cost around $5.80, about half the cost
of other cities across Asia.

Unemployment rate

%

Bangkok

Thailand

GDP growth last year 2015 (%)

4.2

2.8

Expected GDP growth 2016 (%)

3.2

3.3

Unemployment rate (%)

1.0

0.9

7,167

4,810

Inflation rate (%)

n/a

-0.5

Base interest rate (%)

n/a

1.5

Average age

n/a

37

12,000,000

73,470,000

1.14

0.16

2,900,000

21,300,000

159,500

n/a

377,000

n/a

370

n/a

4.9

n/a

Average annual property transactions last decade

172,633

n/a

Property transactions last year

196,642

n/a

Share of owner occupiers (%)

n/a

n/a

Share of private renters (%)

n/a

n/a

4.0

n/a

532

n/a

n/a

n/a

50,303

n/a

23.20

17.40

Cappuccino ($ USD)

2.13

1.77

Milk – 1 gallon ($ USD)

5.48

5.34

Cinema ticket ($ USD)

5.80

5.22

63.04

49.14

3.11

3.08

Basic utility package ($ USD)

86.97

61.46

Pair of jeans ($ USD)

62.81

58.53

Average earnings ($ USD)

Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
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Beijing
From the Forbidden City
to the CCTV Building,
Tiananmen Square to
the National Stadium,
Beijing is rich in historical
references and cultural
sites, all the while making
its mark as a powerhouse
of jaw dropping modernist
structures. Beijing is
not afraid to show off its
global prowess.

58–59

It is a city with a long history, dating back
3,000 years and it has been the political
centre of the country for the last 800 years.
As the capital of the People’s Republic
of China, Beijing is the third most
populous city in the world and the second
largest in China, with a total population
of 21.71 million.

Unemployment rate

1.4

%

The economy of China has had a bumpy
ride over the last few years, with the stock
market losing nearly a quarter of its value.
Economic growth slowed to 6.9% in 2015,
the slowest rate of growth since 1990.
The government has started looking to
move the country’s economy away from
capital-intensive and commodity oriented
to human-capital and services oriented.
Beijing’s is well placed for this
repositioning, its economy is one of the
most developed in China and has a
phenomenally low unemployment rate of
1.4%. Its local economy is already
dominated by the services sector, with
77% of output being generated by these
industries. The secondary sector
(manufacturing and construction) is still
important with 22% of output coming from
those industries in this sector. Due to
a high concentration of state-owned
companies in the capital, Beijing is
known to have more Fortune Global
500 companies headquartered here than
any other city in the world.

With share prices and equities taking a hit
as the stock market tumbled last year,
demand in Beijing’s residential market
improved strongly as people began to look
to real estate as a safe store of wealth.
However, at the same time the government
introduced several measures to reinvigorate
what had been a sluggish housing market.
These two demand-side stimuli working
together resulted in a housing market that
went into overdrive. This has left Chinese
officials with no choice but to tinker with the
market again. It imposed cooling measures
early in 2016 on the ‘top tier’ cities,
including a decrease in bank lending and
restricting purchases of second homes.
Although home price growth in Beijing has
not been nearly as strong as Shanghai
(7.5% versus 21% in Shanghai), it is still felt
to be overheated and the average property
price in Beijing is $628,974.

Beijing

China

GDP growth last year 2015 (%)

6.9

6.9

Expected GDP growth 2016 (%)

6.5

6.8

Unemployment rate (%)

1.4

4.1

Average earnings ($ USD)

n/a

n/a

Inflation rate (%)

3.0

2.1

Base interest rate (%)

1.5

4.4

Average age

n/a

n/a

21,705,000

1,374,620,000

Average annual population growth next decade (%)

n/a

0.28

Number of households

n/a

409,470,000

628,974

118,363

1,704,393

795,486

469

82.7

7.5

1.4

Average annual property transactions last decade

87,843

n/a

Property transactions last year

84,419

n/a

Share of owner occupiers (%)

70.7

n/a

n/a

n/a

n/a

n/a

n/a

n/a

n/a

n/a

79,465

n/a

22.50

19.50

Cappuccino ($ USD)

4.29

3.97

Milk – 1 gallon ($ USD)

6.70

7.42

Cinema ticket ($ USD)

12.00

9.00

Fitness club membership ($ USD)

55.12

38.13

3.63

3.74

Basic utility package ($ USD)

48.75

49.79

Pair of jeans ($ USD)

63.00

77.17

Current population
Population

21.7m
Despite being a heavily populated capital
city, Beijing is still, in many respects, a very
affordable city. A mid-range meal for two
costing just under $23 is well below
average, and with basic utilities averaging
$49 per month, this is 11% below Shanghai
and 61% less than the average monthly rate
in Singapore.

Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Share of private renters (%)
Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
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Hong Kong
A city bounded by
mountains and water, with
a glorious and gleaming
skyline, where its colonial
past meets Chinese
affluence and influence.
Hong Kong’s enchanting
neighbourhoods and
sprawling country parks
add magnetism to a city
steeped in a dynamic and
complex culture.

60–61

With its political and legal independence
from China, as well as an independent
monetary system and customs policy, Hong
Kong continues to be the flourishing
‘Oriental Pearl’ long after Britain transferred
sovereignty to China in 1997. Hong Kong
has long been, and continues to be, one of
the world’s most significant financial
centres, and the Hong Kong Stock
Exchange is one of the largest in the world.
It has a major service economy (accounting
for 90% of its GDP), largely due to its low
taxation scheme and free trade and is often
cited as the world’s most competitive
economy and ‘free-est’ market economy.

Average property price

$840,232
With its strong and growing global
economy, has come severe inequality.
Nearly 10% of the population are
millionaires ($USD), it has the longest life
expectancy in the world, but has one of the
world’s most unaffordable housing. Over
100,000 people are on the waiting list for
public housing. Average home prices
reached $840,232 by the end of 2015, and
with average annual earnings of just
$27,456, the cost of purchasing a home in
Hong Kong is severely limited for many
people and indeed the city has the highest
price to earnings ratio in the world.

