
The performance of the 
world’s most important 
prime residential markets

Virtually everybody likes to talk about 
house prices, particularly the value of 
their own home. But for ultra-wealthy 
individuals who may own houses around 
the world, keeping track of their portfo-
lio’s worth is not that simple. 

However, Knight Frank’s newly en-
larged Prime International Residential 
Index (PIRI) now includes performance 
data for 100 of the world’s key luxury city 
and second-home markets, and is recog-
nised as the sector’s most comprehensive 
performance benchmark. 

So what does the PIRI 100 tell us about 
prime market performance in 2014 – 
which UHNWI property owners will be 
rubbing their palms, and who will be less 
cheerful? Well, the picture is certainly 
mixed around the world. 

Those lucky enough to have property 
in the US are unlikely to have any com-
plaints, as domestic and international 
demand fuelled price growth. European 
destinations fared less well, with values 
dropping on average by 0.4% across the 
continent. Overall, city markets around 
the world outperformed second-home 
sun and ski destinations.

Of course, the analysis over the follow-
ing pages is about more than just what 
happened last year. While past perfor-
mance is interesting, what the astute 
property owner will be more concerned 
about is future trends. 

Although isolated issues such as the 
Swiss government’s surprise decision 
to unpeg its currency from the euro in 
January – house prices in eff ect became 
20% more expensive overnight for foreign 
buyers – will clearly impact markets, we 
see two main opposing trends at play at 
the macro level. How they play out will 
have a profound impact on prime property 
markets. On one hand, the growing 
globalisation of wealth means there are 
more UHNWIs from more countries 
looking for luxury homes in an increas-
ingly diverse number of international 
destinations; on the other, there is 
burgeoning government scrutiny of 
wealth and levels of protectionism. 

The globalisation theme is highlighted 
by the rising number of UHNWIs who 
are looking to shift their domicile; 
with the help of immigration specialist 
Fragomen we explore this trend in more 
detail on page 42. The growing usage of 
private jets for business and personal 
purposes is another refl ection of rising 
wealth mobility. Using exclusive data 
from NetJets we highlight the most 
popular and fastest-growing routes for 
the ultra-rich traveller.

And fi nally, Massimo Ferragamo, of 
the Italian fashion house Ferragamo, 
shares some of his own perspectives on 
luxury property ownership.

The 
PIRI 100

01

Big Apple bounce 
New York saw the biggest 
growth in prime residential 
prices in 2014 (+18.8%). Three 
other US locations were in the 
top 10 of PIRI

03

London calling 
The UK saw the largest infl ux 
of HNWI passport seekers (over 
114,000) over the past 10 years, 
according to immigration 
specialist Fragomen

02

Mixed fortunes 
While 16 of the locations in our 
PIRI 100 saw double-digit prime 
property price growth last year, 
the value of luxury homes fell or 
remained static in almost 40% 
of them
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The value of luxury residential property 
around the world rose by just over 2% 
on average in 2014, based on the perfor-
mance of the 100 locations covered by our 
PIRI rankings. With reversals in markets 
as far apart as Asia, the Middle East and 
Europe, growth was lower than the 2.8% 
seen in 2013. 

The US dominates the top of our table, 
taking four out of the top 10 positions, 
with New York (+18.8%) and Aspen (+16%) 
in first and second place respectively. 
The disparity with Europe’s cities is stark. 
Luxury prices rose by almost 13% on aver-
age across US cities last year, compared 
with an average of only 2.5% in Europe.

Bali, the leading Asian second-home 
market, and the emerging Middle Eastern 
urban powerhouse of Istanbul were stand-
out performers, with luxury prices up by 
15% year on year in both markets. 

Our previous front runner, Jakarta, 
which led the rankings in 2012 and 2013, 
slipped to 12th place this year, an indica-
tion of the luxury market slowdown evi-
dent across many Asian cities last year.

Some previously strong markets such 
as Dubai (17% growth in 2013) saw prices 
slow markedly (0.3% in 2014). This is in 
part because of the mortgage cap of the  
Central Bank of the UAE, which is stricter 
for those purchasing properties above five 
million dirham. 

The dampening impact of this kind of 
prudent macro policy also explains the 
ongoing weak growth in Hong Kong and 
Singapore. Government policy has been 
deliberately aimed at limiting price rises 
through higher taxation and mortgage 
market intervention. 

Mainland China mirrored this trend 
with prime price growth in Shanghai (0%), 
Beijing (-0.5%) and Guangzhou (0.6%) 
proving lacklustre at best.

Government 
policy has been 

deliberately 
aimed at  

limiting price 
rises through 

higher taxation 
and mortgage  

market  
intervention

Buenos Aires proved our weakest per-
former, but with GDP growth in negative 
territory in 2014, the city’s housing market 
tribulations are less than surprising.

