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Emerging Trends in the Italian Housing Market
First attempts to analyse the current Real Estate crisis impact on the Italian context.
Which oncoming market expectations?

Abstract
The Subprime mortgage crisis has been contracting the liquid assets capacity in many countries, causing an
economic-financial recession with problems that differ depending on the market sectors and geographic
areas. As a consequence, the typical risk inclination of the investors’ profile, which was the rule in the recent
years, has been progressively reducing. It follows that today, in order to satisfy the greatly increased demand
for even more updated and reliable information, a more frequent strategic monitoring of the local real estate
market trends should be carried out.

The study proposes a time — series analysis of the Italian housing market from 1967 to 2008, a year in which
the Italian real estate market faced a conjuncture and cyclic slow down within the deeper current structural
crisis in the international economy. In particular, apart from the main cities usually monitored by the most

important half — yearly Official Reports, this study examines less important cities as well, dividing emerging

trends, at the same time into “urban rank”, “geographical location” and “inner district area”.

In particular the result of the analyses shows that, while the major Northern city centres tend to be losing
attraction, performances are increasing in some Southern urban centres, probably due to belated start up in
redevelopment policies (See: Sicily, Calabria and Apulia regions).

This paper aims to find out, if there are particular locations (central, mid-central or outlying urban areas) in
the Italian housing market, in which it is still possible to make an appropriate investment in real estate,
contrary to the general national situation.

Key words: Trend Analysis - Profitability - Market Cycle - Investment — Spatial Uniformity

Introduction

By 2003 the international Real Estate participation in the financial markets greatly increased, even exposing
the Italian Property Market to the well-known USA Subprime loans crisis.

The uncertain economic context caused by the bursting of the Real Estate bubble has created an on going
recession, particularly perceived in terms of investments.

In this framework the Italian Real Estate Market has been drawn into the international crisis in a marginal
and particular way.

While the International Subprime market had grown in the USA from 1% to 5,25% during the years 2003 —
2007, thanks to a convenient tax system, in Italy this phenomenon remained quite marginal, below a 4%
increase (EU average level). Key factors as the onerous Italian tax system, and in comparison with other
Countries, a lower profitability expectation, have protected our country from the highly dangerous
consequences produced elsewhere *.

Italy is clearly very characterised by a host of highs and lows in its economic development, which differ
depending on “geographical position” and “urban rank”.

To support this statement let’s examine “Fig 1”, in which we present the last four Italian Housing Market
cycles, from 1967 to 2008. On the left some metropolitan area trends have been represented (Turin, Milan,
Florence and Rome), while, on the right, we show some smaller cities, belonging to the same Regions.

Note that it is possible to compare the various trends of the two groups (major and minor cities) with the
average trend (reduced flow) at the bottom of the table. With reference to the last two cycle peaks (1991 and
2007), highs and lows have been indicated.

! Source: 111 Real Estate Report - Nomisma 2007.



We can observe that:

e Turin excluded, all major cities reached their price peaks in 1973 (first), 1981 (second), 1990 (third)

and 2007 (fourth);

e Turin and Rome excluded, the metropolitan areas herewith analysed are facing the current Real

Estate market reversal earlier than the others;

e Turin, in particular, shows a 2 — 3 year delay in comparison with the national average trend;
o the smaller cities do not clearly evidence the four Real Estate cycles (i.e. note that the 1990’s peak

had, on average, a 3 years delay).

From these preliminary results it is possible to conclude that:

o the market delays in the smaller cities can be interpreted as an advantage to be exploited during the

current cycle reversal,

e investments which are made to be done in smaller towns permit a lower investment exposition in

relation to the macro — cycle reversal.

Fig.1: Trend analysis: a comparison between main and smaller cities
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These hypotheses can be confirmed by the principal Overviews recently published by the major national
Real Estate Institutes (Scenari Immobiliari?, Nomisma®, Ufficio Studi UBH®).
As previously said, the Italian housing market faced a first slowing down during 2005, especially in the main
cities, such as Milan and Florence.
In response to this fact, and to confirm our suppositions, we recall what Scenari Immobiliari forecast in
2006, concerning the probable shift of demand towards smaller urban areas, especially in Southern Regions.
According to Scenari Immobiliari, these Regions, which so far have remained in the background, could now
express new housing investment opportunities.
Furthermore we have to consider the trend of the following indexes:
o the Real Estate MIB index has been facing a 3-monthly negative variation since the trend reversed in
May 2007 (see “Fig. 2”, where the full Index drop is represented®):
« the number of purchases and sales has been facing a decline since 2007 all over Italy®;
e since 2007 the price growth has been less relevant than the inflation rate spread (and, in particular, it
ranged between a 0,9% max in Milan and a -0,4% min in Naples)’;
o the selling time has reached on average a 6,5 months®;
« the construction costs in the residential sector has been increasing by 2,4% over the last two years.’