Demand remains high and the resulting
housing shortage in Hong Kong is generally
accepted as the main driver behind the
affordability issue. Over the last three years
the government has introduced severe
penalties and extra stamp duty taxes in
order to curb speculation and ease price
growth. This had been working, stalling
volumes and slowing growth. However,
prices again picked up, peaking in
September 2015. Since then, prices have
again cooled, largely on the back of a
weakening economy and overall growth
was 2.4% by the end of the year. Hong
Kong also experiences huge volumes of
foreign investment in its real estate market,
largely from China, however if China’s
economy continues to decelerate over
the next 2–3 years house price inflation
will also likely cool further.

Average annual income

$27,456
With around 50% of the population renting
their property, this is a very advanced sector
of the market. Rental growth in 2015
reached 3.1%, to an average of $1,961 per
month. However, if property sales decline
going forward, it’s possible that more units
will be made available in the rental market,
thus easing rental growth going forward.

Hong Kong

China

GDP growth last year 2015 (%)

2.4

6.9

Expected GDP growth 2016 (%)

1.5

6.8

Unemployment rate (%)

3.4

4.1

27,456

n/a

Inflation rate (%)

2.6

2.1

Base interest rate (%)

0.5

4.4

43

n/a

7,324,300

1,374,620,000

0.8

0.3

2,482,700

409,470,000

840,232

118,363

1,318,195

795,486

1,502

n/a

2.4

1.4

Average annual property transactions last decade

88,911

n/a

Property transactions last year

55,982

n/a

Share of owner occupiers (%)

50.4

n/a

Share of private renters (%)

49.6

n/a

2.75

n/a

1,961

n/a

3.1

n/a

11,124

n/a

45.50

19.5

4.39

3.97

Milk – 1 gallon ($ USD)

10.66

7.42

Cinema ticket ($ USD)

11.70

9.00

Fitness club membership ($ USD)

86.30

38.13

7.32

3.74

191.95

49.79

88.27

77.17

Average earnings ($ USD)

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)
Cappuccino ($ USD)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Melbourne
Melbourne’s traditional
Australian lifestyle and
setting mingles well with
the European flare of the
built environment: large
manicured parks and
green spaces, Victorian-era
facades and wide tree-lined
city streets are just some
of the reasons this city
nearly always tops the list
as one of the world’s ‘most
liveable cities’.

62–63

The capital of Victoria since 1851,
Melbourne was largely transformed as a
city during the Victorian gold rush of the
1850s, becoming one of the world’s largest
and wealthiest. Today, with a population
of 4.53 million, it is the second largest
city in Australia and with GDP growth last
year of 3.1% it continues to be a key
economic powerhouse of the continent.
Although long-gone are the days of mining
and gold rushers making their fortune in
the city, today, Melbourne has a highly
diversified economy with finance,
manufacturing, research, IT and education
(among others) which account for the
largest sectors of the city’s economy.
Melbourne also rates very highly in the
provision of education, health care,
research and development, tourism and
sport, not to mention overall lifestyle and
quality of life. As a result, it has been rated
the world’s most liveable city for the last
five years, according to the Economist
Intelligence Unit.

industries and property market. Perhaps
due to Melbourne’s wide and diverse
economy, the city was much less affected
by the financial crisis of the late 2000s, with
more jobs created in Melbourne than any
other Australian city during that time.

Average annual earnings

$44,532
Strong population growth (Melbourne has
averaged 2% growth per annum recently),
and the relatively strong economy fuelled
by a lower dollar and interest rates, has
resulted in continued jobs growth in the city.
All of this has helped to underpin the solid
Melbourne property market of late. Average
home price growth in the city reached
nearly 15% in autumn 2015, although
growth has steadied recently and by April
2016 was at a more sustainable level of
5.4% annually.

Annual house price growth

5.4

%

Melbourne has maintained significant
population and employment growth for
many years and since the 1990s has seen
substantial foreign investment in the city’s

There has been a rapid increase in buyer
demand over the past few years for inner
city apartments with foreign buyers very
active in the new build sector. A very high
supply pipeline has raised concern about
the ability of the rental market to absorb the
apartments currently under construction
and rental growth over the medium term is
expected to ease.

Melbourne

Australia

GDP growth last year 2015 (%)

3.1

3.0

Expected GDP growth 2016 (%)

1.7

2.2

6.06

5.7

44,532

42,988

1.7

1.30

1.75

1.75

36

37

4,529,496

23,777,777

2.0

1.7

1,742,114

9,145,299

371,250

355,500

1,998,750

n/a

260

n/a

5.38

5.3

Average annual property transactions last decade

45,146

141,437

Property transactions last year

42,968

171,748

Share of owner occupiers (%)

72.1

67.0

Share of private renters (%)

27.9

29.6

4.3

4.6

1,215

1,260

1.25

0

18,494

65,351

60.00

60.00

Cappuccino ($ USD)

2.88

3.08

Milk – 1 gallon ($ USD)

3.67

4.17

Cinema ticket ($ USD)

15.00

13.50

Fitness club membership ($ USD)

51.02

48.17

3.63

3.67

129.59

139.32

70.82

72.56

Unemployment rate (%)
Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Mumbai
Mumbai, a city that literally
and figuratively is,
‘The Gateway to India’,
it contains some of the
grandest colonial-era
architecture on the planet,
it is eclectic, furious with
energy and busy, but
beautiful and cosmopolitan,
with a glitzy presence of
Bollywood within it.

64–65

With some of the most expensive residential
addresses in the country to housing the
largest slums in Asia, Mumbai is a city of
extremes. It is home to over 12 million
people and is one of the most cosmopolitan
cities in India. Each year, the city witnesses
a steady influx of migrant population owing
to its burgeoning trade and commerce,
along with a thriving financial services
sector. It is also home to various national
and international trade organisations, public
sector units, media firms, educational
institutions, media firms and Knowledge
Process Outsourcing (KPO) companies.