While the threat of Mayor de Blasio’s 
so-called pied-à-terre tax doesn’t appear 
to have dampened growth in New York, 
recent hikes in stamp duty (a purchase 
tax) have curtailed the rate of price growth 
for properties worth over £2m in London, 
holding overall prime price growth at 
5.1% for the year. The latest changes to UK 
Stamp Duty mean higher costs for those 
purchasing a property priced at £937,500 
or above, this may cap growth above this 
threshold in the near term.

Despite the more muted performance 
of the PIRI 100 this year, luxury housing 
markets continue to outperform their 
mainstream counterparts. The average 
price of a luxury home in our index is 38% 
higher than it was at the index’s lowest 
point in the second quarter of 2009; the av-
erage price of mainstream global property 
has risen by just 14% over the same period.

21 Melbourne  Australasia 8.5%
22 Tokyo  Asia 8.1%
23= Verbier  Europe 8.0%
23= Munich  Europe 8.0%
25= Vancouver  North America 7.5%
25= Frankfurt  Europe 7.5%
27 São Paulo  Latin America 7.3%
28 Toronto  North America 7.1%
29 Riyadh  Middle East 6.0%
30= Seoul  Asia 5.3%
30= Doha  Middle East 5.3%
32= Madrid  Europe 5.1%
32= London  Europe 5.1%
32= Bangkok  Asia 5.1%
35= Mustique  Caribbean 5.0%
35= Ibiza  Europe 5.0%
37 Edinburgh  Europe 4.2%
38 Courchevel 1550  Europe 3.2%
39= Venice  Europe 3.0%
39= Jumby Bay (Antigua)  Caribbean 3.0%
39= Barcelona  Europe 3.0%
39= Val d’Isère  Europe 3.0%
43 Mumbai  Asia 2.9%
44= Cayman Islands  Caribbean 2.5%
44= Marrakesh  Africa 2.5%
44= Gstaad  Europe 2.5%
47= Bahamas  Caribbean 2.0%
47= Morzine  Europe 2.0%
47= Sotogrande  Europe 2.0%
47= Chamonix  Europe 2.0%
47= Western Algarve  Europe 2.0%
47= Cyprus  Europe 2.0%
53 Delhi  Asia 1.8%
54 Rome  Europe 1.5%
55 Nairobi  Africa 1.4%
56 Hong Kong  Asia 1.1%
57 Phuket  Asia 0.7%
58 Guangzhou  Asia 0.6%
59 Kuala Lumpur  Asia 0.5%
60 Dubai  Middle East 0.3%
61= St Barts  Caribbean 0.0%
61= Shanghai  Asia 0.0%
63= Central Algarve  Europe -0.5%
63= Beijing  Asia -0.5%
65 Taipei  Asia -1.2%
66 Méribel  Europe -1.5%
67= Megève  Europe -2.0%
67= Italian Riviera  Europe -2.0%
67= Monaco  Europe -2.0%
67= Florence  Europe -2.0%
67= Geneva  Europe -2.0%
67= St Moritz  Europe -2.0%
67= Cap Ferrat  Europe -2.0%
74= Evian  Europe -3.0%
74= Marbella  Europe -3.0%
74= Mallorca  Europe -3.0%
74= Barbados  Caribbean -3.0%
74= Provence  Europe -3.0%
74= Lake Como  Europe -3.0%
74= Vienna  Europe -3.0%
74= Brussels  Europe -3.0%
74= Davos  Europe -3.0%
83 Paris  Europe -3.5%
84 Moscow  Russia/CIS -3.7%
85= Cannes  Europe -4.0%
85= Tuscany  Europe -4.0%
87= St-Tropez  Europe -5.0%
87= Lausanne  Europe -5.0%
87= Villars-sur-Ollon  Europe -5.0%
90 Courchevel 1850  Europe -5.4%
91 Dordogne  Europe -6.0%
92= British Virgin Islands  Caribbean -7.0%
92= Umbria  Europe -7.0%
94= Sardinia  Europe -8.0%
94= Zurich  Europe -8.0%
96 Cortina  Europe -10.0%
97 Milan  Europe -12.0%
98 Singapore  Asia -12.4%
99= Crans-Montana  Europe -15.0%
99= Buenos Aires  Latin America -15.0%

The PIRI 100 

The latest results of our Prime International Residential Index, which marks the change in price of prime  
residential property in 100 cities and second-home locations (annual percent growth to 31 December 2014*)

*All price changes relate to local currency and reflect nominal change.  
Data for Moscow, Los Angeles, San Francisco, Miami and Riyadh relates to 
the period from Q3 2013 to Q3 2014. Data for Tel Aviv relates to the period 
from Nov 2013 to Nov 2014. Tokyo relates to properties above JPY 100m.

