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Important information about this document

This document has been prepared for the purposes of supporting the oral presentation by KPMG and has been 
prepared in accordance with our terms of engagement dated 10 March 2022, and the subsequent letter of extension 
dated April 2022.

Nothing in this document shall be construed as meaning that we undertake any advocacy services or managerial 
function for the Malta Developer’s Association (MDA). Any decisions and/or positions taken are solely those of MDA.

Our duties in relation to this document are owed solely to the MDA and accordingly we do not accept any 
responsibility for loss occasioned to any third party acting or refraining from action as a result of this document.      
We understand and acknowledge that this document may be distributed and released into the public domain, in 
complete or summary form. Our consent for the whole or part of our reports to be copied or disclosed to any third 
party other than the MDA, or otherwise quoted or referred to, in whole or in part, is on the basis that we do not owe 
such third parties any duty of care as a result of giving such consent.

We have indicated in this document the sources of the information presented. We have not sought to establish the 
reliability of these sources by reference to information independent of the Association, but where any relevant 
information has been obtained, this has been indicated in the document. We have, however, satisfied ourselves,    
as far as possible, that the information presented is consistent with other information that was made available to us 
in the course of our work in accordance with the terms of the engagement letter. 

Throughout this document, reference is made to comments received from industry operators during a series of 
consultation meetings. The views expressed by such industry operators do not necessarily reflect our own.
Our inclusion of any such comments or views expressed by industry sources should not be interpreted as an 
endorsement of such views, or as an acknowledgement or otherwise of the veracity of such views.
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Important information about this document

In providing our services, we may have referred to and quoted from laws, regulations, directives or rules issued by 
regulatory bodies. We may have also commented on their general or specific applicability to the subject of our 
engagement. We have done so in the context of providing you with additional insights relevant to the subject at hand, 
and should not be construed in any way as the provision of legal services.

We must emphasise that the scope of the work required in connection with this engagement is different from that 
required for an audit carried out in accordance with International Standards on Auditing and cannot therefore be relied 
upon to provide the same level of assurance as an audit of financial statements prepared in accordance with those 
standards.

Our document is also based upon publicly sourced information. Our reliance on and the use of this unaudited 
information should not be construed as an expression of our opinion on it except as, and to the extent that, we may 
otherwise indicate in our report. We do not accept any responsibility or liability for the impact on our conclusions of 
any inaccuracies in such information.

There exists a significant degree of judgement involved in selecting methods and basis for arriving at our opinions 
and recommendations, and a significant number of items may be subjectively considered when arriving at such 
opinion. It follows therefore that, whilst our opinion will be one which we consider to be both reasonable and 
defensible, others may arrive at a different conclusion.

This document is incomplete without reference to, and should be viewed solely in conjunction with, the oral briefing 
provided by KPMG. No reliance should be placed on any draft report or other documents and on previous verbal 
representations as such documentation and representations do no constitute our definitive opinions and conclusions.
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Methodology

Construction Industry and Property Market Report – Sixth Edition, first published in October 2017.

What?

• Construction and property industry is a key component of the local economy.

• Challenges in obtaining a comprehensive view of the industry and related property market performance.

• Growing ask by a broadening stakeholder base.

Why?

• KPMG Property Database – granular data on asking prices for all types of residential and commercial 
properties from 2011 onwards.

• Interviews carried out during April 2022 with MDA members and other industry stakeholders.

• Data published by the Eurostat, CBM, and NSO.

• Mortgage specific data from local banks. 

How?
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Defining the building industry

Development of 
building projects 
(NACE 41.1)

Construction of 
residential and non-
residential buildings       
(NACE 41.2)

Construction of 
Buildings

Civil engineering   
(NACE 42)

Specialised construction 
activities such as 
demolition and electrical 
installation and plumbing 
(NACE 43)

Real estate activities 
(NACE 68)

Architectural and 
engineering activities, 
technical testing and 
analysis

Mining and quarrying

Core Activities

Manufacturing of wood 
and products of wood 
and cork

Manufacturing on other 
non-metallic mineral 
products

Manufacturing of 
fabricated metal 
products

Related Activities
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27.5%

67.8%

4.7%

Defining the building industry

* Imputed rents were excluded 
from the GVA of of core activities, 
wider building industry, and total.  

Source: NSO data; KPMG Analysis. 
Data pertains to annual figures for 2021.
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Direct share of the wider building industry

Source: NSO data; KPMG Analysis

Source: NSO data; KPMG Analysis

GVA from the building industry 

2017 2018 2019 2020 2021 H1 2022
€ millions € millions € millions € millions € millions € millions

GVA from construction of buildings 241.8 271.0 315.3 320.8 341.3 176.5
GVA from core activities 617.2 684.0 774.1 749.5 841.8 414.1
GVA from related activities 39.4 48.9 62.3 49.1 58.8 33.7
Total GVA from construction, core and related activities 898.3 1003.9 1151.7 1119.4 1241.9 624.3
% of total GVA 8.7% 9.0% 9.4% 9.8% 9.6% 8.9%
Figures for 2022 are up to June 2022 . 
Imputed rents were excluded from the total of core activities and total GVA

Shares of GVA of wider building industry 

2017 2018 2019 2020 2021 H1 2022
% % % % % %

GVA from construction of buildings 26.9 27.0 27.4 28.7 27.5 28.3
GVA from core activities 68.7 68.1 67.2 67.0 67.8 66.3
GVA from related activities 4.4 4.9 5.4 4.4 4.7 5.4
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Sheet1

		Gross Value Added in Nominal Terms

				NACE		2016		2017		2018		2019		2020		2021		2020				2021				2022

																		Q1		Q2		Q1		Q2		Q1		Q2

						€ millions		€ millions		€ millions		€ millions		€ millions		€ millions		€ millions		€ millions		€ millions		€ millions		€ millions		€ millions

		Construction of Buildings		41		198.2		241.8		271.0		315.3		320.8		341.3		80.8		80.6		83.2		83.0		88.0		88.5						2.6%				161.4		166.2		176.5



		Core Construction Activities

		Civil Engineering		42		22.6		35.4		38.4		49.9		63.0		65.5		14.9		14.6		16.4		16.5		15.6		15.0

		Specialised construction activities		43		112.7		126.4		145.0		164.9		163.9		172.9		40.5		40.6		41.6		43.2		46.2		44.7

		Real Estate activities		68		583.7		653.6		705.4		758.8		755.4		812.6		193.0		172.9		199.5		196.3		204.2		205.1

		Less Imputed Rents				306.0		302.8		326.0		356.0		404.3		395.0		95.3		98.8		98.8		95.5		102.8		107.6

		Architectural and engineering activities		71		0.0		104.6		121.1		156.6		171.5		185.8		42.2		37.6		45.4		40.6		49.6		44.1

						413.1		617.2		684.0		774.1		749.5		841.8		195.3		166.8		204.2		201.1		212.8		201.3						6.5%				362.1		405.3		414.1

		Related Construction Activities

		Manufacturing of wood and products of wood and cork		16		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0

		Manufacturing on other non-metallic mineral products		23		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0		0.0

		Manufacturing of fabricated metal products		25		46.2		39.4		48.9		62.3		49.1		58.8		9.6		15.9		10.3		19.9		12.0		21.7

						46.2		39.4		48.9		62.3		49.1		58.8		9.6		15.9		10.3		19.9		12.0		21.7						0.5%				25.5		30.1		33.7



		Wider Construction Industry				657.5		898.3		1003.9		1151.7		1119.4		1241.9		285.6		263.4		297.6		303.9		312.8		311.6						9.6%				548.9		601.6		624.3



		GVA*				9049.7		10330.3		11159.9		12195.7		11456.6		12953.3		2974.3		2658.3		3004.0		3151.8		3374.5		3625.8										5632.6		6155.8		7000.2

		Share of Wider Construction Industry				7.3%		8.7%		9.0%		9.4%		9.8%		9.6%		9.6%		9.9%		9.9%		9.6%		9.3%		8.6%





		*Imputed rents accounted for

		GVA*				9355.7		10633.2		11485.9		12551.8		11860.9		13348.3		3069.7		2757.0		3102.7		3247.3		3477.2		3733.3

		Less Imputed Rents				306.0		302.8		326.0		356.0		404.3		395.0		95.3		98.8		98.8		95.5		102.8		107.6
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Sheet3

				GVA from the building industry 

						2017		2018		2019		2020		2021		H1 2022

						€ millions		€ millions		€ millions		€ millions		€ millions		€ millions

				GVA from construction of buildings		241.8		271.0		315.3		320.8		341.3		176.5

				GVA from core activities		617.2		684.0		774.1		749.5		841.8		414.1

				GVA from related activities		39.4		48.9		62.3		49.1		58.8		33.7

				Total GVA from construction, core and related activities		898.3		1003.9		1151.7		1119.4		1241.9		624.3

				% of total GVA		8.7%		9.0%		9.4%		9.8%		9.6%		8.9%

				Figures for 2022 are up to June 2022 . 

