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Despite the economic turmoil induced by the COVID-19 pandemic, 
residential rents in major European cities – with a few notable 
exceptions – held up well in 2020. This paper sheds light on the 
stability and resilience of European residential markets by showing 
that the path of asking rents remained solid throughout a year that 
involved the worst global crisis since the second world war.

• Rents in the residential sector have not moved substantially 
during 2020 as measured by listings from multiple listings 
systems (MLSs).

• There is more dynamics at the high end in most cities analysed, 
but base line rents remained solid.

• No significant evidence for “flight” into the suburbs. Areas 
popular before the pandemic remain so during the pandemic – 
demand has not substantially changed.

• There is evidence of an ‘inverse Airbnb effect’ in markets such 
as Amsterdam, Barcelona, London, Madrid and Rotterdam as 
landlords seek to limit rental losses by switching assets from the 
Airbnb market to longer lease use.

• PATRIZIA believes European residential assets went into the 
COVID-19 crisis as a solid performer and will emerge even 
stronger from the pandemic. This is further supported by the 
performance of rents throughout the COVID-19 crisis, which 
have largely proven to be stable and resilient and are likely to 
continue to remain so.
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It is remarkable the havoc that a particle a ten-thousandth of a millimetre in sizer can cause. The novel 
coronavirus that emerged at the end of 2019 and now known as COVID-19, changed the world in 2020.  
It impacted economies and changed our lives, working environments, expectations and hopes and fears.  
But one area where it seems to have had little influence is on European residential rents.

An analysis of properties advertised through multiple listing systems (MLSs), the digital platforms where  
real estate brokers and private landlors advertise apartments, shows rents in eight selected European 
cities in five European countries (Austria, Germany, Spain, The Netherlands, United Kingdom) did not move 
substantially throughout the year. Although asking rents do show a slight variation throughout 2020, the 
fundamental path of asking rents remained remarkably stable.

The distribution path of monthly asking rents in Euro per square metre for apartments in Barcelona, for 
example, dipped slightly at the extreme high end of the market towards the end of 2020, but remained  
stable at the lower end, hovering around 16 euros per square metre per month. The same pattern can be  
seen in Amsterdam, Madrid and Rotterdam. 

Looking at inner London the upper end of rents shrunk from almost £1,700 per room per month on average at 
the beginning of the year, towards £1,450 by December or -13 %, with all other things being equal. The lower end 
of the market also dropped marginally in April but held the line throughout 2020. Overall, this is a noteworthy 
movement of rents that points to a market reaction to COVID-19, but also other local factors, such as Brexit 
uncertainty, were probably also putting downwards pressure on rents in London during the period. 

The dynamic of asking rents

Figure 1: Distribution of asking rents by city over time

Source: PATRIZIA AG, ImmoService, Veneficus, Empirica, ReAlyse, Fotocasa
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Figure 2: Spatial distribution of asking rents over time - Manchester 2020

Source: PATRIZIA AG, ReAlyse

While the distribution of residential asking rents confirms the resilience of the level of rents over time the 
question about whether market activity within the city has changed remains open. 

A spatial dynamic map of the city shows the concentration of listings across the city at different points 
in time during the pandemic. So, for example Manchester (figure 2.) shows market activity remained 
constant throughout the year as the areas with the most intense activities (the dark blue shapes) have not 
substantially changed its colour intensity

Yet, the concentration of the number of listings in the city has been stable across the city and throughout 
2020. The spatial dynamic map captures the number of residential listings in the local market, revealing that 
areas with an active letting market at the start of the year continued to be popular throughout the pandemic 
months. The dark shapes on the Manchester map imply that inner city Manchester and Salford remained 
active throughout the year, along with the suburbs lying west of the A34 and stretching south down through 
Rusholme, Fallowfield and Withington.

The concentration of rents in space and time
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In times of economic uncertainty, leasing demand for residential can also increase as households delay plans 
to buy a home and stay put or continue to rent their existing homes. 

Another takeaway of our spatial analysis of leasing activity shows that there is no clear trend so far of a “flight  
to the suburbs” as has been documented in the press. Instead, market activity so far remains strong where it 
was strongest before the pandemic. What this means is that the substantial pent-up demand for property in 
many European cities sees rental properties snapped up almost as soon they become available on the market.

A similar pattern can be seen in the half year comparison of Amsterdam (figure 3.). The area enclosed by the 
A10 ring road and south of the Eastern Docklands saw intense leasing activity throughout the year, as did 
the area spilling across the A10 to the west around Amsterdam Nieuw-West, particularly Bluebanddorp.

Figure 3: Spatial distribution of asking rents over time - Amsterdam 2020
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Source: PATRIZIA AG, Veneficus
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One can argue Europeans have not been under pressure to move. If faced with a tightening financial situation, 
households are more readily able and prepared to pare back on other expenses before taking a drastic step in 
terms of household rent. 

Further, the opportunity costs of moving can be too high and can also come at the expense of hidden costs 
– such as the loss of valuable social networks. In any case, even if people wished or were forced to move, 
they would be hampered from quickly doing so by the low supply rates and high demand in most A- and many 
B-listed European cities. 

At the same time, the pandemic has not had the same effect on the European residential market than a 
financial crisis. The reason rents in Europe, particularly at the lower end of rents, remained stable and resilient 
is due to several factors including government support for the private sector, the high opportunity costs of 
moving, (including potentially substantially higher commuting costs and time post pandemic). 

European governments have introduced an unprecedented raft of measures to support their economies and 
dampen the pandemic’s impact on households. Measures included increasing credit/loans to companies, 
reducing business tax or creating tax ‘holidays’ and furlough schemes where a percentage of the workers’ 
wages were bankrolled for companies forced to close down.