US shines as global 
growth falls 
Analysis of the latest trends to emerge 
from Knight Frank’s unique Prime  
International Residential Index (PIRI)
 
KATE EVERETT-ALLEN, HEAD OF  
INTERNATIONAL RESIDENTIAL RESEARCH

Rank Location World Region Annual % change
1 New York  North America 18.8%
2 Aspen North America 16.0%
3= Bali Asia  15.0%
3= Istanbul Middle East 15.0%
5 Abu Dhabi Middle East 14.7%
6 San Francisco North America 14.3%
7 Dublin Europe 13.4%
8= Cape Town Africa 13.2%
8= Muscat Middle East 13.2%
10 Los Angeles North America 13.0%
11 Auckland Australasia 12.1%
12 Jakarta Asia 11.2%
13 Sydney Australasia 11.0%
14 Tel Aviv Middle East 10.3%
15 Bengaluru Asia 10.1%
16 Amsterdam Europe 10.0%
17 Miami North America 9.8%
18 Berlin Europe 9.0%
19= Washington DC North America 8.7%
19= Johannesburg Africa 8.7%

To
p 

20

Sources: All data from Knight Frank’s global network with the exception of: 
Aspen – Andrew Ernemann of Sotheby’s International Realty; Washington DC 
– Metropolitan Regional Information Systems, Inc. Statistics generated on 
06/01/2015, ©Copyright 2015. All rights reserved. Information deemed reliable 
but not guaranteed; Tokyo – Ken Corporation; São Paulo – FIPE (Fundação 
Instituto de Pesquisas Econômicas); Los Angeles and San Francisco – First 
Republic Bank; Vancouver – Dexter Associates Realty

RISING HIGH Prime property values in New York are soaring

Annual price change by world region, to 31 December 2014

North America

11.9%

Latin America

-3.9%

Europe

-0.4%
Africa
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Middle East
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Caribbean

0.4%

Russia/CIS

-3.7%
Asia 

3.0%
Australasia

10.5%
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Since Knight Frank published the first 
edition of The Wealth Report in 2007, a 
relatively simple narrative – undented by 
even the global financial crisis – has domi-
nated our analysis of global luxury resi-
dential markets. Growing wealth creation 
has led to an increasing number of buyers, 
from an ever-widening list of countries, 
purchasing property in a growing number 
of global hubs. 

With the arrival in 2014 of significant 
volumes of wealthy Chinese investors in 
markets around the world, it seems an 
odd time to question the sustainability of 
this trend. There is, however, a risk in as-
suming that the globalisation of demand 
is a one-way bet, as signs of protectionism 
are growing.  

Immigration, a classic driver for 
international property investment by             
UHNWIs, and a subject we look at in detail 
on p42, is an arena where we are seeing 
rising counter-trends. 

In 2014 Russia, for example, imposed 
reporting requirements on nationals seek-
ing permanent residence or citizenship 
in other countries, backed by criminal 
sanctions. Some recipient countries have 
tightened access to residency, notably 
Switzerland, which has seen a range of 
restrictions on UHNWI immigration over 
recent years.

We have commented in previous edi-
tions of The Wealth Report on the adop-
tion of new taxes or restrictions aimed 
specifically at non-resident purchasers, 
most notably in Singapore and Hong 
Kong. Other countries are copying  
this model. 

The UK will see the withdrawal of the 
capital gains tax exemption for non-
residents in April this year, with the 
introduction of higher annual charges 
for residential property held in corporate 
structures, traditionally favoured by 
wealthy overseas buyers. 

In cities like New York and Paris new 
property taxes have been considered.

Despite these protectionist reactions, 
the overall direction of travel favours 
more, not less, international demand for 
prime residential property.

There are a wide range of factors 
underpinning additional globalisation. 
Short-term geopolitical and fiscal factors 
still dominate, the flight of capital from 
southern Europe during the eurozone 
crisis in 2010 and 2011 is just one example. 

potential for demand growth from main-
land China, but massive private wealth 
has not yet diversified globally; rather its 
migration has been hampered by foreign-
exchange controls. 

There has been a general acceptance 
that over time, restrictions on pension 
investments and even direct investments 
for Chinese citizens will be relaxed, and 
more money will be invested overseas. 

We might want to question this 
assumption for a moment. Since the 
financial crisis the list of countries that 
have imposed tougher controls on the free 
flow of capital, even if only temporarily, 
has grown longer – India, Ghana, Cyprus, 
Ukraine, with more to come. There has 
been a shift away from the assumed direc-
tion of travel – of more-liberal trading 
conditions. 

Even if China does liberalise, the huge 
potential for Chinese investment flows to 
influence asset prices globally highlights 
the tension between our globalisation and 
protectionism themes. 