Current population

12.4m
Development activity in the city has
undergone rapid transformation with
large-scale international standard real
estate projects being developed across
locations. The extent of Mumbai’s real
estate growth can be gauged from its
residential stock, which has grown by
over 35% CAGR since 2005. However, in
the past few years, demand for residential
apartments in the city has not kept pace
with development activity. This has
culminated in a high level of unsold
inventory across most micro-markets,
resulting in stagnant capital value
growth. The paucity of developable land
parcels, coupled with a large population
base, has made Mumbai one of the most
expensive residential markets in India.

The average property price in the city is
estimated at about $300,000 while yields for
such properties are among the lowest in the
world at 2–4%. The high cost of real
estate within the city limits has prompted
occupiers to move further north to
peripheral locations such as Thane, the
satellite city of Navi Mumbai or even further
north to locations such as Kalyan,
Dombivali, Mira Road and Bhayander.
While overall residential activity may have
been sluggish, the demand for premium/
luxury apartments in established locations
such as Napensea Road, Altamount Road,
Redder Road, Worli Bandra Kurla Complex,
Bandstand, Juhu remains buoyant. This
is evident from the numerous high-ticket
sales that were concluded in the past few
months. Including a $24 million deal by
a prominent industrialist for a duplex
apartment at Altamount Road in South
Mumbai. This is one of many such
transactions that were concluded in the last
few months for premium / luxury apartments
costing upwards of $3–4 million.

Mumbai

India

GDP growth last year 2015 (%)

5.8

7.6

Expected GDP growth 2016 (%)

7.4

7.5

Unemployment rate (%)

2.3

2.2

1,939

1,049

Inflation rate (%)

4.6

5.4

Base interest rate (%)

6.5

6.5

29

27

12,440,000

1,328,023,000

n/a

1.9

430,000

n/a

306,000

n/a

990,000

n/a

255

n/a

0

n/a

Average annual property transactions last decade

24,267

98,800

Property transactions last year

28,000

97,513

Share of owner occupiers (%)

n/a

n/a

Share of private renters (%)

n/a

n/a

3.5

n/a

825

n/a

0

n/a

34,100

126,500

n/a

9.00

Cappuccino ($ USD)

1.60

1.29

Milk – 1 gallon ($ USD)

2.73

2.40

Cinema ticket ($ USD)

4.50

3.75

26.24

20.42

3.96

3.82

Basic utility package ($ USD)

40.96

32.58

Pair of jeans ($ USD)

37.34

34.54

Average earnings ($ USD)

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average age

29
The tenant market has also remained
strong. Rental values for the premium/
luxury segment across established markets
such as Central Mumbai witnessed an
average annual growth of 10% during
the first half of 2016.

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
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Shanghai
Home to the world’s
second-tallest tower and
an abundance of other
cloud-grazing skyscrapers,
beyond this there is a
treasure chest of
architecture and culture.
A city that was once the
most prosperous of the Far
East during the 1930s, the
world is again enthralled
by Shanghai and tourists
flock and the economy
bloom once again.

66–67

For hundreds of years Shanghai was a
major administrative centre and trading
town, which grew in importance during the
19th century. Although during Communist
rule, trade was limited and the city’s
global influence declined, economic reform
during the 1990s resulted in intense
re-development of the city and its financial
and global power was ushered in. Now,
with a staggering population of over 24.15
million, Shanghai is not just China’s largest
city but the world’s most populous city.
The city is a major financial centre, and a
transport hub with the world’s busiest
container port and over the last two
decades has been one of the fastest
developing cities in the world.

This rush to put money into housing has
resulted in strong annual home price
growth, reaching 21.2% by June 2016 and
resulting in an average price of $772,869.

Shanghai has recorded double-digit GDP
growth almost every year since 1992,
although last year growth was considerably
lower, at 6.9%. 2016 figures are also
projected to be between 6.5% and 7%.
While this is lower than the average over
the previous decade it is arguably more
sustainable levels over the longer term.
Unemployment in the city is hovering
around 4.1%.

Population

Average property price

$772,869
The real estate market in Shanghai has long
been a buoyant sector of the economy,
particularly as domestic buyers view it as
a good reliable source of wealth. Since last
year’s stock market decline, many are
looking for a place to invest, many are
back to their traditional choice of real
estate. 2015 saw a rise in transactional
volumes by 13% over the long term
average, as over 120,000 units exchanged.

The Chinese government has become
concerned about a potential housing
bubble and in order to curb speculative
investment and further excessive price
growth, have instigated further cooling
measures into the market. Buyers are now
required to put down at least a 50% deposit
for second homes and 30% for a first home,
in order to obtain a mortgage and new
limits on second purchases and purchases
by non-residents have been put in place.

24.2m

Shanghai

China

6.9

6.9

6.75

6.8

Unemployment rate (%)

4.1

4.1

Average earnings ($ USD)

n/a

n/a

Inflation rate (%)

3.0

2.1

Base interest rate (%)

1.5

4.4

Average age

n/a

n/a

24,152,700

1,374,620,000

n/a

0.28

5,325,500

409,470,000

772,869

118,363

2,059,265

795,486

511

n/a

21.2

1.4

Average annual property transactions last decade

106,203

n/a

Property transactions last year

120,178

n/a

Share of owner occupiers (%)

67.9

n/a

n/a

n/a

n/a

n/a

n/a

n/a

n/a

n/a

74,701

n/a

30.00

19.50

Cappuccino ($ USD)

4.29

3.97

Milk – 1 gallon ($ USD)

9.46

7.42

Cinema ticket ($ USD)

12.00

9.00

Fitness club membership ($ USD)

42.59

38.13

3.63

3.74

Basic utility package ($ USD)

54.48

49.79

Pair of jeans ($ USD)

90.06

77.17

GDP growth last year 2015 (%)
Expected GDP growth 2016 (%)

Current population
Average annual population growth next decade (%)

It is no surprise that for a city this size,
apartment living is the norm and as such
over 85% of transactions in the first
quarter of 2016 were of this housing type.
In order to allow more for people to
purchase homes in the city, the government
has recently introduced new policies that
requires medium to small-sized apartments
to account for at least 60% of new housing
in the city’s outlying areas, and 70%+
if it is located in urban areas. The policy
restricts the size of apartments (normally
under 1,000 sq ft), depending on building
height. The policy is yet to be formalised,
but the hope is that smaller apartment
units will be cheaper and more affordable,
particularly for first time buyers.
Nevertheless a similar policy had been
introduced ten years ago and was
difficult to implement, so many are
questioning whether this new version
will be workable.

