
The Marbella residential market remains robust in 2025,

supported by steady international demand and limited prime

housing supply. Official figures highlight that property prices

continue to climb – according to Spanish valuation data

(Tinsa), the average home price in Marbella reached roughly

€3,538 per m² in Q3 2025, reflecting an annual increase of

nearly 18%. This far outpaces the national average (about

+12% year-on-year in Q3), underscoring Marbella’s strong

appeal. Transaction volumes have also held up well locally;

industry reports based on notary and registry records show

home sales in Marbella were significantly higher year-on-year

in early 2025 (around +25% in Q1), even as Spain’s overall

housing market began to cool (national sales were slightly

down by mid-year). In short, buyer interest – especially from

foreign investors – remains a key driver, keeping Marbella’s

property sector buoyant despite broader headwinds.

Demand is largely driven by international buyers in the high-

end segment. British, Northern European, and more recently

North American buyers continue to be very active in

Marbella, drawn by the area’s lifestyle and investment appeal.

Importantly, many are cash buyers or secure financing

abroad, which insulates the upper tier of the market from the

full impact of rising interest rates. 

At the same time, supply of quality homes –

particularly modern villas and luxury apartments in

prime areas like the Golden Mile, Nueva Andalucía, or

Sierra Blanca – remains tight. New construction has

not kept pace with demand (far below mid-2000s

building levels), which has put a floor under prices. 
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Looking ahead to Q4 2025, the
outlook is cautiously optimistic, there
is also a note of trepidation as the
market transitions into a more
moderate growth phase. 

Even as some sellers test the market with high asking

prices, realistic pricing is rewarded: well-priced

premium properties continue to sell quickly. Overall,

market fundamentals appear solid – Marbella is

benefiting from a post-pandemic shift toward lifestyle-

oriented purchases and remote-work relocations, on

top of record tourism numbers feeding investor

interest.

Looking ahead to Q4 2025, the outlook is cautiously

optimistic. Most indicators point to continued

resilience in Marbella’s real estate sector, but there is

also a note of trepidation as the market transitions

into a more moderate growth phase. External factors

such as higher borrowing costs (after the interest rate

hikes of 2022–2024) and global economic uncertainty

have introduced some caution among buyers. Indeed,

recent national data from Spain’s Land Registry show

a slight dip in sales at the end of the summer (the first

year-on-year decline in transactions since 2024),

suggesting the frantic post-COVID boom is leveling

off. In Marbella, any slowdown has been less

pronounced, but we anticipate a more measured pace

going into the 

final quarter. Price growth is expected to temper

compared to earlier in the year, and buyers have

become more price-sensitive at the margins.

Nonetheless, no sharp correction is foreseen at this

stage – the combination of strong international

demand and scarce prime inventory should continue

to support the market. In summary, Marbella enters

Q4 2025 with confidence in its long-term appeal and

resilience, even as the era of double-digit annual price

gains gives way to a steadier, more sustainable

trajectory.

Marbella 

Sales Volume & Price Trends

Marbella’s property market maintained strong activity

in Q3 2025, albeit without the record-breaking surges

seen post-pandemic. Just over 1,000 home sales were

recorded in Marbella during Q3 – a volume on par

with the same quarter of 2024, indicating a stable but

plateauing level of transactions. This follows a year in

which Marbella logged 4,745 property sales (up ~5% vs

2023) and a surging start to 2025, when Q1 sales

jumped by approximately 25% year-on-year. By mid-

2025, however, the market had entered a phase of

consolidation: Q2 sales across the Marbella–Estepona–

Benahavís “Golden Triangle” pulled back ~8% from Q1

levels and were 13% lower than Q2 2024. In Marbella,

transactions dipped slightly from Q2. Against that

backdrop, Q3’s sales held steady rather than

accelerating, reflecting healthy market liquidity but a

more measured pace. Volumes remain historically

high – far above pre-2020 norms – yet the frenetic

growth of 2022 has given way to a more mature,

balanced market.

Prices at Record Highs, Growth Slows

Marbella’s property prices continued to climb through

Q3 2025, reaching new highs even as the rate of

increase moderated. Closing prices (for new and resale

homes) averaged roughly €3,400 per square metre in

Q3 – up around 3–4% from Q2 and approximately 15–

17% year-on-year. This annual price growth

underscores the enduring demand for Marbella real

estate, outpacing broader Spanish trends and

comfortably exceeding the Málaga provincial average.

Asking prices in Marbella also hit all-time highs: by

September 2025, list prices averaged €5,400/m², more

than double the national mean. However, year-on-year 
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asking price growth has cooled to single digits (~+9%),

a notable deceleration from the 12–15% annual jumps

seen in late 2024 and early 2025. This suggests a

degree of price stabilisation is emerging, with sellers

no longer hiking prices as aggressively. Monthly

changes over Q3 were modest, indicating that values

are levelling off at a high plateau rather than

continuing to spike.

Balanced Market Supported by Demand and

Limited Supply

Several factors underpin Marbella’s price resilience.

International buyers remain a cornerstone of demand,

accounting for roughly one-third of all home

purchases in the Costa del Sol – a share virtually

unchanged from a year ago. This steady influx of

foreign capital, combined with Marbella’s lifestyle

appeal and constrained housing supply, has kept

upward pressure on prices. New construction is

gradually rising, but developable land is scarce, so

supply still trails demand in prime areas. Crucially, no

signs of a speculative bubble are evident – price

growth, while significant, has been supported by 

In short, Marbella’s Q3 property
scene remains robust but not
overheated – prices are high yet
stabilising

fundamentals. Analysts note that today’s home values

(despite climbing for nine consecutive years) remain

below mid-2000s peak levels in real terms. Additionally,

the market’s high-end orientation means many

purchases are equity-based; interest rate hikes have had

limited dampening effect on this segment. Overall,

market liquidity remains healthy: properties in good

locations and with realistic pricing continue to change

hands relatively swiftly, reflecting confidence in

Marbella’s long-term prospects.