				Imputed rents were excluded from the total of core activities and total GVA

						ERROR:#REF!		27%		27%		27%		29%		27%		28%

						ERROR:#REF!		69%		68%		67%		67%		68%		66%

						ERROR:#REF!		4%		5%		5%		4%		5%		5%
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Industry performance at a glance
• 2021, Malta’s GVA increased by 9.9% over the 

previous year.

• Output levels for the Maltese economy overall were 
back to pre-pandemic levels (GVA All Sectors 
2021/2019 - 1.9%), but the recovery was not evenly 
distributed across all sectors.

• Most of the contraction occurred in sectors heavily 
dependent on international tourism – accommodation, 
transport, and car rentals, while other sectors, such as 
financial services, information and communication 
services, and iGaming were seemingly unaffected by 
the pandemic.

Movement in Sector GVA
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• The uneven contraction and recovery resulted in a 
redistribution in the sector contributions to GVA. 
pandemic.

Movement in Sector GVA Contributions -
2021 vs 2019
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Source: NSO data; KPMG Analysis

Source: NSO data; 
KPMG Analysis

In contrast, the direct GVA contributions of 
construction and real estate activities remained 

relatively unchanged at 4.3% and 5.7% respectively. 
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Construction and real estate in focus

Growth Rate in GVA in Volume Terms
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Construction Real Estate

• During the pandemic, the construction industry did 
not contract. 

• As a result of the strong pre-pandemic growth and 
its resilience during the pandemic period, the direct 
contribution of the construction industry to Malta’s 
GVA, increased from 3.8% in 2017 to 4.3% in 2021.

• Real estate proved more volatile and, after 
accounting for imputed rents of owner occupied 
dwellings, the sector contracted by 17.0% during the 
pandemic. Nonetheless, recovery during 2021 was 
equally strong.

• During H1 2022, construction contracted by -4.2% in 
real terms, following a contraction of -1.0% in Q4 
2021. Real estate activities, excluding imputed 
rents, contracted by 5.3%.

Source: NSO data; KPMG Analysis
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Construction in focus

Breakdown of Construction GVA • In 2021, the construction of buildings segment (circa 
60% share of total construction GVA)  and special 
construction activities (circa 30% share of total 
construction GVA) grew by 2.0% and 2.2% 
respectively, in real terms. Civil engineering (circa 
10% share of total construction GVA) contracted by 
1.4%. 

• During H1 2022, all the segments in the 
construction industry contracted in real terms.

• On a quarterly basis, construction of buildings 
contracted by 1.5% in Q1 2022 and very marginally 
in Q2 2022.

• Civil engineering sustained 4 successive quarters of 
contraction, with a year-on-year decrease of -21.8% 
in Q2 2022. The output of this segment is very much 
related to government expenditure on capital 
projects. 

• Specialised construction activities contracted by 
1.2% in Q1 2022 and 9.1% in Q2 2022.

Source: NSO data; KPMG Analysis
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Multiplier analysis

• Whenever a consumer purchases a good or service, 
the economic impact is greater then the value of their 
expenditure.

• Multiplier analysis is used to analyse the total effect 
on national income or employment, as a result of a 
change in a particular industry, in this case 
construction and real estate activities.

• The direct impact of an industry is the set expenditure 
or employment in a particular industry. In our case, 
the direct effects are the gross value added of the 
construction and real estate sectors or the people 
employed by the respective sectors.

• The indirect impact (Type 1) is the result of business-to-
business transactions indirectly caused by the direct 
effects. Therefore, this is the result of industries, such 
as manufacturing supplying or acquiring products from 
the construction and real estate sectors.

• The induced impact (Type 2) is the resultant effect of 
the direct and indirect effects on the level of household 
income. For instance, part of the income generated by 
the construction industry will eventually be spent on 
food by construction employees.

• The total actual impact of an industry is expected to fall 
in between the Type 1 and Type 2 multiplier.
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Estimation of the GVA contribution from the broader building industry

Source of GVA contribution € millions % of totalGVA
Construction
Output from construction 2,048.18
Construction Type 1 Value Added multiplier 0.55
Value added from construction 1,126.50 8.53%
Real estate
Output from realestate 1,219.01
Real estate Type 1 Value Addedmultiplier 0.78
Value added fromreal estate 950.83 7.20%
Value added from construction and real estate 2,077.33
Less inter-industry linkages -110.35 -0.84%
Estimated contribution to total GVA by construction and real estate 1,966.97 14.90%

Multiplier analysis: GVA

Source: NSO data; KPMG Analysis

The 14.90% represents an estimate of the total of direct and indirect contribution of the construction and real estate  
activities.
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Residential property asking prices:  KPMG property database
Weighted average change in general property price level

• Changes in asking prices are not solely determined by property price inflation but are also dependent on the mix of 
characteristics in the sample. We have sought to control for certain characteristics to eliminate price variability due 
to qualitative factors. 

• The following data refers to the movements in price per square metre of finished properties with no views and not 
part of a large-scale development. 

• After a noted decline in the general advertised property price levels in 2020, asking prices returned to year-on-year 
positive growth in 2021.

• In 2022, asking prices increased, although at a decreasing rate when compared to a year earlier. Asking prices 
increased by circa 5.2% for apartments (2021:7.4%) and 9.1% for maisonettes (2021:13.7%). The asking prices 
for penthouses contracted marginally by -0.2% in 2022 (2021:10.9%). 

Source: KPMG Property database
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Residential property transacted prices: NSO & Eurostat

Growth in PPI (Contracted prices 2015 = 100) • In 2021, transacted property prices grew by an 
average of 5.1% over the previous year. During H1 
2022, transacted property prices increased by an 
average of 7.2 percent as per NSO/ Eurostat.

• Transacted prices per property type moved in line 
with asking prices, with maisonettes exhibiting the 
most growth. 

• NSO PPI relies on contracted property prices, 
whereas KPMG collates data from online listings. 
Other differences include:

• Reference to different time periods.

• Advertised data includes allowances for 
negotiating margins, which increase/ decrease 
depending on whether it is sellers’/ buyers’ 
market.

• Advertised data is generally more reflective of 
sellers’ expectations. 

• NSO data includes all population, whereas 
KPMG database observes properties advertised 
with estate agents. Source: NSO and Eurostat data, KPMG Analysis 
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Region: a major driver of price

Source: KPMG Property database

Gozo - €1,843
(2021: €1,597)

Grand Harbour - €3,793
(2021: €2,968)

North Harbour - €3,152
(2021: €2,876)

North West - €2,306
(2021: €2,516) 

Central - €2,512
(2021: €2,294)

South - €2,061
(2021: €1,987)

Average asking price (€) per sqm 
for a finished apartment with no 
or unspecified views, outside of 
premium developments.
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Region: a major driver of price
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Residential property: Evolution of permits and promise of 
sale agreements 
Apartments and Penthouses

• Residential units:

• 7,578 permits approved in 2021 (-3.3% over 2020)

• Down from peak during 2017/8 of 12,000+ approved permits

• Apartments and penthouses remained by far the most popular type of property and made up 85.1% of units 
approved in 2021. During 2021, the number of permits decreased by 4.2%, while the number of promise of sale 
agreements increased by 23.0%. 

• Maisonettes totalled 738 or 9.7% of approved units. During 2021, the number of permits increased by 1.5%, while 
the number of promise of sale agreements increased by 27.0%. 

Maisonettes

Source: CIR and NSO data, KPMG Analysis 
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Residential property: Evolution of permits and promise of 
sale agreements 
Terraced Houses

• 290 permits for terraced houses were issued in 2021 – a decrease of 3.0% over the previous year. Terraced houses 
made up a 3.8% share of total unit permits. 