Number of households
Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Share of private renters (%)
Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
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Singapore
Since independence,
Singapore has become one
of the world’s most
prosperous countries. The
gleaming glorious
skyscrapers sit amongst
smoky temples, flats and
condominiums, old
shophouses and lush green
jungles in this island
city-state with the world’s
busiest port.
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Second only to Monaco as the world’s most
densely populated country, the 5.5 million
inhabitants of Singapore, this clean and
modern city, live in large, self-contained
residential towns that have sprung up all
over the island. Unlike many other densely
populated cities, more than 50% of its area
is covered by greenery, including 50 major
parks and four nature reserves, giving it its
nickname the ‘Garden City’.

Total transactions, 2015

14,117
Singapore is a global commerce, and
despite lacking natural resources the
nation has developed into one of the
world’s foremost economies, a finance hub
and transport hub. The stock exchange
and financial centre is the third largest in
the world and it is one of the top oil refining
and trading centres. The economy has
flourished on external trade and its own
human capital. Through all this growth the
residential market has thrived, with high
rise living being the city standard.
Private residential sales activity remains
muted, with transactions last year reaching
14,117, down 48% on the long-term annual
average of over 27,000 per annum. This is
largely in response to cooling measures put
in place by the Singapore government.
However, it also reflects a more subdued
economy which grew at 2% GDP last year,
down from 3.3% in 2014. The slowing
economy (GDP for 2016 is expected to be

somewhere between 1–2%) has raised
some concerns for job security although it
is projected that demand for new homes
will be similar this year as 2015. A gradual
reduction of unsold inventory is anticipated
this year, as there will be undoubtedly fewer
new launches through 2016. Indeed the first
quarter of the year saw sales volumes
improve 8.2% year on year, although
according to the Urban Redevelopment
Authority, prices fell again this quarter, down
0.1% quarter on quarter for the eleventh
consecutive quarter and 2.4% annually, to
an average of $850,260. The government
has repeatedly reiterated its position to hold
the current cooling measures to keep
homes affordable and ensure buyers don’t
over leverage. One of the unique
characteristics of Singapore living is the

Singapore
GDP growth last year 2015 (%)

2.0

Expected GDP growth 2016 (%)

1.7

Unemployment rate (%)

2.0
36,568

Average earnings ($ USD)
Inflation rate (%)

0.7

Base interest rate (%)

1.0
40

Average age
Proportion of owner occupiers

91

%

high rate of owner occupation. At nearly
91%, the proportion of residents who own
their own property is one of the highest in
the world. This is mainly due to the very
strong home-ownership culture instilled by
the government which is supported by a
robust public housing programme. Despite
this, there is still a healthy rental market in
the city with many transient expats calling
Singapore home for short and long periods,
often while working for multinational
corporates. Current (Q1 2016) average
rents are $2,960 pcm and falling, down
3.3% over the same period one year prior.

5,535,000

Current population

1.3

Average annual population growth next decade (%)

1,225,000

Number of households
Average property price ($ USD)
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850,260
1,480,000

Average prime prices ($ USD)

919.82

Average price per square foot ($ USD)

-2.9

House price growth annual (%)
Average annual property transactions last decade

27,210

Property transactions last year

14,117

Share of owner occupiers (%)

91.0
n/a

Share of private renters (%)

2.4

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)
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2,960
-3.3
11,890
44.40

Cappuccino ($ USD)

4.03

Milk – 1 gallon ($ USD)

8.35

Cinema ticket ($ USD)

8.88

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)

91.06
5.91
125.61
77.36
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Sydney
Sydney doesn’t just rely on
its coastal setting for its
charm; national parks ring
the city and large public
gardens pierce through
between the skyscrapers
and suburbs. Two of
Australia’s most iconic
images: the Sydney
Harbour Bridge and the
Opera House are here, and
its reputation for being
loud, energetic and flashy
makes the city dazzle by
day and hypnotise by night.

70–71

Known as the Harbour City, it is the largest,
oldest and arguably most cosmopolitan of
all Australia’s cities. With a total population
of 4.9 million people, the city contains
nearly 21% of the total population of
Australia. With over 35% of its residents
having been born overseas, the city is a
multicultural, multinational metropolis.

Average age

36

Values meanwhile also rose steadily over
the past year, increasing 11.5% to an
average of $518,250. By April 2016 gross
apartment yields contracted to 4.2% in
Sydney, compared with 4.6% in Australia.
On the supply side, Sydney is in the midst
of a construction boom as many years of
undersupply has triggered a strong wave
of apartment development. One Sydney
suburb is expected to have nearly 10,000
apartments constructed by 2019. In
addition, 59,000 home starts will begin in
2016 in New South Wales. Australia’s
Housing Industry Association estimates
there will be almost 720,000 housing starts
across the country by 2019, with more than
half of these in Sydney and Melbourne.

Sydney has an advanced market economy
with finance, manufacturing and tourism
as the largest contributors annually to its
regional GDP, which reached 2.6% in
2015 and is expected to grow at 2.5%
again this year (New South Wales). This
compares with the national GDP growth
of 3% in 2015, and with a projected
growth of 2.2% this year.

Average rent pcm

Strong demand has meant that Sydney’s
housing market has always exceeded
that of the national market and growth this
year has once again surpassed that for
the country as a whole. The average
apartment price in Sydney is $518,250,
45% more than for the country, and an
increase of 11.5% year on year (Q1 2016).
This compares with 5.3% growth in
apartment prices for the country.