Rising demand from emerging-world 
wealth has the potential to lead to a 
stronger political and regulatory backlash 
in the main global investment hubs – if 
asset prices and affordability issues rise 
strongly as a result. 

But long-term trends, such as the growing 
appetite for international education, and 
the pull of stable political, economic and 
regulatory safe havens, are responsible for 
the most durable ongoing demand sources. 

The strength of London’s education 
offer has long underpinned demand for 
the city’s property. A decade ago Russian, 
Middle Eastern or European children mov-
ing into London schools would be starting 
at age 13. Rising competition for places at 
13 means a starting age of seven or eight is 
increasingly the norm.

London is not the sole education target. 
There is a growing desire for UHNWIs 
to craft a global education experience – 
school in the UK or Australia, university 
in the US, postgraduate study or MBA in 
Europe – creating global citizens in terms 
of language, location and education. And 
at every stage there will almost inevitably 
be a property requirement. 

Rising 
demand from 

emerging-world
wealth has  

the potential  
to lead to a

stronger 
political and 

regulatory 
backlash

in the main 
global 

investment 
hubs

Although rules surrounding the im-
migration process are tightening in some 
locations, the general trend is for more 
countries, especially indebted European 
ones, to try to attract new wealthy resi-
dents. Although it can be a challenge for 
countries to create high-value immigration 
schemes and meet tough compliance  
safeguards, more will undoubtedly try. 

Perhaps the biggest trend that would 
contribute to our globalisation narrative 
winning out against protectionism is the 
lifting of capital controls in wealth-export-
ing countries. Effective demand for luxury 
international property would be far higher 
than it currently is if it weren’t for red 
tape and bureaucratic limitations such as 
foreign exchange controls, as experienced 
in India and China, for example.

China is the most instructive, but 
not unique, example to consider. The 
simple fact is that there is extraordinary 

Opposing forces
The tension between protectionism
and globalisation in residential 
markets is impacting market performance

LIAM BAILEY, GLOBAL HEAD  
OF RESEARCH

Source: See main PIRI table on page 37. *Based on apartments only

PIRI price change by property  
type in 2014

-0.9% -0.5%
4.5%

Second home – ski
Second home – sun
City

There are, however, two potential 
future approaches to release this tension. 
Firstly there is a politically restrictive 
approach, with more taxation and regula-
tions aimed at non-resident investors. By 
asking for notification of second passports, 
Russia has confirmed how restrictions can 
easily come from the wealth-exporting 
nations. China could introduce a wealth 
tax on outbound capital flows or even a 
worldwide tax regime. 

Alternatively, it is just as likely that 
China will enter into greater cooperation 
on information exchange – regarding 
taxation and by which China, and others, 
will ultimately join in the wider policing of 
global wealth. This shift towards increased 
global cooperation over taxation and 
transparency, and the sharing of investor 
details, would see a greater alignment of 
costs and benefits between wealth-expor-
ting countries and the investment destina-
tion countries – which could ultimately 
support long-term growth in investment. 

The square metres of luxury property US$1m will buy

Monaco

Hong Kong*

London

New York

Singapore

Geneva

Sydney*

Shanghai

Paris

Beijing

Rome

Moscow

Istanbul

Tokyo

Mumbai

São Paulo

Dubai

Cape Town

Miami

Los Angeles

17

20

21

34

39

39

41

48

50

57

59

61

68

79

84

86

96

142

145

204

FIVE GLOBAL PRIME  
RESIDENTIAL HOTSPOTS 

London

St John Street, Clerkenwell. This area has 
led the loft-living trend for over 30 years. 
We see the demand for loft accommodation 
increasing. Scarcity will drive pricing, as 
will Crossrail, with the nearby Farringdon 
station providing access to this key invest-
ment location. The Tech City association 
will also drive the continued growth of 
high-quality shopping and restaurants.  
Typical 700 sq ft apartment – US$1.3m 

New York

West Street in Manhattan is one to watch. 
The street will form the new residential  
entrance to Brookfield Place, adjacent to 
the new World Trade Center complex, and 
will be lined with world-class restaurants 
and luxury retail brands. West Street is a
leader for the whole downtown market,
which is set for a boost over the next few 
years; value growth here should outpace 
the rest of New York by some margin. 
Typical 1,500 sq ft apartment –US$2.7m 

Cape Town

Main Road, Green Point, Cape Town. The 
local area was initially boosted by the 
legacy of the World Cup, and huge invest-

ment was put into upgrading local infra-
structure,  such as developing parks, roads 
and a transport system. On the back of this, 
restaurateurs such as Manos and Beluga 
have improved the local lifestyle offer. Add 
in world-class sports facilities, access to 
the waterfront, the city centre and views 
of Table Mountain and this is the street to 
watch in 2015. 
Typical 700 sq ft apartment – US$200,000