• Other dwellings examined include bungalows, farmhouses and villas. In 2021, permits for new dwellings in this 
category stood at 99 versus 76 for 2020. Promise of sale agreements signed increased by 32.0% over 2020. 

• While growth in these segments may be indicative of a market seeking larger properties, it is worth considering that 
the volumes being observed are much smaller and hence movements may not be statistically significant. 

Others – Bungalows, Farmhouses, Villas
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Residential property: Promise of sale agreements insights

Total value of Promises of Sale

€

Source: CIR data, KPMG Analysis 
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Residential property: Final deeds

€170,281

€194,806

€215,586
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Source: NSO data, KPMG Analysis 

• During the period Jan-Sep 2022, 10,516 final deeds 
[2021: 10,472] for a value of €2,363.6 million [2021: 
€2,303.2 million] were signed. Final deeds involving 
individual buyers made up 91.7 percent in number 
and 84.6 percent in value.

• The average price appearing on deeds involving 
households for the September 2022 quarter stood at 
€215,586. This represents an annual rate of growth of 
10.7%, when compared to September 2021, and a 
growth of 6.2% over the March 2022 quarter.

Average value of final deeds involving households 
as buyers

Quarter Value
€ YOY (%) QOQ (%)

Q1 2021 191,071 9.9 5.5
Q2 2021 190,693 8.2 -0.2
Q3 2021 194,806 14.4 2.2
Q4 2021 204,488 12.9 5.0
Q1 2022 200,605 5.0 -1.9
Q2 2022 203,009 6.5 1.2
Q3 2022 215,586 10.7 6.2

Movement

Movements in Average Value of Final Deeds Involving 
Households as Buyers

28Source: NSO data, KPMG Analysis


Tables 1a and 1b

		Table 1a. Number of final deeds of sale by period of registration

		Period		2020		2021		2022

		January		1,031		1,009		1,149

		February		1,000		984		1,068

		March		926		1,285		1,190

		Q1		2,957		3,278		3,407				10,472		10,516		0.4201680672

		April		590		1,185		1,122

		May		552		1,174		1,251

		June		746		1,239		1,194

		Q2		1,888		3,598		3,567

		July		1,149		1,386		1,268

		August		940		1,170		1,258

		September		974		1,040		1,016

		Q3		3,063		3,596		3,542

		October		1,054		1,157

		November		961		1,330

		December		1,134		1,409

		Q4		3,149		3,896

		Total		11,057		14,368

		Table 1b.  Number of final deeds of sale involving individual buyers (households) by period of registration

		Period		2020		2021		2022

		January		912		932		1,059

		February		914		900		989

		March		830		1,192		1,095

		Q1		2,656		3,024		3,143				9,675		9,641		-0.3514211886

		April		529		1,095		1,038				0.9238922842		0.9167934576		-0.8363824289

		May		503		1,089		1,149

		June		709		1,136		1,103

		Q2		1,741		3,320		3,290

		July		1,075		1,295		1,138

		August		883		1,073		1,136

		September		892		963		934

		Q3		2,850		3,331		3,208

		October		970		1,072

		November		897		1,242

		December		1,044		1,296

		Q4		2,911		3,610

		Total		10,158		13,285

		Note: Refer to methodological note 8.
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_TM_Tables 2a and 2b

		Left		Top		Right		Bottom		Ref

		17		48		20		57		$Q$48:$T$57





Tables 2a and 2b

		Table 2a. Total value of final deeds of sale by period of registration

								€ million

		Period		2020		2021		2022

		January		205.1		209.2		242.9

		February		192.2		196.3		252.2

		March		170.5		270.6		255.5

		Q1		567.8		676.1		750.6				2,303.4		2,363.6		2.6135278284

		April		119.3		242.4		236.1

		May		102.3		326.7		271.9

		June		138.6		251.4		278.9

		Q2		360.2		820.5		786.9

		July		212.9		300.6		310.9

		August		173.6		247.7		284.7

		September		188.9		258.5		230.5

		Q3		575.4		806.8		826.1

		October		200.8		245.6

		November		179.1		297.5

		December		243.3		313.8

		Q4		623.2		856.9

		Total		2,126.6		3,160.3

		Table 2b. Value of final deeds of sale involving individual buyers (households) by period of registration

								€ million

		Period		2020		2021		2022

		January		161.8		175.1		207.7

		February		159.3		163.3		204.9

		March		140.6		239.4		217.9

		Q1		461.7		577.8		630.5				1,860		1,990		7.0007527691

		April		102.0		204.6		209.4						84.2%

		May		86.7		213.6		232.4

		June		118.1		214.9		226.1

		Q2		306.8		633.1		667.9

		July		176.7		256.8		262.5

		August		155.3		209.0		239.3

		September		153.3		183.1		189.8

		Q3		485.3		648.9		691.6

		October		172.3		208.8

		November		161.0		263.0

		December		193.9		266.4

		Q4		527.2		738.2

		Total		1,781.0		2,598.0

		Note: Refer to methodological note 8.

		Table 2b. Value of final deeds of sale involving individual buyers (households) by period of registration

								€ million

		Period		2020		2021		2022

		January		177,412.3		187,875.5		196,128.4										Q1 2020		173,833														Movements in Average Value of Final Deeds Involving Households as Buyers

		February		174,288.8		181,444.4		207,179.0										Q2 2020		176,221				1.4										Quarter		Value		Movement

		March		169,397.6		200,838.9		198,995.4										Q3 2020		170,281				-3.4												€		YOY (%)		QOQ (%)

		Q1		173,832.8		191,071.4		200,604.5										Q4 2020		181,106				6.4										Q1 2021		191,071		9.9		5.5

		April		192,816.6		186,849.3		201,734.1										Q1 2021		191,071		9.9		5.5										Q2 2021		190,693		8.2		-0.2

		May		172,365.8		196,143.3		202,262.8										Q2 2021		190,693		8.2		-0.2										Q3 2021		194,806		14.4		2.2

		June		166,572.6		189,172.5		204,986.4										Q3 2021		194,806		14.4		2.2										Q4 2021		204,488		12.9		5.0

		Q2		176,220.6		190,692.8		203,009.1										Q4 2021		204,488		12.9		5.0										Q1 2022		200,605		5.0		-1.9

		July		164,372.1		198,301.2		230,667.8										Q1 2022		200,605		5.0		-1.9										Q2 2022		203,009		6.5		1.2

		August		175,877.7		194,781.0		210,651.4										Q2 2022		203,009		6.5		1.2										Q3 2022		215,586		10.7		6.2

		September		171,861.0		190,135.0		203,212.0										Q3 2022		215,586		10.7		6.2

		Q3		170,280.7		194,806.4		215,586.0				10.6668334557		6.1952470224

		October		177,628.9		194,776.1

		November		179,487.2		211,755.2

		December		185,728.0		205,555.6

		Q4		181,106.1		204,487.5

		Total		175,329.8		195,558.9
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Tables 2a and 2b

		



Average price on final deed (€)

Annual Change (%)

Average value of final deeds involving households as buyers



Table 3

		



Average value of final deed (€)

Average value of final deeds involving households as buyers



Tables 4a and 4b

		Table 3. Number of final deeds of sale by period of registration and region

		Region				2021		2022				Year-on-year		Quarter-on-quarter

						Q3		Q2		Q3		%

		1.		Il-Birgu, L-Isla, Bormla, Il-Kalkara		52		70		63		21.2		-10.0

		2.		Il-Fgura, Raħal Ġdid, Santa Luċija, Ħal Tarxien		184		208		193		4.9		-7.2

		3.		Ħaż-Żabbar, Ix-Xgħajra, Iż-Żejtun, Birżebbuġa, Marsaskala, Marsaxlokk		418		471		414		-1.0		-12.1

		4.		Ħal Luqa, Il-Gudja, Ħal Għaxaq, Ħal Kirkop, L-Imqabba, Il-Qrendi, Ħal Safi, Iż-Żurrieq		286		229		237		-17.1		3.5