With 32.4% of ‘Sydneysiders’ privately
renting, this sector has a steady market
base. Nevertheless, rents grew a nominal
0.9% over the year to an average of
$1,665 pcm but this is after very strong
rental growth over the past decade.
Void periods are still relatively low in
Sydney and the rental outlook remains
stable even with high levels of supply
entering the market.

$1,665

Sydney

Australia

GDP growth last year 2015 (%)

2.6

3.0

Expected GDP growth 2016 (%)

2.5

2.2

Unemployment rate (%)

4.9

5.7

50,325

42,988

1.3

1.30

1.75

1.75

36

37

4,920,970

23,777,777

1.6

1.7

1,892,681

9,145,299

518,250

355,500

2,156,250

n/a

346

n/a

11.5

5.3

Average annual property transactions last decade

40,414

141,437

Property transactions last year

46,285

171,748

Share of owner occupiers (%)

66.8

67.0

Share of private renters (%)

32.4

29.6

4.2

4.6

1,665

1,260

0.9

0

17,569

65,351

60.00

60.00

Cappuccino ($ USD)

2.81

3.08

Milk – 1 gallon ($ USD)

5.03

4.17

Cinema ticket ($ USD)

15.00

13.50

Fitness club membership ($ USD)

54.55

48.17

3.80

3.67

132.97

139.32

77.87

72.56

Average earnings ($ USD)
Inflation rate (%)
Base interest rate (%)
Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Middle East, Africa and Turkey
Istanbul

Doha

Dubai
Abu Dhabi

Johannesburg

Cape Town
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Abu Dhabi
Where sophisticated high
rise buildings, and luxury
hotels, rub shoulders with
exhibitions, markets,
green-lined boulevards and
the Dhow harbour; Abu
Dhabi is the city to engage
with Gulf culture.

74–75

Abu Dhabi has tended to adopt a more
conservative approach than neighbouring
Dubai, and this is reflected in the lower
levels of development activity, a factor
which has helped in insulating the capital
from more volatile movements in
performance measures as a result of
weakening economic conditions. However,
Abu Dhabi does also offer some of the
glitz and glamour, and none more than
the Abu Dhabi F1 which is hosted each
year in November.

Population

2.7m
Abu Dhabi is the capital and the wealthiest
emirate of the UAE in terms of GDP and per
capital income. Abu Dhabi holds the
majority of the UAE’s hydrocarbon wealth,
with high oil and gas extraction projects,
and projects to boost production in the
works. Despite this, the government has
been diversifying, with active action being
taken to reduce reliance on this sector,
particularly in the face of a global reduction
in oil prices. The government aims to
diversify the industrial markets, as well as
promote tourism and the real estate sector
within the country. To this end they have
announced its aims to achieve 6–8% annual
growth from the non-oil sector over the
next 20 years.
The weak performance of the oil sector over
the last 18 months, the primary source of

revenue in the emirate, will ultimately lead
to further market reforms as the government
continues to focus on developing new
strategies aimed at buoying long-term
growth in other sectors. Although GDP is
expected to grow by 4.1% this year, the IMF
has recently reduced its forecast growth for
the first quarter of 2016 from 3.1% to 2.6%,
as oil prices remain static.
Meanwhile, the precarious nature of the
economy has led to the housing sector
in Abu Dhabi showing some signs of
fragmentation this year. Despite a softening
in the rental market for higher priced units,
the overall trend is modest rental growth
in the low- to mid-income units resulting in
no overall change in the average market
rental rate so far this year, following
a decline of 2% last year. Rents in the
Abu Dhabi market are therefore averaging
$2,558 pcm.

Expected GDP growth, 2016

4.1%
The residential sales market has remained
largely muted during the first quarter of
2016, with a weak appetite for property
purchases, in line with overall market
sentiment. Similarly, there was no major
change in average residential prices.
This follows a small decline of 3% in
home prices in 2015, with average prices
now $445,500.

Abu Dhabi

UAE

GDP growth last year 2015 (%)

3.7

2.7

Expected GDP growth 2016 (%)

4.1

2.3

Unemployment rate (%)

n/a

n/a

Average earnings ($ USD)

n/a

n/a

Inflation rate (%)

2.7

1.6

Base interest rate (%)

1.1

1.1

Average age

n/a

n/a

2,711,606

9,290,000

Average annual population growth next decade (%)

5.5

n/a

Number of households

n/a

n/a

445,500

n/a

583,200

n/a

Average price per square foot ($ USD)

345

n/a

House price growth annual (%)

-3.0

n/a

Average annual property transactions last decade

n/a

n/a

Property transactions last year

n/a

n/a

Share of owner occupiers (%)

n/a

n/a

Share of private renters (%)

n/a

n/a

7.0

n/a

2,559

n/a

-2.0

n/a

Average annual private housebuilding last decade

7,500

n/a

Mid-range meal for two ($ USD)

40.50

40.50

Cappuccino ($ USD)

4.54

4.37

Milk – 1 gallon ($ USD)

6.89

5.73

Cinema ticket ($ USD)

9.45

9.45

106.40

91.05

1.81

1.86

Basic utility package ($ USD)

73.97

145.26

Pair of jeans ($ USD)

63.03

73.89

Current population

Average property price ($ USD)

FOR
SALE

Average prime prices ($ USD)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
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Cape Town
Where the Atlantic meets
the Pacific, set amongst
one of the most iconic
mountains in the world,
the ocean on one side
and Table Mountain on
the other provides an
extraordinary physical
setting for Capetonians to
live, hike, surf and cycle.

76–77

Located on the shore of Table Bay, the city
was first developed by the Dutch East India
Company but has undergone a series of
transformations by both the Dutch and the
British. It is now a major cosmopolitan
metropolis with a mild and warm
Mediterranean style climate, and a dramatic
mountainous backdrop enclosing the
central area of the Cape. The area’s history,
heritage, climate and scenery draws
millions of tourists, with the tourism industry
in the Western Cape accounting for nearly
10% of the provinces GDP. Cape Town
hosts the seat of the National Parliament
and is the legislative capital of the country.
It is the economic hub of the Western
Cape Province and South Africa’s second
main economic centre. The finance and
business services sector has been gaining
strength in this local economy, recently,
helping to boost GDP, which in the five
years preceding 2014 had grown by an
average of 3.7% per annum. Last year
growth decelerated slightly to 1.5%,
although it is expected to increase again
to 2.1% this year.

