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Spotlight
Monaco
Residential Market
A centre of global wealth, Monaco is pushing
ultra prime prices to an all time high

I

f world cities like New
York, London, Singapore
and Hong Kong are the
crown jewels of global real
estate, then Monaco is a
rare gem of particular value in the
vault of ultra wealth.
Monaco is rare because it not
only displays the credentials of
the world’s most invested urban
markets but also has the qualities of
a destination and recreation location.
It caricatures the supply-demand
imbalances of most world cities in
that it presents tiny supply against
high and increasing demand.
Monaco is particularly supplyconstrained with an area just 6% the
size of Manhattan and 3% the size
of Hong Kong Island. Meanwhile,
demand for homes in Monaco
from the world’s ultra wealthy is
particularly high – it is the sixth most
important world location for ultra high
net worth individual (UHNWI) real
estate holdings.
This provides a significant reason
for investment in itself alongside
the multitude of other reasons that
the wealthiest people in the world
find to buy residential real estate in
the Principality. The hybrid nature
of Monaco as a conurbation,

SUMMARY
An overview of the market

destination and recreation location
diversifies risk while maximising the
potential market for property. It also
means that Monaco’s recovery cycle
is likely to be extended. At a time
when many prime global city markets
have become fully valued and face
a period of little or slow growth,
Monaco can ‘extend its season’.
This is because resort, retreat and
destination properties around the
world are showing increased activity
and signs of price growth after six
years of decline and stagnation.
Monaco can also surf this wave
having already paddled out to the
big breakers alongside the global
cities. At the risk of extending this
metaphor a little too far, this wave
of world money is likely to continue
rolling across the world for up to a
decade. Many other cities would
like to ride it in the way that Monaco
has, but few can emulate the unique
characteristics and combination of
attractions found in this jewel of a
European principality. n

“Monaco presents
tiny supply against
high demand”

■ Monaco is one of the few places in the world
that shares characteristics of a world city, centre
of commerce and top tier ‘recreation destination’,
providing its residential markets with a broad
demand base.
■ A centre of global wealth, Monaco has the
world’s highest density of ultra wealthy individuals,
and is the sixth most important world destination
for their direct real estate holdings.
■ Demand for a limited pool of stock has
pushed ultra prime prices to the highest globally,
at €91,000 per square metre, or $12,000 per
square foot.
■ While transaction numbers and average values
stand below their 2007 peak, sales by total value
are 23% above their former high. As a real estate
investing ‘safe-haven’ Monaco has seen increased
activity – focused at the very top end of the market.
■ In order to remain competitive on a global stage,
the Principality is building into the water
(on reclaimed land), and skywards. New product is
comparable to that found in the best addresses in
London, New York and Hong Kong.
■ We foresee continued price appreciation in
Monaco’s residential markets due to demand from
a growing number of global UHNWIs, set against
restricted levels new supply. We expect prices
to return to peak in the next 12 months, implying
growth of around 20% before June 2015.
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Overview
Monaco is a city of superlatives.
The second smallest independent
state in the world, it has the world’s
greatest concentration of ultra wealthy
individuals, the highest priced property
values recorded by Savills on the
planet, boasts the highest GDP per
capita of any country, and offers
among the world’s top standards of
living. Bordering the Mediterranean
sea, Monaco is surrounded on three
sides by France, but occupies an
area of just 202 hectares. Through
land reclamation the state’s territory
has expanded by 20%, with further
expansion planned.
Monaco is a global hotspot with a
distinctly Mediterranean character,
home to residents from 128 different
nations. The official language is
French, although Monégasque,
Italian and English are widely
spoken and understood. Monaco
offers its residents a cosmopolitan

“Monaco has the world’s
greatest concentration of
ultra wealthy individuals”

city environment, with all the
characteristics of a ‘retreat’, providing
beaches, marinas, shopping and
restaurants, wrapped up in a low
tax, business friendly jurisdiction that
has sheltered it from wider economic
turbulence in Europe.
Monaco may be geographically tiny,
but it punches well above its weight
in terms of its global presence. The
world famous Monaco Grand Prix
held annually in the streets of Monaco
is widely considered to be the most
prestigious of the F1 calendar. The
Casino de Monte Carlo is known
around the globe (and is a major
source of the Principality’s income).
Monaco is governed under a
constitutional monarchy, of which the
Sovereign Prince of Monaco – Albert
II – is head of state. Prince Albert
has been instrumental in driving
forward a new wave of development
in the Principality, along sustainable
principles, in a bid to cement Monaco’s
position as a global centre of wealth
and commerce.
Monaco’s residential markets did suffer
in the global economic downturn, but
rebounded quickly as the Principality
benefitted from the search for safe
havens by the global wealthy. Monaco
is now performing on par with major

world cities. This report explores
Monaco’s residential markets in
the context of wider trends in
global wealth.