Fig.2: the Real Estate MIB Index from 2007 to 2009.
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It follows that we need to find out which cities are characterized, on the one hand by a larger component of
“systemic risk” and which, on the other hand, might allow an appropriate investment considering the
predominance of a lower “specific risk” level.

It must be remembered, in fact, that while the “systemic risk” is generally considered “not eliminable”, as it
is related to exogenous variables (such as, for example, the national and local turnover level, the economic
cycles, and the interest rate structure), the “specific risk” is more connected with strictly local variables (such
as the demographic trends, the construction costs or the demand and supply dynamic).

Considering the previous distinction, on the basis of the major Real Estate recent Overviews, the short-
middle term forecasts indicate:
o a forthcoming diversion between high and low sub market trends, with a growing demand for high
guality Real Estate especially in Northern Italy;
e aprobable expansion of the housing demand, especially in small towns, and in the “second — houses”
property sector (“holiday resorts” sub market)™?;

www.scenari-immobiliari.it.

www.nomisma.it.

www.ubh.it.

® It is possible to custom a Real Estate Mib index graph at the following link:
http://www.euroinvestor.it/Stock/ShowStockInfo.aspx?Stockld=556367

® Source: Ufficio Studi UBH, 2008.

" Source: 111 Real Estate Report - Nomisma 2008.

& Source: 111 Real Estate Report - Nomisma 2008.

% Source: ISTAT, 2008.

19 Source: Ufficio Studi UBH, 2007.
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o a preference for investments able to increase the operational revenues rather than to generate
transformation values through property re-development (note that in the residential sector it means a
shift of interest towards residences, university campuses, etc..)”;

Apart from the topics above argued, we now introduce a second point of view tested on the data analysis
herewith presented. We intend also to verify if there are cities in which suburbs affected by recent urban
recoveries or new competitive land uses might benefit in terms of “urban quality”, as an externality causing
an increase in housing prices. These locations, in which a polycentric city model might be created, could
represent an opportunity not only for families, but for qualified investors as well.

By the way we remember what the British Prime Minister Gordon Brown recently underlined: “...the re-
development of suburban areas might represent a key driver, fivefold greater than the city centres. The
polycentric or reticular spatial model is more suitable to respond to the new competitiveness needs ...”*.

The first topic (related to the type of investment risk) could be verified analysing the time series trends. The
second needs might be demonstrated jointly to the presence of dummy variables such as “urban regeneration
policies” or “extraordinary events” intended to overcome or, at least, to reduce, the opposition between urban
centres and peripheral locations.

1. The dataset and the analysis

The analysis is supported by a dataset that our research Institute SiTI*® is processing together with some
remarkable national Institutes'® to support the JESSICA evaluation system. JESSICA (Joint European
Support for Sustainable Investments in City Areas) is an initiative promoted by the European
Commission with the aim of supplying qualified investors (i.e. Banking Foundations) in promoting
investments for sustainable regenerations actions in city areas™.
In order to set a cluster analysis on the basis of Real Estate competitiveness we used some preliminary
indexes, developed by the JESSICA Italian Team, such as the “demographic attractiveness” and the SiTl
index concerning a dynamic yield analysis on central locations (time series 2001 — 2008) to the trend
analysis.
Finally the model considers the “urban rank™ and the average “price level” in order to obtain the
ranking of the most and the least expensive locations.
This paper proposes two studies both completed on the basis of prices quotations (from 1967 to 2008):

1’16

1. Emerging Trend analysis divided, by location and urban position;
2. Trend of the spatial uniformity of the Real Estate value.

' Source: Ufficio Studi Gabetti 2008.

12 Quoted in: F. Erbani, Quando esplode la periferia, La Repubblica, 16 marzo 2006.

B3 SiTI (Higher Institute on Innovation Territorial Systems) is a non-profit association, set up by the Polytechnic of
Turin and the “Compagnia di San Paolo” (Banking Foundation) in order to produce research towards innovation
and socio-economic growth.