Current population

3.9m
House price growth last year reached
10.9% across Cape Town, this follows
9% growth in the prior year, and average
prices are now $122,812. Nevertheless,
with inflation rising at over 6% in May 2016,
house price growth is somewhat lower, in

real terms. The most popular prime coastal
areas of Cape Town often see the strongest
house price inflation; being hemmed in by
the ocean on one side and mountains on
the other means that supply is severely
restricted, and new developments are at a
premium. This unique geography also
means that there is a significant price
variance across the city, with prices highest
in the areas closest to the coast and the
commercial heart of the city, while prices
decrease outwards from there.

Average home price

$122,812
Strong growth in 2015 appears to have
continued, as the first few months of 2016
suggest that recent house price inflation
reached 11% for Q1 2016.
Average monthly rents in Cape Town are
among the highest in the country,
with averages varying from just over
$350 pcm to almost $1,400 pcm for one
– three bedroom apartments, and even
higher in certain instances.
On a global level Cape Town is still an
incredibly affordable city. With a cappuccino
on average, costing just over $1.40, this is
less than half the average in London, while
basic utilities in Cape Town average around
$72 per month, compared to nearly $200 in
London and $132 in Sydney.

Cape Town

South Africa

GDP growth last year 2015 (%)

1.5

1.3

Expected GDP growth 2016 (%)

2.1

1.9

24.0

26.7

10,042

14,714

Inflation rate (%)

6.1

6.1

Base interest rate (%)

7.0

7.0

Average age

n/a

25

3,958,900

54,359,000

0.6

0.60

1,172,000

16,200,000

122,812

98,326

Average prime prices ($ USD)

n/a

n/a

Average price per square foot ($ USD)

n/a

n/a

11.0

5.5

Average annual property transactions last decade

n/a

n/a

Property transactions last year

n/a

n/a

Share of owner occupiers (%)

54.0

60.0

Share of private renters (%)

29.9

24.0

8.0

8.5

921

463

Annual annual rental growth (%)

n/a

4.9

Average annual private housebuilding last decade

n/a

n/a

30.80

28.00

Cappuccino ($ USD)

1.43

1.46

Milk – 1 gallon ($ USD)

3.14

3.35

Cinema ticket ($ USD)

4.55

4.55

32.66

30.13

3.35

3.40

Basic utility package ($ USD)

72.42

73.50

Pair of jeans ($ USD)

49.17

48.58

Unemployment rate (%)
Average earnings ($ USD)

Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)
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House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)

Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
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Doha
Traditional souqs,
gleaming towers and
modern shopping malls;
this rapidly developing
city looks poised to
become one of the premier
cities in the Gulf within
just a few years.

78–79

Qatar’s capital and largest city, Doha has a
population approaching 1 million. With an
expected population growth in Qatar of
around 6% over the coming years, and the
strong current levels of burgeoning
development, the city is likely to continue to
grow at a fast pace (the population doubled
in size between 1997 and 2008).

However, amid a backdrop of on going
economic uncertainty and sustained low oil
prices, home prices decreased by an
average of 4% in 2015. Rental growth
across Qatar performed similarly last year,
declining an average of 4%.

Population
Doha is far and away the economic centre
of Qatar, with the city being a host to
headquarters of numerous domestic and
international organisations including the
country’s largest oil and gas companies –
a source for which Doha’s economy is
primarily built. Much like its near-neighbour
UAE, Qatar has worked tirelessly to diversify
the country’s economy in order to decrease
its dependence upon oil and gas resources.
To this end the government, since the late
1990s, began to launch numerous initiatives
including building Doha International
Airport in order to solidify the city’s move
into the tourist industry.

GDP growth 2015

4.8

%

As a result of Doha’s rapid population
boom, demand for housing increased
significantly and house prices in the city
raised significantly in the period, while also
encountering a further spike after Qatar
won the rights to hold the FIFA World Cup
in 2022, with prices rising between 5-10%.

979,000
Qatar’s development has continued apace
however, with an additional 46,500 units of
housing added to the market in the period
between 2010 and 2015. Despite this
significant growth in the overall residential
inventory however, budget homes remain
relatively scarce, with new supply typically
oriented towards mid- to high-end and
luxury properties.
The high rate of growth over recent years
has led to the development of planned
communities in and around Doha. One of
the largest projects underway is Lusail City,
a planned community north of Doha.
Due to be completed by 2020 and located
on the coast, Lusail is located 23km north
of Doha city centre, and is designed to
accommodate up to 260,000 people. The
community will have marinas, residential
areas, island resorts; luxury shopping and
will eventually have an 80,000 capacity
stadium due to host the opening and final
matches of the 2022 FIFA World Cup.

Doha

Qatar

GDP growth last year 2015 (%)

4.8

4.4

Expected GDP growth 2016 (%)

5.0

4.8

Unemployment rate (%)

n/a

n/a

Average earnings ($ USD)

n/a

n/a

Inflation rate (%)

n/a

2.6

Base interest rate (%)

1.0

1.0

Average age

n/a

n/a

979,404

2,235,000

n/a

6.0

n/a

n/a

n/a

453,600

Average prime prices ($ USD)

n/a

558,900

Average price per square foot ($ USD)

n/a

n/a

House price growth annual (%)

n/a

-4.0

Average annual property transactions last decade

n/a

n/a

Property transactions last year

n/a

n/a

Share of owner occupiers (%)

n/a

n/a

Share of private renters (%)

n/a

n/a

n/a

7.0

n/a

2,812.5

Annual annual rental growth (%)

n/a

-4.0

Average annual private housebuilding last decade

n/a

6,000

13.50

54.00

Cappuccino ($ USD)

0.70

4.49

Milk – 1 gallon ($ USD)

0.95

6.22

Cinema ticket ($ USD)

3.24

9.45

13.06

141.29

1.13

1.17

Basic utility package ($ USD)

40.81

75.32

Pair of jeans ($ USD)

17.33

77.21

Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

FOR
SALE

Average yield (%)
Average monthly rent ($ USD)

Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
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Dubai
Shopping, sunbathing, fine
dining, sporting, partying,
building; the city is a
playground for tourists,
a workplace for expats
and a home to Emiratis.
Rising from a small trading
centre to the preeminent
business hub of the Middle
East, the city’s now iconic
skyline and finance
industry has turned it into
a truly global city.