		5.		Valletta, Floriana, Il-Marsa, Il-Ħamrun, Tal-Pietà, Santa Venera		192		204		221		15.1		8.3

		6.		Ħal Qormi, Ħaż-Żebbuġ, Is-Siġġiewi		257		248		239		-7.0		-3.6

		7.		Birkirkara, Il-Gżira, L-Imsida, Ta' Xbiex, San Ġwann		405		410		425		4.9		3.7

		8.		Pembroke, San Ġiljan, Tas-Sliema, Is-Swieqi, Ħal Għargħur		318		324		327		2.8		0.9

		9.		Ħ'Attard, Ħal Balzan, L-Iklin, Ħal Lija		171		126		116		-32.2		-7.9

		10.		L-Imdina, Ħad-Dingli, Ir-Rabat, L-Imtarfa, L-Imġarr		116		115		127		9.5		10.4

		11.		Il-Mosta, In-Naxxar		239		205		226		-5.4		10.2

		12.		Il-Mellieħa, San Pawl Il-Baħar		426		374		402		-5.6		7.5

		13.		Għawdex		532		583		552		3.8		-5.3

				Unclassified		-		-		-		-		-

		Total				3,596		3,567		3,542		-1.5		-0.7

		Note: Refer to methodological note 13.
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Table 5

		Table 4a. Number of promise of sale agreements by period of registration

		Period		2020		20211		2022

		January		754		980		663

		February		892		1,350		966

		March		892		1,648		1,113

		Q1		2,538		3,978		2,742				11,026		8,822		-19.9891166334

		April		269		1,428		1,018

		May		511		1,477		1,126

		June		961		1,165		1,089

		Q2		1,741		4,070		3,233

		July		1,366		1,102		956

		August		1,074		888		919

		September		1,054		988		972

		Q3		3,494		2,978		2,847

		October		1,300		1,091

		November		1,042		1,252

		December		1,144		2,273

		Q4		3,486		4,616

		Total		11,259		15,642

		Table 4b. Number of promise of sale agreements involving individual potential buyers (households) 
by period of registration

		Period		2020		20211		2022

		January		662		896		547

		February		813		1,269		895

		March		835		1,525		1,025

		Q1		2,310		3,690		2,467				10,110		8,070		-20.178041543

		April		252		1,319		951

		May		486		1,358		1,037				0.916923635		0.9147585582

		June		912		1,060		989

		Q2		1,650		3,737		2,977

		July		1,296		986		881

		August		1,012		786		863

		September		989		911		882

		Q3		3,297		2,683		2,626

		October		1,211		995

		November		966		1,139

		December		1,062		1,968

		Q4		3,239		4,102

		Total		10,496		14,212

		1 The substantial increase in promise of sale agreements observed in December 2021 is largely explained by the expiration of a tax incentive related to the acquisition of property. In accordance with the Exemption of Duty in Terms of Article 23 Order - (S

		Note: Refer to methodological note 8.
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Methodological notes

		Table 5. Number of promise of sale agreements by period of registration and region

		Region				2021		2022				Year-on-year		Quarter-on-quarter

						Q3		Q2		Q3		%

		1.		Il-Birgu, L-Isla, Bormla, Il-Kalkara		45		54		60		33.3		11.1

		2.		Il-Fgura, Raħal Ġdid, Santa Luċija, Ħal Tarxien		194		198		186		-4.1		-6.1

		3.		Ħaż-Żabbar, Ix-Xgħajra, Iż-Żejtun, Birżebbuġa, Marsaskala, Marsaxlokk		324		376		342		5.6		-9.0

		4.		Ħal Luqa, Il-Gudja, Ħal Għaxaq, Ħal Kirkop, L-Imqabba, Il-Qrendi, Ħal Safi, Iż-Żurrieq		228		209		217		-4.8		3.8

		5.		Valletta, Floriana, Il-Marsa, Il-Ħamrun, Tal-Pietà, Santa Venera		159		236		181		13.8		-23.3

		6.		Ħal Qormi, Ħaż-Żebbuġ, Is-Siġġiewi		181		219		159		-12.2		-27.4

		7.		Birkirkara, Il-Gżira, L-Imsida, Ta' Xbiex, San Ġwann		345		399		372		7.8		-6.8

		8.		Pembroke, San Ġiljan, Tas-Sliema, Is-Swieqi, Ħal Għargħur		287		268		271		-5.6		1.1

		9.		Ħ'Attard, Ħal Balzan, L-Iklin, Ħal Lija		110		126		102		-7.3		-19.0

		10.		L-Imdina, Ħad-Dingli, Ir-Rabat, L-Imtarfa, L-Imġarr		93		138		84		-9.7		-39.1

		11.		Il-Mosta, In-Naxxar		171		186		152		-11.1		-18.3

		12.		Il-Mellieħa, San Pawl Il-Baħar		330		420		344		4.2		-18.1

		13.		Għawdex		511		404		377		-26.2		-6.7

				Unclassified		-		-		-		-		-

		Total				2,978		3,233		2,847		-4.4		-11.9

		Note: Refer to methodological note 13.
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Annex A

		Methodological Notes

		1.		This news release presents data on property transactions based on final deeds of sale and promise of sale agreements (‘konvenji’) registered with the tax authority. The qualifier 'period of registration’ common to the tables refers to such registration. B

		2.		The scope of this release follows the classification of the administrative data source, and includes only those transactions classified as ‘residential’ by the source. The data presented covers the following property types: airspace, boathouse, bungalow,

		3.		Excluded are transactions classified as ‘commercial’, comprising business premises and warehouse/storeroom, and those classified as ‘other’, a category that incorporates car space, field, grave and redemption of ground rent, amongst others.

		4.		Therefore, deeds/agreements relating to land for residential purposes (‘plot of land’) are included, while those pertaining to land for non-residential purposes (‘field’) are not.

		5.		Only deeds/agreements relating to the sale of property, which also includes sale by auction (‘subasta’) and sale after assignment of rights, are considered. Therefore, donations and exchanges, amongst others, are not included.

		6.		In the light of notes 2, 3, 4 and 5, this release must be viewed as a sub-set of all the property transactions and activities registered with the tax authority that take place during a given period.

		7.		In some cases, more than one property is listed under the same final deed of sale or promise of sale agreement. This release reports the number of registered final deeds of sale and promise of sale agreements, and not the number of properties falling unde

		8.		The residential property transactions considered are not limited to individuals (households), but may also involve other economic agents. Besides individuals, the administrative data source distinguishes between companies, authorities and bodies of person

		9.		The regions incorporating localities in Tables 3 and 5 correspond to the location of the property which has been or shall be purchased, not to the place of residence of the buyer or seller.

		10.		To achieve consistency, the methodological concepts used are aligned to the extent possible with the House Price Index concepts.

		11.		Users are reminded of several factors which might inhibit comparability between data on final deeds of sale and promise of sale agreements. These differences include: a) the time lag between promise of sale agreements and final deeds of sale; b) certain p

		12.		Data is provisional and subject to revisions, which may arise following updates in the source data.

		13.		More information relating to this news release may be accessed at:

				Classification of Regions based on Property Prices:

				https://metadata.nso.gov.mt/classificationdetails.aspx?id=Classification%20of%20Regions%20based%20on%20Property%20Prices

				A longer quarterly time series is available in Annexes A and B in the Excel version of this news release, available at: 180/2022.

		14.		References to this news release are to be cited appropriately.

		15.		A detailed news release calendar is available at:

				https://nso.gov.mt/en/News_Releases/Release_Calendar/Pages/News-Release-Calendar.aspx
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A detailed news release calendar is available at:

https://metadata.nso.gov.mt/classificationdetails.aspx?id=Classification%20of%20Regions%20based%20on%20Property%20Prices

A longer quarterly time series is available in Annexes A and B in the Excel version of this news release, available at: 180/2022.

https://nso.gov.mt/en/News_Releases/Release_Calendar/Pages/News-Release-Calendar.aspx



Annex B

		Annex A. Number of final deeds of sale by period of registration and region

		Region				2005								2006								2007								2008								2009								2010								2011								2012								2013								2014								2015								2016								2017								2018								2019								2020								2021								2022

						Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3

		1.		Il-Birgu, L-Isla, Bormla, Il-Kalkara		37		27		32		38		50		31		36		50		56		63		50		54		33		32		36		26		32		48		25		32		27		38		34		42		31		44		48		48		30		34		37		48		32		56		65		45		31		45		44		63		57		59		90		59		77		87		83		94		75		87		56		68		63		65		51		74		46		57		50		50		37		22		53		72		66		42		52		57		47		70		63

		2.		Il-Fgura, Raħal Ġdid, Santa Luċija, Ħal Tarxien		122		115		130		112		115		117		111		128		150		138		125		120		115		124		109		132		101		119		115		118		93		124		100		111		92		96		99		131		110		107		99		84		73		88		105		120		103		98		99		159		105		160		135		136		109		127		168		148		166		173		225		213		171		190		166		202		174		172		168		187		147		117		169		194		194		210		184		204		172		208		193