For more information: www.siti.polito.it/eng/home.htm
14 The other italian Institutes involved in the “JESSICA System” research are:
- Prometeia (it is one of the largest Italian companies in financial and economic research and consulting):
wWww.prometeia.it
- Ismu (it is a foundation developing demographic research programs)
WWW.iSmu.org
> More information on JESSICA program are available on:
- www.eib.org (European Investment Bank)
- http://ec.europa.eu/regional_policy/funds/2007/jjj/jessica_en.htm
18 We have distinguished 5 clusters on the basis of the inhabitants number.




1.1.  Study n.1- Emerging Trend analysis divided by location and urban position®’

The study examines 94 Italian Main Towns'®. For each Main Town we present comparable data,
analysed during three different and significant trend periods.

As stated in the introduction, study n.1 divides three main trend periods by “urban rank”,
“geographical location” and “inner district area”.

Note that:

e the raw data, collected from “II Consulente Immobiliare”, are all expressed in euro;

e the three main periods were selected in order to check and show specific trend aspects:

a. 1°Trend Period : 1967 — 2008 (always positive)
- this is useful to compare the residential quotations (inflation rate-free) over a long
period;
- this enables to identify, for each city, 4 Real Estate market cycles;
- this allows us, on the one hand, to understand how the national and international
macroeconomic drivers have impacted on the Real Estate market and, on the other hand,
to find out which urban areas have local and specific dynamics.

b. 2°Trend Period: 2000 — 2008 (predominantly positive)
- this shows the last 8 year trend (inflation rate-free);
- this shows the final ascending stretch of the last Real Estate cycle;
- this allows us to evaluate where the effects of recent urban policies have speeded up the
rise in pricing.

c. Percentage variation between 2007 and 2008 in price guotations (on average decreasing)
- this shows the effects produced by the present Real Estate crisis in the Italian context;
- values are considered “constant”.

1.1.1 Study n.1: Analysis Results

While some results could seem self-evident for those who know Italy and its economic development
from the “60s, others are nevertheless interesting and not immediately obvious.

The results are presented in two paragraphs: the first concerns the “geographical position” and the
second “the urban rank”.

Analysis by geographical position®®

During the last 40 years the residential market of Northern Italy, in which some major metropolitan
areas are located (Milan, Turin, Genoa), shows a great increase in all areas (centre, mid-centre and
suburbs).

Northern and the Central Italy are both placed both above the National average, especially the
historical city centres of Emilia Romagna and Tuscany.

Only the Southern Regions never exceed the average values, and, what’s more, the existing gap
between central and suburban areas is extremely high. This is a further confirmation of what
observable in the ranking of the Islands (Sardinia and Sicily), in which the city trends are far more
imbalanced among their inner district areas.

To sum up, the Real Estate Markets of the Northern and Central Regions, such as Emilia Romagna,
Tuscany, Veneto and Lombardy, seem to have been manteined housing values during the last 40
years, followed by Liguria, due to its double facet of industrial pole (in Genoa especially) and typical
holiday location (causing the well known “second houses” development).

7 Study n. 1 was carried out by arch. Luisa Ingaramo and arch. Stefania Sabatino.

'8 Note that at present the number of the Italian Main Towns (the so called “Capoluoghi di Provincia”) is moving
from 103 to 107. This paper concerns only 94 urban areas as it was the number existing in 1995. This choice has
enabled to compare all the results from 1967 to 2008.

19 See Fig. 11, at the end of study n. 1, to look over our full results.



Analysis by urban rank®

Moving from the “geographical position” to the “urban rank” analysis (set on the basis of the
number of inhabitants in 2008)** the study is provided with further details widening our
observations. The trend advantage of some greatly populated cities is supported by the high price
level index (maximum in Milan, equal to 12,000 €/sq m, very high in Rome, equal to 11,000 €/sq m
and up to 9,000 €/sq m in Naples).

Milan, Rome and Naples are obviously placed at the top of the ranking both in the 1967-2008 trend
period and in the last eight years, followed by Venice and Florence.

However, we can observe a surprising trend performance, during the last eight years, in towns and
cities below the threshold of 400.000 inhabitants, such as Reggio Calabria, Leghorn, Matera, Siena,
Imperia and Ferrara, in which the purchasing prices rose particularly in the central districts.