80–81

Dubai has established itself as a prominent
regional hub for finance, trade, tourism and
shopping. It is one of the world’s fastest
growing economies and although a number
of core elements of Dubai’s original trading
infrastructure were built on the back of oil
revenues, it has since diversified its
economy, with the knowledge that oil
reserves are depleting. Real estate, tourism,
construction, trade, financial services and
its port industry are now the largest
contributors to Dubai’s economy. In 2015,
the United Arab Emirates posted GDP
growth of 2.7%, while Dubai outperformed
this with GDP of 4.1%. Although forecasts
for 2016 are slightly more muted, Dubai’s
projected GDP growth of 3.3% this year is
still positive for the economy as a whole.

Rate of unemployment

0.3

%

The real estate market in Dubai saw
negative price adjustments in 2015, with
overall home prices declining around 12%
through the year, to an average price of
$453,600. Many analysts anticipated that
further price declines would continue into
2016 and indeed weak investment demand,
the strength of the US dollar and sustained
economic challenges regionally and
globally, has led to sliding sales rates
through the first quarter of the year, down
around 2% in the three months.
Dubai’s rental market has also started to
show more widespread deflationary trends,

with average rentals declining 3% in 2015
and down 2% through the first quarter of
2016. Increasing availability of supply in the
rental market has been putting deflationary
pressure on overall rents in the market,
which also began to creep into the rental
market of the more affordable leasehold
locations this year, including Al Barsha, Oud
Metha and Bar Dubai. Meanwhile other
freehold sub-markets such as International
City have also suffered more market
downturns in performance.

Current rental yields

6.5

%

Despite a negative outlook on the direction
of sales values, the UAE Central Bank
Credit Sentiment Survey conducted during
Q1 2016, has revealed a slight rebound in
demand for housing loans in Dubai,
reversing the negative trend registered in
the final quarter of last year.

Dubai

UAE

GDP growth last year 2015 (%)

4.1

2.7

Expected GDP growth 2016 (%)

3.3

2.3

Unemployment rate (%)

0.3

n/a

Average earnings ($ USD)

n/a

n/a

Inflation rate (%)

1.48

1.6

Base interest rate (%)

1.13

1.1

27

n/a

2,446,675

9,290,000

5.1

n/a

413,310

n/a

453,600

n/a

745,200

n/a

351

n/a

-12.0

n/a

Average annual property transactions last decade

17,458

n/a

Property transactions last year

13,759

n/a

Share of owner occupiers (%)

n/a

n/a

Share of private renters (%)

n/a

n/a

6.5

n/a

2,160

n/a

-3.0

n/a

21,000

n/a

40.50

40.50

Cappuccino ($ USD)

4.43

4.37

Milk – 1 gallon ($ USD)

5.74

5.73

Cinema ticket ($ USD)

9.45

9.45

92.73

91.05

1.89

1.86

165.80

145.26

79.01

73.89

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)

Based on recent construction data, close
to 15,000 new residential units could
complete during the course of 2016, down
around 29% from the long-term average
of 21,000 completions per annum.
The majority of these new properties are
coming from secondary locations such
as Dubailand (35%), Dubai Silicon Oasis
(20%) and Jumeirah Village (6%). In terms
of new supply from the more established
sub-markets, Dubai Marina is likely to
see the highest allocation, with around
8% of the total new units.

FOR
SALE

Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Istanbul
As a city with a history
spanning over 3,000 years,
Istanbul has rarely been so
full of confidence. Modern
Istanbul has never been so
prosperous and the city is
revelling in unprecedented
growth and optimism.

82–83

Throughout the city’s long history it has
always placed amongst one of the largest in
the world. With a city proper population
estimate of 14.7 million, it is ranked as fifth
largest in the world, and home to 19% of
the total population of the country. The city
played host to nearly 13 million visitors in
2015, making it the world’s fifth most
popular tourist destination, highlighting its
popularity and significance as a global city.
During the 1980s, the country underwent
major free-market led economic changes
which saw a tourism boom and business
wealth growth in Istanbul. The government
of the day oversaw a great urbanisation of
the country and as the city grew with rural
dwellers in search of jobs in the booming
industry sector, infrastructure came under
great pressure. Three decades of
large-scale municipal works including
investment in Istanbul’s local airports, roads
and public transport, continue to this day.

As of Q4 2015, the Turkish housing market
is comprised of approximately 22.6 million
residential units with Istanbul accounting
for 19% of all existing stock and 61% of
residents in owner occupation. With a
population forecast to rise 9.8% per
annum to 2023, there will be a need for
approximately 200,000 new units per year.
Turkey’s average annual absorption of
first hand residential properties currently
makes up 46.2% of all sales equaling
around 556,450 housing units per year.
Nevertheless, the lion’s share of new
residential developments are generally
sold ‘off plan’ before and during
construction, with 60% to 100% of units
pre-sold before delivery.

25

Emerging from the ashes of 2001’s financial
collapse, Turkey’s rapid growth has placed
it at the forefront of the world’s fastest
growing economies with GDP per capita
increasing 151% over the past fifteen
years. Accounting for 66% of all activity,
domestic household consumption has
acted as the key driver of Turkey’s
economic rise feeding the development of
all industries and sectors as public wealth
and disposable incomes have increased
in turn propelled by Turkey’s increased
economic output. Reaching a peak of
9.2% in 2010, Turkey’s growth has begun
to stabilize as the economy has matured
achieving a more sustainable level of 3%
on average since 2012 with a rise above
projections to reach 4% in 2015.