Economy

A net importer of labour, Monaco
hosts 50,792 jobs to its 36,136
residents. 75% of Monaco’s
employees live in, and commute
from, France each day.
Finance is the city-state’s major
industry and Monaco ranks 7th in
the Y/Zen European Global Financial
Centres Index. Monaco has also
sought to diversify its economic base
into services and industries such
as cosmetics and biothermics. The
Principality’s casinos are a major
source of national income, the most
famous of which is the Casino de
Monte Carlo, founded in 1858.
Monaco is not part of the EU, but
participates in EU customs and
border controls, is part of the French
customs zone, and uses the euro
as its sole currency. The Principality
does not levy any income tax, wealth
tax or capital gains taxes, which has
made it particularly attractive as a low
tax jurisdiction to wealthy individuals.
A comparison of the headline
tax rates with other European
jurisdictions is shown in Table 1.

Table 1

Headline tax rates in Monaco and other European jurisdictions
Monaco

Switzerland

Luxembourg

Liechtenstein

Personal income tax

0%

0% to 13.2%

6% to 40%

1.2% to 17.8%

Corporate tax

0%*

13% to 25%

28%

12.5%

VAT

5.5% to 20%

2.5% to 8%

15%

3.6% to 7.6%

Source: Savills World Research, various government sources				
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*where more than 25% of turnover is generated from outside Monaco, 33.33%
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Centre of global wealth

Monaco has the highest density
of ultra high net worth individuals
(UHNWIs) in the world (Table 2) and
stands out as the sixth most important
destination for this group’s direct
real estate holdings, by value, in
league with major world cities such
as London, Moscow and New York
(Graph 1). Monaco offers UHNWIs a
European base in a low tax, business
friendly environment.
The Principality’s rapid resurgence
from the global economic crisis came
at a time when private wealth had
become increasingly important to
real estate globally. Money has been
focused on the global prime sector for
‘safe haven store of wealth’ with an
eye on capital appreciation.
The number of UHNWIs topped almost
200,000 in 2013, with a combined
wealth of almost $27.8 trillion. This is
forecast to reach $40 trillion by 2020,
according to Wealth X. Much of this
wealth is finding its way in to real
estate – particularly among European
based UHNWIs where it totals 31% of
all wealth.
Investment has been a largely urban
phenomenon, and a disproportionately
large amount (just under half) of world
UHNWI real estate investment has
flowed into the major urban enclaves
of the world. With the characteristics of
a major city, but also with the benefits
of a ‘recreation destination’, Monaco
has been a major recipient of this
wealth but is also leading the way in
the re-emergence of resort and retreat
property; it benefits as both an urban
centre and playground.
With such a lot of capital weighing
into a very small geographic area,
residential values have been pushed
to world highs. The price of ultra
prime property in Monaco stands
at €90,900 per square metre, or
$11,700 per square foot, ahead
of Hong Kong at €85,500psm /
$11,000psft, and topping Savills
World City Ultra Prime index by this
measure (Table 3).
Unsurprisingly, yields are very low,
typically between 1% and 2%.
Income is not a consideration for most
buyers; the majority of purchases are
for lifestyle purposes, whether it be
permanent relocation, an additional
home or business base. n

Table 2

Table 3

Density of UHNWIs

Ultra prime prices per foot / metre

UHNWIs per
ten thousand
population

USD psft

Euro psm

Monaco

$11,700

€ 90,900

Hong Kong

$11,000

€ 85,500

Tokyo

$6,600

€ 51,300

London

$6,300

€ 51,000

Paris

$5,300

€ 41,600

Moscow

$4,600

€ 36,200

New York

$4,600

€ 36,000

Monaco

55.3

Zurich

52.9

Liechtenstein

20.7

Luxembourg

12.7

New York

9.6

London

7.7

Hong Kong

4.4

Paris

3.1

Shanghai

$2,400

€ 18,400

Singapore

2.5

Singapore

$1,900

€ 14,600

Mumbai

1.7

Dubai

$1,500

€ 11,600

Source: Savills World Research, Wealth X

Source: Savills World Research

graph 1

Top global centres for UHNWI real estate holdings

Other 21%

Hong Kong 23%

Los Angeles 2%
Shanghai 2%
Malibu 4%

London 21%

Mumbai 4%
Monaco 5%

Moscow 8%

New York 5%

Singapore 6%

Source: Savills World Research, Wealth X

Monaco in numbers

36,136
population
(2012)