While the results of the most populated cities are somehow expected (the number of inhabitants in
Naples is over 950,000 and nearly 3,000,000 in Rome) the outcome is not obvious for Matera (just
above 60,000 inhabitants). Matera, in fact, during the last eight years reached the higher percentage
increase in the Italian ranking of central districts.

Fig. 3: Trend analysis — Matera (UNESCO site since 1993)
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Supposing that this were the short-list of the cities in which it is possible to make an appropriate
investment, we have to note that none of them reveal a good yield level. Milan, for instance, even
maintaining the highest 2008 yield level (equal to 11%), has dropped its profitability level by -25%
since 2002.

20 See Fig. 13, at the end of study n. 1, to look over our full results.
2! Source: ISTAT 2008.



In brief, the positive drivers remaining in the major metropolitan areas are, beyond doubt:

o the absolute profitability level (on average equal to 3-4%);

e ahigh price level, thanks to the huge increase of the last 40 years;

e a particular increase in the percentage variation of residential prices, above all registered in
central and mid-central districts, as the last eight year trend analysis reveals.

The standstill or the decline in performance in the major cities can be attributed to the following:

e the outcome produced by the speculative Real Estate Bubble which has amplified its peculiar
effects in the metropolitan areas more exposed to the international markets;

o the saturation reached in the cyclical market process specifically in the biggest cities;

Exceptions in low performance of the major metropolitan areas are:

e Rome, in which the Real Estate values are continuing their growth (about +9% since 2007),
shows the best performance in the semi-central areas (equal to +13%);

e Turin,which records the best combined performances of all the various indexes analyzed.
Piedmont’s capital city, in fact, even presenting a medium price level (on average the maximum
value for central locations does not exceed 4.000 €/mq) holds an advantage regarding the trend
dynamics: in all the three periods analyzed in this study, centre, mid-centre and suburb locations
have been constantly increasing.

e Venice. The city, in fact, shows quite a high performance both in the dynamic yield (+22% since
2002) and in price levels (on average up to 8,500 €/sq m).

As previously mentioned, the aim of the study is to find out if towns in Italy commonly not
considered by the most important national Overviews, offer new investment opportunities.

To this purpose we tried to combine the results excluding:

e some northern main towns on the Piedmont-Lombardy axis (such as Vercelli, Novara, Lecco; all
little towns in the shadow of major cities - Milan and Turin);

o all the main urban areas showing a demographic loss of attractiveness (some examples: Genoa,
Milan, Naples, Bari, Padua, Trieste, Pavia, Gorizia, Oristano).

And, at the same time, considering those cities showing a good performance in:

e dynamic profitability, mostly emerging in the Central and Southern Regions (Perugia, scoring a
+79% since 2002, gains the first position, followed by Catanzaro, Cuneo, Siracusa, Trieste,
Cremona, Foggia, Piacenza, Bologna, Ragusa, Padua);

e demographic attractiveness, confirming a good performance in Central and Southern Regions for
cities that do not exceed the 150,000 inhabitants (Cremona, Latina, Pescara, Pistoia, Ravenna,
Rieti, Viterbo, Vicenza);

e a growing appeal caused by the presence of Heritage and Amenities (Lecce, Matera, Siena,
Caserta, Lucca, Pisa, Ferrara, Parma, Verona, Vicenza, Modena, Perugia Ravenna and Siracusa);

o presence of branches of main university (Milan and Turin Polytechnic, Universita Cattolica,
etc.).

Among the above mentioned locations, for different features, we highlight: Piacenza and Perugia in
the North, Messina, Ragusa and Siracusa in Sicily, Lecce and Foggia in Apulia.



Fig. 4: Trend analysis — Turin
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1.1.2 Study n.1 - Conclusions

In brief the results suggest the following conclusions, presented by urban rank:

1.

The greatest metropolitan areas are at a disadvantage due to the following:

they are more exposed to a systemic risk, due to their inner alignment to the international
markets (not only Real Estate);

they tend to face the current market cycle reversal earlier than other urban areas;

they are losing demographic attractiveness;

they present a rather steady or decreasing level of profitability.