		3.		Ħaż-Żabbar, Ix-Xgħajra, Iż-Żejtun, Birżebbuġa, Marsaskala, Marsaxlokk		298		319		284		262		265		272		259		291		269		307		286		289		217		234		234		258		236		274		243		285		223		235		227		211		223		249		227		261		250		235		221		286		201		226		248		275		267		314		306		377		301		322		346		321		323		347		406		421		416		384		418		401		366		380		404		419		419		421		430		427		371		235		368		421		354		410		418		512		397		471		414

		4.		Ħal Luqa, Il-Gudja, Ħal Għaxaq, Ħal Kirkop, L-Imqabba, Il-Qrendi, Ħal Safi, Iż-Żurrieq		108		77		85		101		102		93		112		132		123		129		124		91		91		105		116		140		102		105		127		139		122		109		131		117		133		164		133		124		110		113		122		162		101		124		135		127		129		147		161		225		158		193		179		137		144		154		177		208		204		153		185		210		211		167		149		220		208		216		251		280		171		161		210		199		204		277		286		310		275		229		237

		5.		Valletta, Floriana, Il-Marsa, Il-Ħamrun, Tal-Pietà, Santa Venera		165		146		152		148		135		151		139		151		142		153		150		152		132		138		137		157		101		136		130		141		119		180		105		121		111		116		116		114		112		119		101		124		93		109		125		139		118		190		136		170		144		221		207		199		168		243		226		270		244		187		226		248		161		212		228		313		256		240		207		234		193		125		193		196		196		197		192		217		207		204		221

		6.		Ħal Qormi, Ħaż-Żebbuġ, Is-Siġġiewi		163		136		152		184		118		151		147		198		226		179		191		185		144		139		124		145		120		173		129		139		121		148		139		141		121		135		141		111		114		146		129		150		110		123		119		114		127		122		158		227		201		233		216		188		168		207		209		293		253		219		183		222		205		237		248		283		259		236		238		228		193		119		206		238		269		249		257		242		224		248		239

		7.		Birkirkara, Il-Gżira, L-Imsida, Ta' Xbiex, San Ġwann		246		274		294		270		316		295		285		314		302		314		315		293		222		250		198		262		242		225		229		278		246		240		235		240		237		273		230		212		228		217		207		232		210		248		238		248		265		306		312		416		361		380		395		358		283		395		413		395		466		377		424		426		362		439		377		447		414		398		356		416		367		193		392		384		358		409		405		431		361		410		425

		8.		Pembroke, San Ġiljan, Tas-Sliema, Is-Swieqi, Ħal Għargħur		248		264		303		263		267		297		249		323		253		362		335		377		294		270		273		260		209		290		298		290		254		219		292		271		259		340		293		284		296		261		318		386		297		356		309		309		345		380		344		411		361		422		411		453		319		401		386		386		382		282		306		342		338		336		333		442		320		316		355		340		289		195		260		258		271		353		318		363		306		324		327

		9.		Ħ'Attard, Ħal Balzan, L-Iklin, Ħal Lija		88		73		79		84		88		102		82		95		97		96		90		109		101		87		83		89		70		120		104		91		86		83		105		73		85		125		108		116		100		101		87		99		87		102		122		116		90		118		101		163		130		124		146		125		139		130		160		154		123		98		135		143		119		124		104		125		132		122		109		135		99		54		90		79		93		132		171		128		141		126		116

		10.		L-Imdina, Ħad-Dingli, Ir-Rabat, L-Imtarfa, L-Imġarr		61		80		66		94		90		67		79		79		85		99		97		98		99		95		87		90		75		73		81		72		93		80		108		141		142		94		105		86		90		83		92		82		60		80		75		89		113		92		116		136		111		113		142		147		103		115		118		139		130		81		117		138		109		125		126		163		108		96		107		81		78		65		113		100		112		107		116		124		110		115		127

		11.		Il-Mosta, In-Naxxar		139		123		132		175		149		160		149		145		182		206		175		208		134		163		177		171		132		144		158		182		197		201		157		137		176		175		135		171		145		151		143		160		156		131		167		178		181		228		195		226		184		219		237		225		211		228		250		256		255		223		235		191		217		217		225		309		258		235		228		226		193		120		154		170		232		245		239		254		219		205		226

		12.		Il-Mellieħa, San Pawl Il-Baħar		274		290		284		304		247		248		286		322		292		296		322		295		238		216		199		246		186		238		241		220		164		201		195		192		192		213		231		197		185		199		223		245		176		209		224		264		237		249		278		344		272		337		311		323		248		351		353		359		330		318		359		455		352		407		347		366		386		373		378		377		300		180		345		300		415		390		426		471		342		374		402

		13.		Għawdex		232		266		283		321		287		221		232		283		289		225		282		284		228		207		192		222		171		194		163		215		196		184		169		125		252		193		156		214		151		138		145		190		169		149		196		213		167		198		204		256		186		258		255		271		205		281		257		278		334		284		344		345		330		337		402		549		541		501		578		679		519		302		510		532		514		577		532		583		606		583		552

				Unclassified		2		-		1		-		-		-		-		-		-		-		-		1		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-		2		-		1		-		3		-		-		-		-		-		-		-		-		-		-		-		-		-		6		-		-		-		-		-		-		-

		Total				2,183		2,190		2,277		2,356		2,229		2,205		2,166		2,511		2,466		2,567		2,542		2,556		2,048		2,060		1,965		2,198		1,777		2,139		2,043		2,202		1,941		2,042		1,997		1,922		2,054		2,217		2,022		2,069		1,921		1,904		1,924		2,248		1,765		2,001		2,128		2,237		2,173		2,487		2,454		3,173		2,571		3,041		3,070		2,942		2,497		3,068		3,206		3,402		3,378		2,869		3,213		3,402		3,004		3,236		3,160		3,912		3,521		3,383		3,455		3,660		2,957		1,888		3,063		3,149		3,278		3,598		3,596		3,896		3,407		3,567		3,542
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		Annex B. Number of promise of sale agreements by period of registration and region

		Region				2005								2006								2007								2008								2009								2010								2011								2012								2013								2014								2015								2016								2017								2018								2019								2020								2021								2022

						Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3		Q4		Q1		Q2		Q3

		1.		Il-Birgu, L-Isla, Bormla, Il-Kalkara		28		26		20		28		31		40		38		40		53		46		39		37		22		29		25		31		23		26		18		31		28		25		23		34		41		30		32		24		17		26		21		36		21		32		33		31		34		43		67		49		56		70		60		83		96		91		91		84		52		66		60		114		49		64		62		83		42		48		59		42		58		20		58		39		54		54		45		80		55		54		60

		2.		Il-Fgura, Raħal Ġdid, Santa Luċija, Ħal Tarxien		90		113		86		82		90		93		115		134		111		121		122		128		89		111		90		83		90		124		81		102		93		99		77		91		95		105		81		85		88		77		62		91		83		94		82		95		99		107		114		111		156		166		96		126		144		188		171		197		206		196		189		180		205		212		171		220		187		180		162		171		161		109		218		206		227		250		194		287		193		198		186

		3.		Ħaż-Żabbar, Ix-Xgħajra, Iż-Żejtun, Birżebbuġa, Marsaskala, Marsaxlokk		210		223		238		246		233		246		242		309		261		299		253		226		182		284		206		215		229		223		252		221		241		247		221		211		210		187		200		182		190		210		211		211		177		227		233		251		269		280		240		276		278		411		283		352		360		476		424		475		450		375		479		447		436		531		446		466		412		397		328		295		343		227		433		428		523		540		324		531		319		376		342

		4.		Ħal Luqa, Il-Gudja, Ħal Għaxaq, Ħal Kirkop, L-Imqabba, Il-Qrendi, Ħal Safi, Iż-Żurrieq		65		81		70		83		78		84		92		124		99		87		81		89		86		114		103		100		88		119		110		133		107		120		110		113		122		109		96		114		121		96		104		117		86		111		108		119		141		137		167		158		161		171		130		161		192		227		200		224		197		201		173		234		248		277		297		311		251		215		158		219		179		179		282		260		288		270		228		331		181		209		217