Dubai

Business Bay, Dubai. Work has started  
on building a channel connecting the sea  
to the existing lake that lies in front of  
the Burj Khalifa. This will allow access  
for superyachts and sailing boats to the  
bay. Construction of large towers lining  
the channel is under way, providing  
residences  with the unique benefit of  
mooring facilities in this central location. 
Typical 1,500 sq ft apartment – US$680,000

Hong Kong

Our tip for Hong Kong is the Sai Ying Pun 
neighbourhood. It is within close walking 
distance to central Hong Kong but retains 
local charm. The area is near galleries, good 
shops and excellent local restaurants. While 
more residential buildings have started to be 
developed in the area, there are still many 
opportunities for redevelopment. 
Typical 700 sq ft apartment – US$1.9m
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With its density of wealth and internal 
economic linkages, the US remains the 
world’s most important private jet market 
by some distance, according to private avi-
ation provider NetJets. This dominance 
is borne out when we consider the globe’s 
busiest private jet routes, where 60% of the 
traffi  c starts and ends in the US.  

NetJets confi rms that Europe is the 
second-largest market, at around 25% of 
the US. Russia continues to represent a 
signifi cant portion of overall European 
demand.  Moscow is among the top 10 
routes with highest hours fl own, as re-
corded by NetJets, refl ecting the ongoing 
importance of Russian wealth in luxury 
property markets in Europe and the US. 

London’s standout performance in 
Europe as an investment destination is 
confi rmed by the fact that 30% of the most 
frequented routes in this region either 
start or fi nish in the UK’s capital city.

NetJets reports that the synergy 
between New York and London is greater 
than ever, with traffi  c on this major route 
increasing every year.

While Dubai and the broader UAE are 
seeing increasing traffi  c, the Middle East’s 
position as the world’s third-largest market 
is being challenged by the rise of traffi  c 
in China and Brazil. Traffi  c from Brazil 
to Europe has grown 20% each year since 
2010, with the main destinations inclu-
ding France, Spain, Portugal and the UK – 
refl ected by luxury property investment 
purchases by Brazilian buyers during 2014. 

Africa is a more fragmented market, 
although Nigeria has become a major 
private jet hub – with fl ights to and from 
Lagos making it into our list of the top 10 
fastest-growing global routes.

Anticipating wealth fl ows from one 
part of the world to another has become 
an industry in itself. The insight of 

FASTEST- 
GROWING 

ROUTE

Nice/Côte d’Azur 

New York

FLY AWAY
Using exclusive NetJets data, The Wealth Report 
looks at the most popular private jet routes and 
assesses their impact on wealth migration and 
property investment destinations

WHO IS FLYING?

Over 80% of private jet passengers are 
male. The typical age for fl yers is 40-55. 
Private entrepreneurs dominate in terms 
of profession. Source of wealth tends 
to be from fi nance and the oil and gas 
sectors. NetJets reports that fl yers from 
the property industry have returned in 
the past 12 months, joined by owners of 
technology companies. 

NetJets shines some light on the latest 
trends. There is a clear synergy between 
established market routes and investment 
fl ows – with London and New York dis-
playing one of the closest prime property 
relationships as well as fl ight paths. 

The most insightful data comes when 
we look at emerging-market demand. 
Latin American investment in Europe, 
for example, has long been overshadowed 
by the huge waves of investment fl ow-
ing into Miami and other US hotspots. 
The breadth of routes fl own into key EU 
markets from Brazil, but also Argentina 
and other key southern American hubs, 
reveals a closer relationship between 
these markets than is often recognised. 

The huge potential for demand for 
property in Europe, and also in North 
America, from investors based in Asia, 
Africa, the Middle East and Latin America 
is hinted at by the new growth routes 
highlighted by the NetJets data. 

This page:
HIGH FLIERS 
Private jet usage 
by UHNWIs is 
increasing

Opposite page: 
SO NICE The Côte 
d’Azur is one of 
the most  popular 
desitinations 
for private jet 
charters

Source: NetJets/Eurocontrol/SAS

Maiquetía

Dubai

Pittsburgh

Houston

Moscow

Houston

Lagos

Austin

Houston

Nice/Côte d’Azur

Miami

New York*

Midland (Texas)

London

Houston

Washington DC

Tel Aviv

New York*

West Palm Beach

London

*Teterboro, New Jersey

Miami

New York*

New York*

London

London

London

Chicago

Houston

West Palm Beach

Moscow

New York*

Nice/Côte d’Azur

Nice/Côte d’Azur

New York*

New York*

New York**

Moscow

West Palm Beach

New York*

Los Angeles***

*Teterboro, New Jersey
**Westchester/White Plains, New York
***Van Nuys

Private jet traffic: 
top 10 routes (2013)

Private jet traffic: 
top 10 fastest-growing routes (2013)

DEPARTURE BOARD

CHINA POTENTIAL

China’s current absence from our top 
10 relates to the embryonic nature of 
its private jet market. However, growth 
potential in the near term is signifi cant 
– jet manufacturer Bombardier fore-
casts that the Greater China private jet 
fl eet is likely to grow from 330 to 1,275 
aircraft by 2023.  