Turkey

GDP growth last year 2015 (%)

n/a

4.0

Expected GDP growth 2016 (%)

n/a

3.3

15.5

10.1

Average earnings ($ USD)

n/a

n/a

Inflation rate (%)

n/a

7.6

9

9.0

31.5

31

14,657,434

78,741,053

1.0

0.8

4,070,121

21,662,260

137,614

89,068

750,000

n/a

127.85

82.75

25.0

18.0

Average annual property transactions last decade

179,889

826,397

Property transactions last year

239,767

1,289,320

Share of owner occupiers (%)

60.6

67.0

Share of private renters (%)

38.5

31.0

6.5

5.5

754

413

10.0

13.6

74,064

494,677

20.40

20.40

Cappuccino ($ USD)

2.40

2.35

Milk – 1 gallon ($ USD)

3.29

3.21

Cinema ticket ($ USD)

6.12

5.10

46.35

41.44

5.85

5.82

100.41

91.11

47.38

46.64

Unemployment rate (%)

Base interest rate (%)
Average age

31.5

Latest annual property price growth

%

Istanbul

Average asking prices in Istanbul have
risen 16% over the last year. Some of the
largest increases in average asking prices
were seen in Istanbul’s more peripheral
and developing districts such as
Sultanbeyli with 30% (1,092 units sales),
Çekmeköy with 25% (5,082 unit sales),
and Gaziosmanpa and Beylikduzu
both rising 26% (5,701/11,864 unit sales
respectively). All four districts will benefit
from sub-rail metro projects to be delivered
over the next two years. Conversely, core
central districts saw strong increases
with asking prices rising 30% in Beşiktaş
(2,701 unit sales), 29% in Bakırköy (3,449
unit sales), and 23% in Kadıköy (7,575
unit sales). Though mostly comprising
well-established neighbourhoods featuring
older housing stock, all three districts
have seen a resurgence in new residential
development targeting the mid to upper
income demographic which is helping
to drive up prices.

Average age
Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)
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Average prime prices ($ USD)
Average price per square foot ($ USD)
House price growth annual (%)

Average yield (%)
Average monthly rent ($ USD)
Annual annual rental growth (%)
Average annual private housebuilding last decade
Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
Basic utility package ($ USD)
Pair of jeans ($ USD)
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Johannesburg
A sprawling, infuriating,
invigorating metropolis of
contemporary African art,
fashion and design is also
the leading financial centre
and economic engine of
South Africa.

84–85

Mining was the original foundation of
modern-day Johannesburg, when gold was
first discovered in Witwatersrand in 1884.
Within a decade the city had grown to a
population of over 100,000 and since then
Johannesburg has become a leading global
financial centre and is the economic heart
of South Africa. With the gradual decline
of the mining industry, due to dwindling
reserves, the service and manufacturing
industries have become much more
important in the city. And while gold mining
no longer takes place within the city limits,
most mining companies have their
headquarters in Johannesburg. The city
produces 16% of South Africa’s GDP, and
in 2015 recorded a local level GDP growth
of 1.8%, expected to increase slightly
this year to 2.1%.

GDP growth 2015

1.8

%

With demand continuing to outstrip supply
across South Africa last year, and most
acutely in urban areas, home price inflation
reached 5% in Johannesburg in Q1 2016,
with average property prices around
$104,887. This follows five consecutive
years of mostly steady growth in housing
activity, with average price rises of between
2.7% and 5.5% annually over that time.

However, the economic expectation for the
country this year is one of lower growth,
potentially even a looming recession. The
declining value of the Rand may push
inflation up which will result in yet higher
interest rates. Interest rates have already
risen this year, with base rates at 7%.
Consumers will therefore need to be more
savvy with their purchases going forward
and many analysts feel that rating agency
downgrades, on the back of a weaker
economy, may come to fruition this year.
Should this happen it will make capital
funding by banks more expensive, which
will naturally be passed on to the consumer.

Home price growth

5

%

Average rents in the city mid-2016 were
$678 pcm for one – three bedroom
apartments. However, the huge differences
in property types across the city mask
wide disparities in price. A vast number
of Johannesburg residents choose to
rent privately, and there is therefore a
strong rental market which continues to
drive strong yields. At 9%, as at Q4 2015,
this is 50 basis points above the overall
rental yield in South Africa of 8.5%,
and a full percentage point above Cape
Town’s at 8%.

Johannesburg

South Africa

GDP growth last year 2015 (%)

1.8

1.3

Expected GDP growth 2016 (%)

2.1

1.9

25.0

26.7

10,937

14,714

Inflation rate (%)

6.1

6.1

Base interest rate (%)

7.0

7.0

Average age

n/a

25

5,616,800

54,359,000

0.5

0.60

2,984,000

16,200,000

104,887

98,326

Average prime prices ($ USD)

n/a

n/a

Average price per square foot ($ USD)

122

n/a

House price growth annual (%)

5.0

5.5

Average annual property transactions last decade

n/a

n/a

Property transactions last year

n/a

n/a

Share of owner occupiers (%)

40.3

60.0

Share of private renters (%)

41.2

24.0

9.0

8.5

678.00

463

Annual annual rental growth (%)

n/a

4.9

Average annual private housebuilding last decade

n/a

n/a

28.00

28.00

Cappuccino ($ USD)

1.48

1.46

Milk – 1 gallon ($ USD)

3.52

3.35

Cinema ticket ($ USD)

4.62

4.55

29.36

30.13

3.42

3.40

Basic utility package ($ USD)

75.59

73.50

Pair of jeans ($ USD)

51.23

48.58

Unemployment rate (%)
Average earnings ($ USD)

Current population
Average annual population growth next decade (%)
Number of households
Average property price ($ USD)
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Average yield (%)
Average monthly rent ($ USD)

Mid-range meal for two ($ USD)

Fitness club membership ($ USD)
Gasoline– 1 gallon ($ USD)
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For home prices we have used average prices of an apartment. The housing market data were obtained from
various local sources. We have provided the data in good faith, but cannot be held responsible for any errors.
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