		5.		Valletta, Floriana, Il-Marsa, Il-Ħamrun, Tal-Pietà, Santa Venera		95		92		89		105		116		123		114		155		148		122		99		104		112		156		122		120		116		125		100		114		103		91		79		77		109		82		98		102		85		93		118		109		86		128		109		137		132		170		149		184		179		259		151		232		222		304		230		282		250		223		235		248		287		299		295		258		209		241		188		185		152		133		177		177		214		259		159		303		210		236		181

		6.		Ħal Qormi, Ħaż-Żebbuġ, Is-Siġġiewi		120		103		86		143		123		144		131		159		166		136		133		122		110		125		97		109		108		114		88		105		110		107		106		132		107		117		91		92		110		120		120		115		99		116		98		136		145		156		177		201		225		230		133		221		252		240		220		228		252		222		236		228		283		301		255		277		257		210		181		180		205		157		277		244		287		260		181		298		182		219		159

		7.		Birkirkara, Il-Gżira, L-Imsida, Ta' Xbiex, San Ġwann		232		239		204		284		285		293		233		310		284		242		249		244		212		225		193		193		174		215		191		225		212		190		187		230		224		168		172		195		187		182		179		212		170		228		262		279		273		313		315		321		349		489		294		455		414		413		372		404		446		384		384		451		484		470		431		457		345		421		279		243		317		179		370		381		417		470		345		523		356		399		372

		8.		Pembroke, San Ġiljan, Tas-Sliema, Is-Swieqi, Ħal Għargħur		196		233		248		313		236		282		239		282		248		392		357		285		193		279		199		210		165		246		222		220		215		241		209		294		255		232		251		278		218		249		246		285		237		314		333		324		318		326		330		394		372		488		429		391		376		467		373		536		359		335		334		375		353		362		257		306		272		294		272		224		203		132		253		354		388		324		287		451		235		268		271

		9.		Ħ'Attard, Ħal Balzan, L-Iklin, Ħal Lija		47		62		66		74		84		91		84		84		100		65		91		80		68		74		69		54		91		88		67		92		78		104		81		91		94		110		89		96		68		97		72		94		90		108		97		110		97		141		109		122		121		149		123		142		147		147		125		117		156		105		137		134		148		121		124		134		116		121		102		67		92		54		114		103		190		177		110		166		103		126		102

		10.		L-Imdina, Ħad-Dingli, Ir-Rabat, L-Imtarfa, L-Imġarr		55		70		70		50		92		81		60		95		79		75		89		64		71		85		63		43		53		65		55		74		67		71		71		73		56		80		55		65		63		55		62		65		84		73		66		91		87		120		87		107		104		158		93		135		112		144		115		129		108		105		120		132		137		140		111		108		69		66		80		69		76		73		115		105		131		134		93		154		87		138		84

		11.		Il-Mosta, In-Naxxar		98		144		129		129		120		121		151		167		174		176		157		142		128		166		120		124		123		166		142		158		159		137		127		151		134		135		144		142		118		134		114		153		126		162		149		174		202		188		172		201		232		250		206		270		231		292		231		238		261		190		187		253		255		263		224		263		207		199		138		153		164		96		292		273		315		216		171		282		155		186		152

		12.		Il-Mellieħa, San Pawl Il-Baħar		249		275		233		254		223		280		219		268		251		296		277		201		171		221		188		155		151		200		182		159		159		151		158		183		175		172		182		165		155		192		196		198		135		227		215		207		216		290		283		275		286		392		331		339		376		426		447		373		390		411		407		467		426		434		412		410		340		330		266		230		299		174		365		363		427		463		330		566		289		420		344

		13.		Għawdex		163		193		229		186		178		197		279		272		197		231		197		184		124		178		125		124		87		131		108		145		144		133		108		133		93		105		124		106		87		125		97		127		109		116		129		146		112		156		149		144		161		223		206		218		185		240		221		253		250		296		306		348		328		419		526		499		461		555		475		403		289		208		540		553		517		653		511		644		377		404		377

				Unclassified		-		-		-		-		-		-		-		-		-		-		-		-		-		1		-		-		-		-		-		-		-		-		-		-		1		1		1		-		1		-		1		1		-		-		-		-		-		2		-		1		-		-		4		3		-		2		2		9		5		2		1		4		1		3		1		2		-		-		-		-		-		-		-		-		-		-		-		-		-		-		-

		Total				1,648		1,854		1,768		1,977		1,889		2,075		1,997		2,399		2,171		2,288		2,144		1,906		1,568		2,048		1,600		1,561		1,498		1,842		1,616		1,779		1,716		1,716		1,557		1,813		1,716		1,633		1,616		1,646		1,508		1,656		1,603		1,814		1,503		1,936		1,914		2,100		2,125		2,429		2,359		2,544		2,680		3,456		2,539		3,128		3,107		3,657		3,222		3,549		3,382		3,111		3,248		3,615		3,640		3,896		3,612		3,794		3,168		3,277		2,688		2,481		2,538		1,741		3,494		3,486		3,978		4,070		2,978		4,616		2,742		3,233		2,847
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Commercial property development permits

Manufacturing
6%

Warehousing, 
Retail and Offices

55%
Hotels and 

Tourism Related
6%

Restaurants 
and Bars

23%

Social
10%

Source: CBM data, KPMG Analysis 

• Warehousing, retail and offices: 699 permits in 2021, compared to an average long-term trend of 622. The highest 
number of permits, 1,131, were issued in 2018. This category includes the construction of offices, retail services, 
warehouses, mixed offices and retail outlets, mixed residential premises, offices and retail outlets, mixed residential 
premises and retail outlets, mixed residential, offices, retail and catering premises. 

• Restaurants and bars: 290 permits were issued in 2021, compared to a long term average of 183. The highest 
number of permits, 343, were issued in 2017.

• Hotels and tourism related: 80 permits were issued in 2021, slightly above the long-term average of 75. The highest 
number of permits, 162, were issued in 2019, being the year just before the pandemic.

Development Permits for Selected Types 2012 - 2021Commercial Development Permits by Type - 2021

Source: CBM data, KPMG Analysis 
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Commercial properties

Average asking rents for commercial property

Source: KPMG Property database 

• The majority of commercial property on the market is 
available on a rental basis (55%) rather than being offered for 
sale (45%). 

• Offices: In 2021, the average asking rental rates for office 
space decreased by 3.9% to €196/sqm. The trend continued 
in 2022, with asking rents decreasing by a further 6.4% to 
€183/ sqm.

• Retail: In 2021, average asking rental rates for retail 
properties increased by 8.5% to €261/sqm. This increase 
was completely wiped our, with rates decreasing by 12.2% or 
€229/sqm – equivalent to 2018 levels in nominal terms. 

The market for commercial property sales featured an increase 
in average asking prices for both 2021 and 2022.

• Offices: In 2021, the average asking price increased by 
14.0% over 2020, climbing to €3,431/sqm. During 2022, 
average asking prices increased by a further 7.1% to €3,675.

• Retail: In 2021, the average asking price for retail properties 
saw an average increase in price of per square metre of 
12.7%, reaching €3,396/sqm. In 2022, average asking prices 
increased by a further 8.8% to €3,696.

• It should be noted that this substantial growth may be 
attributed to changes in the underlying data and mix of 
properties.
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Housing 
affordability

4



Where:

Median monthly net 
household income =

(NEI x Average number of persons taking out mortgage)

12

Housing affordability index

The HAI is calculated according to the following formula:

HAI =
(Median monthly net household income)

(Qualifying income)

and

Qualifying income =
(Monthly repayment)

(Coverage ratio)

Therefore, the HAI calculates the ratio between the median monthly net household’s income, and the required net 
monthly income to qualify for a mortgage for a median-priced property.
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Housing affordability index – Two Approaches

Approach A – Median Properties
Assesses the capability of a median income 
household to obtain bank finance to acquire a 
median priced property.

Approach B – Typical Properties
Assesses the capability of a median income 
household to obtain bank finance to acquire a 
typical property.

An HAI of 1 indicates that a household with 
median income would be able to borrow the 
exact amount required to purchase a median 
priced or typical property. An HAI of less than 1 
indicates that a household with median income 
would not be able to borrow the full finance 
required. 

In the following exercise, we have kept banking 
conditions – i.e. down payment, term, interest 
rates, and coverage ratio stable as at 2022, in 
order to assess the movement in affordability 
due to income and property price movements.    