NetJets, the fi rst international op-
erator to have secured a Chinese air 
operating certificate to operate in 
mainland China, believes that intra-
China fl ights are likely to concentrate 
initially on three major metropolitan 
areas : Beijing, Shanghai and Hong Kong.  

SNOWBELT AND SUNBELT
DESTINATIONS

In a relatively fl at market both Olbia in 
Sardinia (+14%) and Ibiza (+17%) have 
seen very strong annual increases in 
traffi c over the past 12 months, confi rm-
ing their growing importance as summer 
holiday and second-home hubs. Nice 
remains a major destination, likewise 
the airport of St-Tropez, where fl ying 
into La Môle is now possible. 
Growth in traffi c to Alpine airports, such 
as Sion and Chambéry, points to a revival 
in demand for property in nearby resorts 
like Verbier, St Moritz and Courchevel.

Private jet traffi c to destinations 
like the Maldives, the Caribbean 
and the Seychelles confirms the 
growing strength of property in long-
distance resorts. 
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Anyone watching London’s stellar 
residential market performance will be 
unsurprised to hear that the UK has been 
a top recipient of mobile HNWIs over the 
past decade. 

According to Nadine Goldfoot, a part-
ner at Fragomen, over 60% of these have 
been from Europe, but with substantial 
numbers also coming from China, Russia, 
India, the Middle East (especially Saudi 
Arabia, Syria and Turkey) and Africa (led 
by South Africa, Nigeria and Egypt).  More 
recently, 309 of the 703 applications in the 
first nine months of 2014 for the UK’s Tier 
1 investor visa were from China, with 162 
coming from Russia. 

Singapore has seen strong migration of 
HNWIs from China, India and Indonesia. 
Flows into the US predominantly come 
from the UK, India and Russia, although 
Fragomen’s worldwide client practice notes 
that the US EB-5 programme saw record 
applicant numbers from China in 2014. 

Demand for entry to Australia has been 
boosted by strong inflows from across 

the Asia-Pacific region (India, China, 
Indonesia), as well as the UK, Europe 
and South Africa. As of January 2015 
the Hong Kong CIES programme, which 
was especially popular with HNWIs from 
China, has been suspended, leaving  
clients from the region in need of sus-
tainable alternatives.

Restrictions on confidentiality rules in 
Switzerland have removed some options 
for the mobile wealthy, and Fragomen 
notes a number of HNWIs who had been 
domiciled in Switzerland for tax  
purposes have relocated to Singapore, 
the UK or the UAE.

There has been growing specula-
tion over the success of the more recent 
entrants to the investor immigration 
market – most of them in Europe.  
Fragomen has noticed a sizeable uptake 
in programmes linked to property  
purchases in Europe – across Spain,  
Portugal and Latvia.   

Malta’s Individual Investor Progr- 
a-mme introduced in February 2014 had 

Demand will increasingly be driven by 
international developers 

The world’s largest residential developers,  
led by players from China, India, Hong 
Kong and Malaysia, continue to diver-
sify into new markets. Where Greenland 
Group, Swire, China Vanke Co and Lodha 
Group lead, they are followed by private 
compatriot investors looking to dip their 
toe into international investment – with 
the reassurance of buying from a familiar 
brand. Watch for Hong Kong buyers in Mi-
ami, and Chinese buyers on the Australian 
Gold Coast and the US West Coast – and 
just about every nationality in London 
and New York.  

Some buyers will find the market less 
welcoming 

Pressure from any number of bodies – the 
EU, the US and the OECD included – on  
low tax jurisdictions to comply with trans-
parency rulings is acting in concert with  
ever-tighter regulations aimed at reducing 
the risk of money laundering. Similarly, 
while EU and US restrictions on Russia 
over the Ukraine crisis may have been 
tightly drawn in terms of named individu-
als with whom to avoid doing business, the 
somewhat vague wording in the regula-
tions has caused professional advisors to 
become increasingly risk-averse in terms 
of whom they work with. Banks in par-
ticular will simply not risk falling short of 
regulatory standards. There are a small but 
growing number of potential buyers who 
will find it increasingly difficult to access 
foreign property markets.

Government stimulus will be with us 
for longer  

That ultra-low interest rates and govern-
ment stimulus measures have aided de-
mand for residential property, as with just 
about every other tangible asset, is a given. 
A year ago the assumption was that it was 
only a matter of time before interest rates 
would begin to rise across the developed 
world. A year on and the continued fragi-
lity of the eurozone recovery and broader 
concerns over the global economy have 
meant that policy tightening has been 
pushed further into 2015 and even into 
2016. It appears that the support for global 
demand and the ability of purchasers to 
push prices higher will be with us for some 
while yet.
 