2.2 sq km
area

89.6 years
life expectancy,
the highest
in the world

0%
direct taxation

$163,026 GDP
per capita

(the highest ranking
country, and city globally)
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Residential
market
Monaco is unique in that almost
all of its residential stock could be
considered ‘prime’. The ‘mainstream’
housing stock which serves the
Principality is found in bordering
French towns. Given Monaco’s
restricted space, 95% of housing
stock is in the form of apartments,
with villas making up the balance.
Monaco’s ultra prime residential
markets are focused in Monte Carlo,
around the famous Place du Casino.
The most desirable area is Carré
d’Or. Neighbouring Fontvieille is also
highly prized, offering a larger range
of stock and a variety of commercial
uses. That said, prized buildings can
be found throughout the Principality,
with the majority of new ultra prime
schemes focused outside these
districts due to limited land availability
in the ultra prime core.
While the number of residential
resales fell by 55% between 2007
and 2010, forced sales during this
time were limited. Most owners
managed to ride out these difficult
market conditions. Monaco’s market

recovery has been driven by demand
from the world’s super rich seeking a
safe haven for their wealth. By 2013,
transaction volumes had recovered
to within 13% of their former peak.
Even greater liquidity has been seen
at the very top end of the market
where transactions, by total monetary
volume, now exceed their 2007 levels
– by 23% – even though average
values have yet to recover to their
former highs (Graph 2).
The resilience of Monaco’s residential
market is attributed to the diversity of
buyers it attracts. The Principality is
home to residents from 128 different
nationalities and its cosmopolitan
nature is integral to its appeal, as is
the fact that English is commonly
spoken.
Those most active in Monaco’s
prime markets today include British,
Italian, Belgian, Swiss, Russian and
Eastern European buyers. The French,
as Monaco’s nearest neighbours,
account for a third of Monaco’s
population for historic reasons,
but are no longer as active in the
purchasing market in any volume
as they are now subject to French
income tax collected by France,
although they do not pay inheritance
tax on Monaco properties. n

Resale transactions Transaction volumes recover
---- Total € volume (right hand scale)
€1.40

500

Monaco district by district

Average transaction price
2011/13
 Above €4m
 €3m to €4m
 €2m to €3m
 €1.5m to €2m
 Up to €1.5m

Monte Carlo
The most prestigious district
in Monaco, at the centre of
Monte Carlo is the Carré d’Or,
a grand square bounded by
luxurious hotels and casinos.
High end modern apartments
and villas, such as those of the
Boulevard de Suisse are all in
high demand.
Key buildings: Mirabeau,
Floralies, Park Palace, Sun
Tower, Villa de Rome

Jardin Exotique
On the western corner of the
Principality, centred around
Monaco’s cliffside botanical
garden. A comparatively
cheaper area, but with
a number of prestigious
buildings.

graph 2

n Studio n 1 bed n 2 bed n 3 bed n 4 bed+ n Villa

MAP 1

Key buildings: Patio Palace
and Monte Carlo View
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Fontvieille
Largely reclaimed from the
sea, Fontvieille is home to
Fontvieille Harbour, Louis II
Stadium and a ‘pollution free’
industrial centre. As one of
Monaco’s newer districts,
apartments here are larger on
average compared to some
older districts of Monaco.
Key buildings: Terrasses du
Port, Seaside Plaza, Palazzo
Leonardo

€
2006

Source: IMSEE
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Six key districts with distinct residential characteristics

Larvotto & La Rousse
On the east side of Monaco is Larvotto and on the
hills is La Rousse, developed in the 1960s. It is
dominated by apartment buildings of this era, though
the majority are only available for rent. La Rousse is
home to the soon to be competed Tour Odeon.
Key buildings: La Reserve, 21 Princesse Grace

La Condamine

Grand Prix circuit

This district encompasses
Port Hercules, and is known
for the ‘Place d’Armes’
market, restaurants and high
end retail offer. As the hub
of the annual F1 Monaco
Grand Prix, Condamine is
recognised around the world.
Apartments with terraces and
direct harbour views command
a significant price premium.
Key buildings: Porto Bello,
Shangri La and Ermanno
Palace