Summary of HAI results

Apartment Maisonette Penthouse
Approach A - Median property (All 
properties)
HAI 2022 0.8355        0.7836         0.6672         

HAI 2021 0.8960        0.7828         0.6267         

HAI 2020 0.8026        0.7569         0.6077         

HAI 2019 0.7588        0.7181         0.5745         

HAI 2018 0.8603        0.7743         0.6049         

HAI 2017 0.9494        0.9056         0.6627         

HAI 2016 1.1468        1.0334         0.8799         

Change (2021 - 2022) -6.76% 0.10% 6.46%

Approach B - Typical properties

HAI 2022 0.8446 0.7320 0.5838
HAI 2021 0.8419 0.7197 0.5871
HAI 2020 0.8379 0.7106 0.6010
HAI 2019 0.8321 0.6804 0.5801
HAI 2018 0.9218 0.7328 0.6264
HAI 2017 1.0195 0.8470 0.6783

HAI 2016

Change (2021 - 2022) 0.31% 1.71% -0.57%

Source: Bank surveys, NSO data and KPMG Property database, KPMG Analysis
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Bank Data

				2011		2012		2013		2014		2015		2016		2017		2018		2019		2020		2021		2022

		Average Mortgage Term in Years - FTB

		APS		29.00		29.00		29.00		30.00		30.00		27.00		29.00		29.00

		BNF																		32.28		25.04		21.83		31.13

		HSBC		28.00		28.00		28.00		28.00		28.00		28.00		28.00		28.36

		BOV		35.63		34.53		33.81		34.34		33.46		32.97		31.69		31.55		32.77		33.46		31.53		31.19

		MeDirect																						30.75		30.42

		Average  		30.88		30.51		30.27		30.78		30.49		29.32		29.56		29.64		32.53		29.25		28.04		30.91		31.0535		26.6785



		Average Mortgage Term in Years - Second Home

		APS		29.00		29.00		29.00		30.00		30.00		27.00		29.00		29.00

		BNF																		25.00		16.29		14.68		22.21

		HSBC		28.00		28.00		28.00		28.00		28.00		28.00		28.00		28.36

		BOV		27.90		26.84		25.97		26.37		24.86		25.44		23.25		23.55		23.58		20.80		21.17		20.96

		MeDirect																						24.00		27.00

		Average  		28.30		27.95		27.66		28.12		27.62		26.81		26.75		26.97		24.29		18.55		19.95		23.39		22.3035

				29.59		29.23		28.96		29.45		29.05		28.07		28.16		28.30		28.41		23.90		23.99		27.15

		Average interest rate over and above CBM base rate - FTB																												1.92

		APS		3.38		3.37		3.01		3.17		3.15		3.02		2.6		2.74

		BNF																		2.99		2.80		2.80		2.80				4.92

		HSBC		1.05		1.05		1.05		1.05		1.05		3.05		3.00		2.90												24

		BOV		3.21		3.19		3.18		3.14		3.11		3.12		3.10		3.00		3.00		2.90		2.88		2.78

		MeDirect																						2.43		2.73

		Average  		2.55		2.54		2.41		2.45		2.44		3.06		26.75		26.97		3.00		2.85		2.70		2.77				weighted interested

				1.6		1.6		1.6		1.6		1.6		1.6		1.6		1.5		2.5		2.4		2.8		2.8

		Average interest rate over and above CBM base rate - Second Home

		APS		3.38		3.37		3.01		3.17		3.15		3.02		2.6		2.74

		BNF																		2.99		2.80		2.80		2.80

		HSBC		1.15		1.15		1.15		1.15		1.15		3.15		3.00		2.87

		BOV		3.40		3.44		3.34		3.25		3.14		3.33		3.24		3.19		3.12		3.00		3.03		2.98

		MeDirect																						2.43		2.42

		Average  		2.64		2.65		2.50		2.52		2.48		3.17		26.75		26.97		3.06		2.90		2.75		2.73

				2.60		2.60		2.46		2.49		2.46		3.12		2.60		2.60		3.03		2.88		2.73		2.75

		Coverage Ratio/ Loan to Income Ratio - FTB

		APS		0.275		0.275		0.275		0.275		0.275		0.275		0.275		0.25

		BNF																		0.40		0.40		0.40		0.40

		HSBC																0.32

		BOV		0.43		0.43		0.43		0.46		0.44		0.45		0.47		0.48		0.50		0.52		0.49		0.47

		MeDirect																						0.36		0.34

		Average  		0.35		0.35		0.35		0.37		0.36		0.36		0.37		0.35		0.45		0.46		0.42		0.40

				2.83		2.83		2.83		2.73		2.79		2.78		2.70		2.87		2.23		2.18		2.40		2.47

		Coverage Ratio/ Loan to Income Ratio - Second Home

		APS		0.275		0.275		0.275		0.275		0.275		0.275		0.275		0.25

		BNF																		0.40		0.40		0.40		0.40

		HSBC																0.21

		BOV		0.41		0.43		0.48		0.40		0.40		0.39		0.45		0.37		0.38		0.33		0.29		0.27

		MeDirect																						0.32		0.24

		Average  		0.34		0.35		0.38		0.34		0.34		0.33		0.36		0.28		0.39		0.36		0.34		0.30

				2.91		2.85		2.65		2.98		2.96		3.01		2.77		3.62		2.58		2.75		2.97		3.30

		Average number of persons taking out mortgage - FTB		2.87		2.84		2.74		2.85		2.87		2.89		2.73		3.24		2.40		2.47		2.68		2.89

		APS		1.80		1.80		1.80		1.80		1.80		1.80		1.80		1.80

		BNF																		n/a		n/a		n/a		n/a

		HSBC																1.58

		BOV		1.52		1.50		1.53		1.52		1.51		1.53		1.50		1.48		1.48		1.48		1.46		1.43

		MeDirect																						1.45		1.40

		Average  		1.66		1.65		1.67		1.66		1.66		1.66		1.65		1.62		1.48		1.48		1.46		1.42

		Average number of persons taking out mortgage - Second Home

		APS		1.80		1.80		1.80		1.80		1.80		1.80		1.80		1.80

		BNF																		n/a		n/a		n/a		n/a

		HSBC																1.58

		BOV		1.75		1.76		1.79		1.75		1.73		1.76		1.67		1.74		1.54		1.78		1.79		1.72

		MeDirect																						1.56		1.50

		Average  		1.77		1.78		1.80		1.77		1.76		1.78		1.74		1.71		1.54		1.78		1.68		1.61

				1.72		1.71		1.73		1.72		1.71		1.72		1.69		1.66		1.51		1.63		1.57		1.51

																										0.10





Sheet4

		For general case, are we taking FTB, second, how are we averaging them?

		Line 166 - but no formula

		All in VBA

		Keeping number of persons constant



		Coverage Ratio

		APS 2018 FTB (but same as Second)

		HSBC 2018 FTB

		BOV FTB 2022

		No BNF and Medirect



		Property prices we agree

		How are these converted to monthly repayments

		Interest rate - weighted of banks 2022

		Previous years wasn't weighted

		Average mortgage term - couldn't coincide - used .3 as opposed to .35

		Only 2022 changed so not comparable

		Downpayment - bank figures do not make sense, although we did challenge all of them except BOV





NEI

		Year		MEI		No. of Persons				Median Monthly Net Household Income

		2011		10862		1.72				1555								Median monthly net household income =		NEI x Average number of persons taking out mortgage