Technology will reinforce the globali-
sation of demand  

In last year’s edition of The Wealth Report 
we discussed the potential impact of sub-
orbital travel on property demand over 
the next 10 to 20 years. More immediate 
support for global demand is likely to 
come from improvements to traditional 
jet technology.  Several companies such as 
Aerion, Spike Aerospace, Lockheed Mar-
tin and Boeing are working to reintroduce 
a more affordable and sustainable  
supersonic replacement for Concorde.  
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Hong Kong

Canada

UAE

HNWIs 2013Country HNWIs gained from 2003 to 2013 (as a percentage of total HNWI population)

114,100 (14%)

(20%)

(1%)

(14%)

(12%)

(5%)

(21%)

45,000

815,000

225,000

158,300

164,500

272,900

48,300

4,034,000 42,400

22,200

19,700

13,600

10,100

Countries with the biggest inflows of HNWIs (past 10 years)
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Countries with the biggest outflows of HNWIs (past 10 years)

received over 200 applications by August 
2014, with applicants from 30 countries, 
but mostly from Russia.  

Official figures show over 1,936 visas 
were issued in the first 12 months of 
Portugal’s Golden Visa programme.  Here 
the vast majority of applicants have been 
from China, representing close to 80% of 
total demand.  

The biggest story in terms of wealth-ex-
porting nations is undoubtedly China. It is 
estimated that 76,200 Chinese millionaires 
emigrated or acquired alternative citizen-
ship over the 10 years to 2013. They are a 
significant force in Europe and dominate 
Asia-Pacific schemes – with around 90% of 
applicants for Australia’s Significant Inves-
tor visa coming from China.  

India’s wealthy migrants tend to favour 
the UK, the US and Australia. French and 
Italian HNWIs prefer the UK and Swit-
zerland. Some 73,000 Russians received 
foreign passports in 2013/14, the majority 
of the HNWIs among them focusing on 
the UK and the US.

Reducing the London to New York travel 
time from seven hours to three and a half 
is the first ambitious objective.  

New buyers will help boost demand 
in established and emerging prime 
markets   

Mexico, Indonesia, Nigeria and Turkey 
will be among the biggest suppliers of  
UHNWIs hungry to buy luxury inter-
national property.  Although Mexican 
nationals tend to move into the US, they 
are positive about European opportuni-
ties, with some notable investments made 
in Spain and Germany in 2014. Turkey is a 
growth market, although because of ongo-
ing problems around banking licences 
and restrictions on capital flows, real 
demand has been held below potential 
levels. Indonesian buyers will become 
a much more serious force in Australia 
and the wider Asia-Pacific region in 2015. 
While Nigerian buyers will still form a 
strong sector of the market in key cities 
like London and New York, they will 
increase their activity closer to home in 
South Africa and Mauritius.

PASSPORTS, PLEASE
HNWI migration is a major influence on the global  
luxury property market. Using research provided by  
global immigration specialist Fragomen, we examine  
the directions of travel 

Future prime  
property trends
The main factors that are likely to drive 
prime residential markets over the short 
and long term 
 
LIAM BAILEY, GLOBAL HEAD  
OF RESEARCH

Source: Fragomen using data from New World Wealth survey

GOLD STANDARD Australia’s east coast is attracting a new wave of Asian residential investors
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He asks me if I’ve ever been to the Val 
d’Orcia, a UNESCO world heritage site, 
largely unchanged since the 15th century. 
I’ve not, so I mention another area in Tus-
cany that I have visited and considered 
very beautiful. “It is nice there,” he replies 
politely, “but it’s not the same. Del Bosco 
is somewhere very special. All you can see 
is green, green and green, and nothing to 
ruin the view of the landscape.” 

Originally, the plan was to turn the 
estate into a very exclusive private mem-
bers’ club.  However, in the wake of the 
fi nancial crisis, Mr Ferragamo changed 
his model. The estate is still very exclu-
sive, but visitors can now stay in the hotel 
and villas and join Italy’s only private golf 
club, which is located on the property.  A 
number of the estate’s villas have also 
been sold to an international range of 
buyers. “We renovate the villas for the 
owners, and when the owners are not in 
residence, we manage all aspects of 
the property.”

The process of rejuvenating the estate, 
which dates back to the 10th century, has 
clearly been a labour of love. “You cannot 
own a property like this without it having 
a purpose. You have to create a synergy 
for all its elements – the land, the build-
ings, the vineyards – to bring it back to 
life again.”