Why European rents have remained stable

Dynamic movement in the upper segment of residential markets such as Amsterdam, Barcelona, London, Madrid 
and Rotterdam provide evidence of an ‘Airbnb effect’. Founded in 2008, Airbnb makes money by charging guests 
and hosts for short-term rental stays in private homes or apartments booked through the Airbnb website. It 
operates in hundreds of cities worldwide.

Critics argue that Airbnb and similar platforms raise the cost of rents for locals. A 2017 study in the Journal of 
Housing Economics found that an increase in Airbnb listings in Boston was associated with an increase in rents. 
Research by the Harvard Business Review in 2019 across the United States showed that when Airbnb listings in a 
city increase, so do rents.

It is understandable why the effect may hold true elsewhere. With some landlords switching their properties 
from long-term rentals aimed at locals to short-term rentals targeting the more lucrative tourism market, this can 
drive rents up over time. 

Cities have a finite supply of housing stock and any reduction means fiercer competition for the remaining 
supply. Amsterdam, for example, had an estimated 22,000 rooms and flats offered for rent in this way with as 
many as one in six homeowners in popular neighbourhoods renting out rooms on Airbnb.

Now with COVID-19 having briefly called timeout on international tourism, Airbnb landlords are putting their 
properties on the residential market to limit losses. An August 2020 article in The Irish Times citing Daft.ie, 
Ireland’s leading property website, stated the rental market has bounced high with 41% more properties for rent 
nationally and 92% more in Dublin. “In Dublin availability was almost double what it was a year ago, with nearly 
3,000 homes on the rental market on August 1 compared to fewer than 1,600 in August 2019.”

A reversal of the Airbnb effect may explain why rents at the lower end of the market in the cities included in 
this paper remained solid but those at the top dipped. As landlords seek to limit losses, rental stock is being 
switched from the Airbnb market to longer lease use. Typically, such stock is higher-priced, which can be causing 
rental prices to drop in that segment. 

This reverse Airbnb effect is likely itself to be reversed once lockdown ends and tourism opens again. However, 
temporarily at least, in some places it is, as The Irish Times noted, “For the first time in years it is a renters market.”

The inverse Airbnb effect



The results highlight the resilience of the European residential markets so far during an unprecedented event. 
While rents could be expected to be highly volatile in uncertain times, the analysis shows that this has not 
been the case for the selected European cities. 

PATRIZIA believes European residential assets went into the COVID-19 crisis as a solid performer and will 
emerge even stronger from the pandemic, see also PATRIZIA’s publication about “Why European residential 
investments are ideal bond substitutes – an innovative approach”. This belief is further reflected in rents which 
have largely proven to be stable and resilient throughout the crisis and are likely to continue to remain so. 

There has been much discussion about a “flight” to the suburbs caused by COVID-19. With the workforce sent 
home to work during large the lockdown, some workers took the opportunity to relocate to areas where they 
could afford larger homes or those with outside space. This means that connectivity to public transport and 
access to public amenities have never been more important when creating a future-proof investment strategy 
everywhere in the city.

Once the vaccine rollout helps the public reach herd immunity and the pandemic passes, governments will roll 
back temporary measures such as eviction bans and furlough schemes. This is likely to cause pain amongst 
the public. However, lingering economic uncertainty, any increases in unemployment and limited mortgage 
availability for buyers with small deposits will continue to sustain the already pent-up demand for rental 
accommodation in leading European cities.

Where do rents go from here?
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The data has been collected from multiple 
listings systems (MLSs) across the different 
countries. The analysis excludes furnished 
apartments, student housing apartments, 
senior living and assets larger than 180 sqm. 
Within the PATRIZIA system, each country 
has an own data pipeline for cleaning and 
adjusting duplicates. The development of 
rents is calculated using the frequency 
distribution at every month, that is, from 
the histogram. The histogram measures the 
number of assets across groups of ascending 
rents. The spatio-temporal distribution 
applies the same approach calculating the 
concentration of asking rents by space,  
that is, the latitude and the longitude.
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This publication is purely for general information and not a prospectus. The analyses are based on publicly
accessible information and data (“information”), which are regarded as reliable. We cannot guarantee the
correctness or completeness of information. All statements of opinion reflect the current estimations of the author 
and do not necessarily reflect the opinion of PATRIZIA AG or its associated companies. The opinions expressed in 
this publication may change without prior notice. The research reports and presentations (“analyses”) produced by 
PATRIZIA AG contain selected information and cannot be regarded as complete and correct. PATRIZIA AG has not 
verified the correctness or completeness of the information and does not accept any liability for this. PATRIZIA AG 
will not bear liability for any damage arising from incomplete or incorrect information, and PATRIZIA AG will bear no 
liability for direct and/or indirect damage and/or secondary damage. In particular, PATRIZIA AG will bear no liability 
for statements, projections or other details contained in these analyses relating to the companies examined, their 
associated companies, strategies, economic, market and/or competitive position, legal conditions etc.

Although the analyses are produced with the greatest care, the possibility of errors or incompleteness cannot be 
eliminated. PATRIZIA AG, its shareholders and employees bear no liability for the correctness or completeness of 
the statements, estimations, recommendations or conclusions derived from information contained in the analyses. 
This document is for information and illustrative purposes only. It does not constitute advice, a recommendation 
or a solicitation of an offer to buy or sell shares or other interests, financial instruments or the underlying assets, 
nor does this document contain any commitment by PATRIZIA AG or any of its affiliates The liability of PATRIZIA AG 
to compensate for typical and foreseeable damage is limited according to the extent of the damage. The opinions 
contained in the analyses may change without prior notice. No part of this document or the information herein may 
be distributed, copied or reproduced in any manner, in whole or in part, without our prior written consent.

For more information or to request a call with our Capital Markets team, please contact us at insights@patrizia.ag
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