		2012		11449		1.71				1636										12

		2013		12093		1.73				1745

		2014		12787		1.72				1831

		2015		13493		1.71				1922

		2016		13572		1.72				1947

		2017		14522		1.69				2048

		2018		14781		1.66				2051

		2019		15354		1.51				1932

		2020		16240		1.63				2206

		2021		17036		1.57				2222

		2022		17831		1.51				2247

		Year		MEI		No. of Persons

		2011		10862		1.66				1505

		2012		11449		1.65				1573

		2013		12093		1.67				1678

		2014		12787		1.66				1771

		2015		13493		1.66				1861

		2016		13572		1.93				2183

		2017		14522		1.91				2311

		2018		14781		1.91				2353

		2019		15354		1.91				2444

		2020		16240		1.91				2585

		2021		17036		1.91				2712

		2022		17831		1.91				2838





Property

		Property Values

				Apartment		Maisonette		Penthouse		Apartment		Maisonette		Penthouse

				Median		Median		Median		Typical		Typical		Typical

		2011		151,642		156,000		186,000

		2012		128,000		165,126		197,000

		2013		142,092		155,136		175,568

		2014		149,000		161,000		155,136

		2015		140,000		165,000		180,000

		2016		154,000		170,000		205,000		154,879		198,590		221,920

		2017		200,326		210,000		287,000		186,542		224,539		280,376

		2018		225,000		250,000		320,000		210,000		264,163		309,053

		2019		265,000		280,000		350,000		241,646		295,551		346,631

		2020		265,000		281,000		350,000		253,830		299,293		353,906

		2021		249,000		285,000		356,000		265,000		310,000		380,000

		2022		279,500		298,000		350,000		276,500		319,000		400,000



		Downpayment								0.10

		Average Mortgage Term in Years 								30.91

		Average interest rate over and above CBM base rate 								2.77

		Coverage Ratio/ Loan to Income Ratio 								0.40

		Average number of persons taking out mortgage 								1.42



				Apartment		Maisonette		Penthouse		Apartment		Maisonette		Penthouse

				Median		Median		Median		Typical		Typical		Typical

		2016

		2017

		2018

		2019

		2020

		2021

		2022





Typical v Standard

						Summary of HAI results

								Apartment		Maisonette		Penthouse														Apartment		Maisonette		Penthouse

						Approach A - Median property (All properties)																		2016		1.1468		1.0334		0.8799

						HAI 2022		0.8355		0.7836		0.6672				-7%		0%		6%				2017		0.9494		0.9056		0.6627

						HAI 2021		0.8960		0.7828		0.6267				12%		3%		3%				2018		0.8603		0.7743		0.6049

						HAI 2020		0.8026		0.7569		0.6077				6%		5%		6%				2019		0.7588		0.7181		0.5745

						HAI 2019		0.7588		0.7181		0.5745				-12%		-7%		-5%				2020		0.8026		0.7569		0.6077

						HAI 2018		0.8603		0.7743		0.6049				-9%		-15%		-9%				2021		0.8960		0.7828		0.6267

						HAI 2017		0.9494		0.9056		0.6627				-17%		-12%		-25%				2022		0.8355		0.7836		0.6672

						HAI 2016		1.1468		1.0334		0.8799

						Change (2021 - 2022)		-6.76%		0.10%		6.46%				1363%



						Approach B - Typical properties

						HAI 2022		0.8446		0.7320		0.5838				0%		2%		-1%

						HAI 2021		0.8419		0.7197		0.5871				0%		1%		-2%				2017		1.0195		0.8470		0.6783

						HAI 2020		0.8379		0.7106		0.6010				1%		4%		4%				2018		0.9218		0.7328		0.6264

						HAI 2019		0.8321		0.6804		0.5801				-10%		-7%		-7%				2019		0.8321		0.6804		0.5801

						HAI 2018		0.9218		0.7328		0.6264				-10%		-13%		-8%				2020		0.8379		0.7106		0.6010

						HAI 2017		1.0195		0.8470		0.6783												2021		0.8419		0.7197		0.5871

						HAI 2016																		2022		0.8446		0.7320		0.5838

						Change (2021 - 2022)		0.31%		1.71%		-0.57%



Aproach A - Median Property

Apartment	2017	2018	2019	2020	2021	2022	0.94937951880135396	0.86034382142837262	0.75879840200193971	0.80258473677943853	0.89602273566686608	0.83549461830729799	Maisonette	2017	2018	2019	2020	2021	2022	0.90564476896857149	0.77430943928553542	0.71814848760897854	0.75688596173149891	0.78284091642473563	0.78362666381506652	Penthouse	2017	2018	2019	2020	2021	2022	0.66266690412334495	0.60492924944182458	0.57451879008718287	0.60767130070443198	0.62671253140744287	0.66720213090539948	

HAI







Aproach B - Median Property

Apartment	2017	2018	2019	2020	2021	2022	1.0195312663282263	0.92179695153039909	0.83213451625758506	0.83790214316379441	0.84192324973980992	0.8445596593739233	Maisonette	2017	2018	2019	2020	2021	2022	0.84700386785101922	0.73279540519400566	0.68036203671973194	0.71062546541265637	0.71970858445499886	0.7320399555388396	Penthouse	2017	2018	2019	2020	2021	2022	0.67832268626201964	0.62635677411743762	0.58010329185235865	0.60096411195493493	0.58713068731855167	0.58380186454222449	

HAI
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Source: Bank surveys, NSO data and KPMG Property 
database, KPMG Analysis

• The HAI for a median priced property decreased from 0.949 in 2017 
to 0.836 in 2022. During the same time, income improved by 22.8%, 
while median asking property prices increased by an average 34.5%. 

• The HAI for a typical property decreased from 1.019 in 2017 to 0.845 
in 2022. During the same time, the asking price of a typical property 
increased by an average 44.3%.

• Apartments remain the most affordable property across all 
categories.

• In 2022, we noted a deterioration in the affordability of a median 
priced apartment, while affordability for typical apartments improved 
marginally. The asking price of a median priced apartment increased 
by 12.2%, while that of a typical apartment increased by 4.3%.

• Small improvements were noted in the affordability of maisonettes. 
Asking prices for maisonettes increased by 4.6% (median) and 2.9% 
(typical) respectively.  

• The HAI for typical penthouses showed the most improvement in 
view of a noted decline in the asking prices of such properties. 

• During 2022, net equivalised income stood at €17,831, up by 4.7% 
over 2021.

• Changes in asking prices are not solely determined by property 
price inflation but are also dependent on the mix of 
characteristics in the sample.

Approach B – Typical Property

Housing affordability index – Two Approaches
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Industry viewpoints

Construction Operators:
• Not a significant hindrance 

to operations in 2021
• Government incentives 

helped bring demand 
forward

• Supply side issues

Real Estate Operators:
• Commercial property 

market remained weak
• Increase in work from 

home decreases demand 
for office space

• Residential rentals still not 
recovered

Impact of COVID-19

• Many firms piloted hybrid 
models of work in 2021 –
this meant that while there 
wasn’t a shift away from 
commercial properties, 
demand did not increase 
either.

• Some buyers interested in 
smaller commercial 
properties.

• Some operators wary of 
developing new 
commercial spaces. 

Commercial property

• Moderate increase in 
property prices in 2021 
boosted by incentives, 
scarcity of land, and the 
fact that in times of 
economic distress most 
operators opt to delay 
selling their properties 
rather than reduce prices. 

• Operators who sold on 
plan may find it difficult to 
finish projects within the 
original cost budget. 

Property prices
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Industry viewpoints

• Dramatic increase in cost of 
materials.

• Recent builds at a 
competitive disadvantage 
with older builds which 
would have costed less to 
complete. 

• Cashflow difficulties may 
force smaller operators  to 
sell on plan to aid liquidity. 

• Cost of labour – a sentiment 
that wage pressures have 
led to an increase in 
undeclared income and staff 
poaching.

• Dumping – lack of space 
has incentivised some 
operators to recycle.

• Demand for recycled 
material remains low. 

Construction costs

• Upward trend after 
resurgence observed in 
2020. 

• Most common amongst 
operators with a 
challenging cash flow 
situation. 

• Practice likely to increase 
in current scenario. 

Barter

• Some operators 
commented that local 
banks have been less 
willing to increase their 
exposure to the 
construction industry and 
property market in recent 
years.

• Larger operators seemed 
to be unaffected. 

• Increase in bureaucracy 
and compliance 
requirements.

• Expected increase in focus 
on ESG factors. 

Banking
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Industry viewpoints

• Stakeholders continued to 
voice concerns on the lack 
of regulation so far which 
allows inexperienced 
individuals to enter the 
industry.

• A desire to introduce a 
licensing and classification 
system into the industry.

Regulation

• Buyers increasingly 
interested in sustainable 
development features.

• Property prices have to 
increase to reflect the 
increased costs 
associated with 
sustainable development 
features.

• Some operators argued 
that a minimum level of 
sustainably should be 
mandated by the 
authorities – also to result 
in a more level playing 
field in prices. 

Sustainable development

Opportunities:
• Setting up of BCA
• Licensing and 

classification system
• Shifting buyers’ 

preferences – work from 
home.

Risks:
• Inflationary pressures
• Potential decline in 

demand for office space 
due to work from home.

Further risks and 
opportunities
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