After we’ve talked and just as The 
Wealth Report is about to go to press, Mr 
Ferragamo gets in touch to let me know  
that Rosewood Hotels and Resorts, after 
careful consideration, has been appointed 
to manage the estate’s hotel and villas. 

Massimo Ferragamo’s life seems to divide 
neatly in two. Not only does he split his 
time between Italy and the US – “I was 
sent there to work for the Ferragamo busi-
ness when I was 25”– but in each country 
he likes to move between homes in the 
city and the countryside.

In Italy he owns a house in Florence – 
“the most beautiful city in world, where 
I was born” – as well as Castiglion del 
Bosco, a 5,000-acre estate in the Val 
d’Orcia region of Tuscany. Stateside he 
has an apartment in Manhattan and a 

“They immediately recognised and 
respected that Castiglion del Bosco is 
deeply rooted in the Tuscan way of life.”

As well as his cherished Tuscan estate, 
Mr Ferragamo is also involved with his 
family’s wider property portfolio, which 
includes fi ve boutique luxury hotels in 
Florence and Rome – “They are doing 
very well, so we might open outside of 
Italy” – and the freehold of many of the 
Ferragamo shops around the world. “Real 
estate became second nature to us almost 
by chance. We’re allergic to paying rent,” 
he says.

I ask if he has a philosophy when it 
comes to investing.“I call it the three Ls – 
I have to love something, it has to be in a 
good location and the investment has to 
be for the long term. If you stick to those 
rules in real estate you’ll never lose.” 

“As a family we don’t speculate. There 
is not a speculative piece of DNA in our 
bodies. When you speculate it’s like musi-
cal chairs – if the music stops and you 
don’t have somewhere to sit, you’ve got a 
problem,” he adds fi rmly.

Personal perspectives 
on property

The Wealth Report Editor Andrew Shirley 
talks to MASSIMO FERRAGAMO about 
homes, property investments and an 
unusual collection

country house in Millbrook, a small vil-
lage in upstate New York referred to as a 
low-key version of the Hamptons.

“I love the contrast between the city 
and the countryside,” he explains.  “They 
are quite diff erent, and I really like that.” 
But, I ask, if you had to make a choice? “If 
I was forced to choose I would say I prefer 
the countryside,” he concedes after a mo-
ment’s thought.

He brushes off  my surprise that he 
doesn’t also own a waterside property 
like many other UHNWIs or a ski chalet, 

especially as his wife skied for the Italian 
national team. He says he likes to keep 
things simple. 

“To be honest, a collection of houses 
can also be a collection of headaches,” he 
says, “and there are so many lovely 
places around the world to stay and ski. 
The whole family is also a great lover of 
boats, so we prefer to actually be on the 
water, not just looking at it.”

Helping people avoid the problems 
often associated with second-home 
ownership was one of the reasons behind 
the development of the Castiglion del 
Bosco estate, which he stumbled across 
by chance when looking for somewhere 
to make wine. He certainly wasn’t looking 
for a project of that scale – the estate in-
cluded many medieval buildings in need 
of renovation – but he fell in love with it.

As a family we don’t speculate. There 
is not a speculative piece of DNA in our bodies.

When you speculate it’s like musical chairs 

To be honest, a collection of houses
can also be a collection of headaches

MASSIMO 
FERRAGAMO

As a scion of one of Italy’s, if 
not the world’s, most infl uential 
and successful fashion dynasties, 
Massimo Ferragamo has style in 
his DNA. The sixth and youngest 
child of Salvatore Ferragamo, 
who rose to fame creating shoes 
for the stars of Hollywood in 
the 1920s, Massimo is Chairman 
of Ferragamo USA, and pursues 
personal and family projects in his 
native Tuscany.
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Given that Mr Ferragamo has such a 
peripatetic lifestyle, I wonder if he has 
time for any other investments of pas-
sion apart from property – maybe art or 
classic cars. “As a family we own art, al-
though I’m not really a collector myself,” 
he says. But as befi ts somebody who likes 
to make his own rules when investing in 
property, it turns out that he does have a 
suitably individual collection that takes 
pride of place in his Florentine study.

“I do love sports, so I like to buy an-
tique silver trophies. You can get a nice 
surprise when you turn them over and 
see they were made by Mappin & Webb, 
Asprey or Garrard.” His favourite, he 
says, is a huge 1904 silver charity shield 
from England, once competed for by a 
team called the Corinthians against the 
winners of the then equivalent of the 
Premier League.

Although he “hates to overpay” for 
anything, Mr Ferragamo says, as with prop-
erty, you have to like what you buy and be 
prepared to hold it, and then in the long 
term it will prove to be a good investment. 

LABOUR OF LOVE 
Castiglion del Bosco in 
Tuscany’s Val d’Orcia

WELL-HEELED The Ferragamo Museum in Florence
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