Both the greatest metropolitan areas and the smaller towns can stand up to the crisis if they:

maintain and renew their historical city centres, characterized by high international visibility
(see: Venice, Siena, Matera);

have already started redevelopment policies in suburban and semi-central urban areas. This
is the well known and typical situation of some big cities, in which, in recent years, thanks to
EU structural funds, it has been possible to rebalance the land use, reconverting former
industrial areas into new urban poles. This urban progress has quickly shifted the old “one-
centre city” model to the more competitive “polycentric” one (Turin, in particular);

have recently taken the opportunity of hosting an important event (or will soon do so), as an
occasion to re-launch their city plans, easily collecting investment funds. (i.e. Genoa, in
1992 for the American Discovery Anniversary; Turin, in 2006 hosted the 20" Olympic
Winter Games, and Milan, waiting for the 2015 EXPO “challenge™).

At present, the cities and towns presenting key drivers are:

some cities and towns to be re-launched through urban regeneration policies. It is a situation
generally caused by belated redevelopment policies in historical city centres (see, for
example: Lecce in Apulia; Ragusa, Siracusa and Messina, in Sicily);

minor cities, above all located in Lombardy and Emilia Romagna, in which some vital and
strategic universities have settled their branches (Piacenza, Cremona, Perugia).

10



Fig. 8: Trend analysis — Messina:
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Fig.11: Analysis by “geographical position”
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Fig.12 : Analysis by “price level” Fig.13 : Analysis by “urban rank”
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1.2

1.2.1

Study n.2 - Trend of the spatial uniformity of the real estate value®

This study illustrates two coefficients useful to study the spatial distribution of the real estate value
in cities and, joining to the aim of this paper, moreover, it analyses the trend of the distribution of
these coefficients through the years®,

This kind of analysis may be interesting to find some relations with other factors like urban
transformations®* (dynamic aspect), population® and present urban appearance® (static aspect).

Study n.2 - Relative Gap

The Italian real estate value data set used in this work®’ divides each city in three [areas]: central,
semi-central and peripheral areas. Then, for each Italian city we know the average real estate value in
these three areas.

From these data we can calculate a coefficient measuring the gap of the real estate value through the
city. We call this coefficient: Relative Gap (RG) and it is determined as the ratio of the difference
between the maximum and minimum values, and the average of the maximum, the intermedium and
the minimum values. We write generically maximum, intermedium and minimum value, recalling
that we mean the central, semicentral and peripheral value. But not always the maximum is in the
centre, and the minimum in the periphery, then, in the follow general formula, we prefer to write
maximum, intermedium and minimum value:

max—min
(max+ intermedium + min )3

RG =

The aim of this paragraph is to show the trend of RG over the period from 1967 to 2008 in the most
important Italian cities and to find some conclusions.

Changes in this coefficient through the years can be mathematically explained only by different
percentages of increase/decrease in the maximum, intermedium and minimum values. Different
percentages of increase/decrease in these three values could be caused by a different impact on the
central, semi-central and peripheral real estate values due to macro/microeconomic factors, or
produced by the location and importance of urban transformations.

We show as example of reflection (repeatable in each city) the case of Roma. The following
histogram evidences the different increase/decrease in the real estate values of central, semi-central
and peripheral areas for some significant years. Looking at these differences it is easy to understand
the RG values.

22 Study n.2 was carried out by dott. Luca D’ Acci.

%% In this paragraph we use two different data set of national real estate value: “Il Consulente Immobiliare” and
“Gabetti Agency”. The first is useful because of its long time series (from 1967 to today), the second one because
of its high number of areas in which every city is divided. The paragraph 1.2.1 uses the first data set; the paragraph
1.2.2 the second one.

* Fig 7.

®Fig 5.

% Fig 4.

27 «|| Consulente Immobiliare”.
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Fig. 2: RG in some of the biggest Italian cities between 1967 and 2008
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Fig. 3: Angular coefficient of the linear RG trend between 1967 and 2008
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Source: Author processing on “ll Consulente Immobiliare” data.

By the Fig 2 we can notice how the case of Torino is different in comparison with the other cities
analysed here. Almost every city has a linear RG trend close to zero or slightly positive. Torino is
the only city showing a strong negative linear RG trend (Fig 3).

Also a static comparison between the biggest Italian cities in the year 2008 shows Torino as the city
with the lowest value of RG (Fig 4).

Fig. 4: Relative Gap in the year 2008
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Source: Author processing on “II Consulente Immobiliare” data.

Fi. 5: Relative Gap and Population
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Source: Author processing on “ll Consulente Immobiliare” data.