Monaco Ville
The oldest district in Monaco,
Monaco Ville is the original
fortified town and home to
the Prince’s Palace. A popular
tourist spot, many apartments
here are subject to various
laws which place restrictions
on letting the property.
Key buildings: 18th or 19th
century conversions

savills.co.uk/research
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The new build
market
New build supply in Monaco is
low, due largely to the Principality’s
extreme space constraints. New home
sales accounted for just 4% of all
transactions in 2013. It is notable
that the last few years have seen
a fundamental shift in the nature
of supply.
Since 2007 there has been a general
move by developers to target the
ultra prime market, in order to capture
growing demand from the global elite.
Transactions of four bed or larger new
build properties accounted for 60% of
the market in 2013, up from just 4% in
2007 and 2008 (Graph 3). At the same
time, the average price of a new build
property transaction increased, from
€1m in 2008 to €9.3m in 2013.
This new trend has been led by
schemes such as L’Oiseau Bleu
(20 units), Le Monte-Carlo View (45
units) and Le Monator (19 units).
These relatively small, ultra prime
developments have delivered high
quality product with the associated
amenities demanded at this price level.

“The last few
years have seen a
fundamental shift in
the nature of supply”
The 1960s and 70s saw a raft of mid
to high rise development in Monaco,
culminating in the development
of Fontvieille, almost entirely on
reclaimed land. A moratorium on tall
buildings in the 1980s meant that few
tall buildings have been developed in
recent decades.
A change of stance has led to the
development of some new landmark
towers, most notably the 50 storey
Tour Odeon (see p9). Other schemes
such as the Sporting d’Hiver at Carré
d’Or will be designed by world class
architect, Richard Rogers. Monaco
is actively tailoring its offer to remain
competitive with the most exclusive
addresses around the globe.
We anticipate that Monaco will
become increasingly high rise in
future and that there may be scope
for refurbishment and rebuilding and
‘ultra-priming’ older secondary blocks
and towers. n

graph 3

New build transactions Shift toward larger, high value units
n Studio n 1 bed n 2 bed n 3 bed n 4 bed+

---- Total € volume (right hand scale)
€0.16
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Future
developments
As one of the world’s most densely
populated countries, Monaco is
making available new development
space through urban restructuring,
land reclamation, and increasingly,
higher rise development. The
evolution of its urban form allows
Monaco to keep pace with ever
increasing expectations for
standards of residential product from
the world’s wealthy.

Buildings

Tour Odeon: The most prominent
high rise development to be built
in the city-state since the 1980s,
Tour Odeon will be one of the
tallest residential towers in Europe,
at 170m, or 49 storeys in height.
The development incorporates 70
apartments, retail and office space.
Carré d’Or: A Richard Rogers
scheme adjacent to the Monte Carlo
Casino, to include rental apartments,
retail, offices, an art gallery and
conference hall. Construction is
expected to begin in 2016, with
completion set for the end of the
decade.

Reclamation schemes

Le Portier: This will become
Monaco’s eleventh ward, when built,
extending between Port Hercule
and the Grimaldi Forum, an area
of 27.5 hectares. The scheme will
encompass four city blocks, and
deliver residential, administrative
buildings, a theatre and marina. n

New development space
and increasingly higher
rise development
savills.co.uk/research
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Outlook
Demand from global UHNWIs will drive price growth
■ As one of the world’s most expensive
and exclusive ultra prime residential
districts, Monaco’s market area, restricted
by geography, will continue to find demand
outstrips supply and values will be pushed
to new world highs.
■ As world city real estate markets cool
somewhat, Monaco will continue to benefit
from its additional status as a destination
and recreation centre. These real estate
markets are recovering later than cities at
a global level but are set to show strong
growth in this and coming years.
■ In order for Monaco to continue to
hold its appeal as a destination for the
global elite, the Principality will continue
to build into the water on reclaimed land,
and skywards. New product will be offered
comparable to that found in the very best
addresses in London, New York and
Hong Kong.
■ Monaco is one of the few places in the
world that shares characteristics of both
a world city centre of commerce and top
tier ‘recreation destination’; a city and
playground all rolled into one. Few other

locations can offer such broad appeal,
and this will help to see the Principality
through market cycles as investment in
cities slows, but investment in recreation
hotspots rises.
■ We foresee continued price appreciation
in Monaco’s residential markets due to
demand from a growing base of global
UHNWIs, set against restricted levels of
new supply. Prices are still up to 20% below
their former peak and we foresee they will
return to peak in the next 12 months. This
implies growth of around 20% before 2015.
Therefore, value growth could still be in
double digits for another two to three years.
■ Downside risks include any wider
interference in Monaco’s tax regime. The
Principality has already signed a number
of tax information exchange agreements
in accordance with the OECD, and has a
reputation as a cooperative regime. While
low tax jurisdictions remain firmly on
the watch of a number of major national
governments as they seek to minimise
tax-flows from home, we do not foresee
significant changes to Monaco’s status in
the medium term.
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