The Fig 5 compares the RG coefficient and the population in each city to study how strong this
relation is. The low value of the Rz coefficient of the linear regression (0,2995) indicates that this
relation is not evident, although the three biggest Italian cities (Roma, Milano and Napoli) have the
highest value of RG, and the smallest ones have the lowest RG. However, not always the bigger a
city is the higher RG is, and then the more uneven the spatial distribution of the real estate value is.
Torino is just an example of a big city with a low RG coefficient value.
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1.2.2 Study n.2 - Dispersion

The RG coefficient defined in the previous section is calculated by a data set in which every city is
divided in three areas: centre, semi-centre and periphery.

For a more detailed investigation about the spatial distribution of the real estate value it is necessary
a data set dividing cities in the most possible areas. Then we use the Gabetti Agency data set*® that
divides each city in a lot of areas (for example Torino is divided in 70 areas). This data set allows
calculating a new coefficient better estimating the distribution of the real estate value in each urban
area.

We call this coefficient Dispersion and it is the ratio between the standard deviation of the values in
each area and the average value.

As before, we consider just the most important cities in Italy, thinking it is more correct for a
comparison with the urban dimension of Torino®. The years used are 1997 and 2005 because there
are some differences among the urban areas used in the Gabetti data set in 1997 and 2008, and we
would utilize the same areas to get a righter result.

The Dispersion increase/decrease for each city is:

- Roma=+9%,
- Milano=-16%,
- Napoli=-10%,

- Torino=-30%,

- Genova=-20%,
- Bologna=+68%,
- Firenze=-19%,
- Bari=21%.

The average decrease (without the outlier Bologna) is -15%.

Then also in this case we observe how Torino shows a stronger decrease in this coefficient (-30%).
After these results we have some reasonable information to think that an important explanation for
the particular negative RG trend and the Dispersion trend of Torino as well as its present low RG
value, is the remarkable amount of urban transformations carried out during these last decades™ in
comparison with the other Italian cities considered in this work.

A specific simulation for Torino by UrAD model®!, measuring the Social Benefit* given from urban
attractions (Fig 6), showed in fact a strong relation between urban transformations and real estate
value (Fig 7). Here we cannot explain all the meanings of the following imagines, but we can just
say that the Fig 6 shows the spatial distribution of the effect of the most important urban attractions,
before and after the deep urban transformations of the last decade.

%8 We wish to evidence how different kind of data sets can show different results. In this case only using the “Gabetti”
data set we can notice the strong decrease of the Turin’s RG through the years 1997-2005, and not using the “II
Consulente Immobiliare” data set. This also because the first data set divided the Turin’s area in 70 parts, whereas
the second data set divided the Turin’s area in 3 parts.

29 Even after the considerations written about the low value of R2 in Fig 5.

%0 See: http://www.comune.torino.it/periferie/;

http://www.oct.torino.it/index0.htm ;

1 D’Acci L. (20093, b).

%2 |t is the benefit given by the amenities-beauties (attractions) improving the urban life quality of an ordinary citizen.
The value of use, defined as a value assigned to goods in function of their own capacity to satisfy our exigencies, is
connected to the exigency of urban life[’s] pleasantness. Then the public-goods, in which the UrAD model is
interested, are attractions like nice gardens and parks, pedestrian areas, cultural amenities, agreeable places and
streets, pleasant shopping areas and so forth.
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Fig. 6: Urban transformations and Social Benefit in Torino
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The Fig 7 shows the relation between the real estate value observed and the simulated Social Benefit given
from urban transformations (B). The coefficient “average B” is the average value of B simulated by UrAD*,

Fig. 7: Real estate value and urban transformation
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Source: UrAD simulation

1.2.3 Study n.2 - Conclusions

The spatial distribution of the real estate value has been measured by RG and Dispersion coefficients. After
the trend analysis of these coefficients we can say that an important reason for the spatial distribution of the
real estate value (as the example of Torino* showed) is the localization of the urban attractions. This
consideration is rather easy to say even without a scientific support, because everybody knows that usually
the nicer the area is the higher the real estate value is. This short study just shows a possible way to quantify
this relation.

%% More information about the “UrAD — Urban Attraction Distribution - Model” is available on line: www.urem.eu

% We recall that in this short paragraph we just wish to show the RG trend in some most important Italian cities. We
also have tried to give one of the possible reasons about the RG decrease in Torino during the last years. But the
Fig. 2 shows that the most RG decrease in Torino is in the years before that in this paragraph we haven’t studied.
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