Buyer Caution and Selectivity

Alongside these strengths, Q3 2025 also highlighted a

more discerning mood among buyers. After the

extremely dynamic period of 2021–2022 (when virtually

anything on the market would sell quickly), purchasers

are now proceeding with more caution. Demand hasn’t

disappeared – it’s become more selective. Agents report

that overpriced listings are drawing pushback, and

sellers who set unrealistically high asking figures are

seeing longer selling times. 

This trend has introduced a healthy dose of negotiation

and due diligence into the sales process. The good news

is that well-priced properties, especially in Marbella’s

prime areas, continue to attract strong interest and

offers. But the era of breakneck price growth and instant

sales appears to be cooling, replaced by a more

normalised, sustainability-focused market. 

In short, Marbella’s Q3 property scene remains robust

but not overheated – prices are high yet stabilising, and

while buyer appetite endures, it comes with greater

prudence. This balanced picture bodes well for the

market’s stability, even as it faces global economic

headwinds, and suggests that Marbella is transitioning

from a post-pandemic boom into a period of measured,

steady performance.

Buyer Demographics

International buyers continue to play a pivotal role in

Malaga’s property market. In Q3 2025, roughly one in

three home purchases in the region was made by a

foreign buyer, a proportion on par with the highs of last

year. But in Marbella, the sustained near-80% foreign

share underscores it’s global appeal. In fact, the prestige

coastal areas around Marbella likely see even 
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higher international participation than the provincial

average. Compared to Q3 2024, foreign demand has

remained just as robust – if not slightly stronger – keeping

Marbella among the top locations in Spain for overseas

property investment.

Who’s buying? British buyers remain the single largest

group of foreign purchasers in the Marbella area. They

typically make up around 15% of all foreign buyer

transactions, maintaining the UK’s long-standing

influence in the Costa del Sol market. However, the gap

has narrowed as the buyer mix diversifies. Northern

European buyers – notably from the Netherlands, Sweden,

and Germany – are extremely active, each accounting for

high-single-digit shares of foreign purchases. Other

western European markets like France and Belgium also

contribute steady demand. In addition, newer nationalities

have gained ground over the past year. Polish buyers, for

example, have grown from a small presence to a notable

share of foreign transactions, reflecting rising interest

from Eastern Europe. There are even signs of North

American demand emerging: while U.S. and Canadian

buyers still represent a small fraction of the market, their 

numbers have increased markedly compared to a year

ago. Overall, Q3 2025 continues the trend seen earlier

in the year – British demand is strong but gradually

ceding relative share to a broader range of nationalities,

resulting in the most internationally diverse buyer pool

Marbella has seen.

Buyer profiles in Marbella span a wide range, but two

dominant groups stand out. On one end are established,

older buyers (50s and above) – often retirees or high-

net-worth individuals – who purchase for lifestyle and 

Marbella now ranks among the top
resort destinations in Europe
attracting mobile, mid-career
professionals

leisure. They value Marbella’s security, climate, and

amenities, typically seeking comfortable second homes

or retirement villas in exclusive areas. On the other end,

there is a growing cohort of younger professionals and

families in their 30s and 40s. Enabled by remote work

and digital nomad visas, these buyers are relocating or 

spending much more time in Marbella than previous

generations did. Many in this group continue to pursue

their careers while living on the Costa del Sol, placing a

premium on modern homes with good connectivity (both

internet and transport). This influx of younger buyers has

steadily lowered the average buyer age in Marbella over

recent years. Unlike the traditional holiday-home owners,

they often intend to live and work year-round in the area

or at least split their time evenly, with children enrolled in

local schools and a desire to integrate into the

community. The evolving age mix is apparent: Marbella

now ranks among the top resort destinations in Europe

attracting mobile, mid-career professionals – a marked

shift from a decade ago when foreign demand was

generally older.

Lifestyle motivations clearly overshadow speculative ones

in the current market. The typical foreign buyer today is

purchasing a Marbella property as a long-term lifestyle

investment rather than for quick flips. Many plan to use

the home as a primary or secondary residence – enjoying

the Mediterranean lifestyle, or providing accommodation

for family – and are less focused on short-term price

appreciation. Indeed, market observers note a decline in

pure speculative buying compared to the frenzy seen in

2022. 

Q3 2025 buyers appear more committed to personal use

and long-term value. This is reinforced by the fact that the

many foreign purchases in Spain are now made by foreign

residents (expats who live in Spain). Marbella reflects this

pattern: a large share of its international buyers already

have one foot in Spain – either living here full-time or

intending to spend substantial portions of the year here.

By contrast, the non-resident investors (who traditionally

might buy purely to rent out) have become slightly less

prominent, partly due to policy changes like 
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the phase-out of the golden visa program. In short,

demand has shifted toward end-users: people who are

buying homes to enjoy them personally, even as they

recognise the asset’s investment value over time. 

Another notable characteristic of the Marbella market is

its high level of cash buyers and low reliance on

mortgages, especially in the mid-to-upper price brackets.

A significant proportion of foreign buyers finance their

purchases outright or with minimal leverage. Even those

who do take loans tend to borrow less relative to

property value than domestic buyers elsewhere. 

This trend has been evident throughout 2025 and has

important implications. First, it means that recent

interest rate increases have had a milder impact on

Marbella’s buyer activity. Over the past year, as

European mortgage rates rose sharply, many markets

saw demand cool – but in Marbella, sales volume

remained strong. Wealthier international buyers, less

dependent on bank financing, continued to transact

despite higher borrowing costs. 

Notably, by mid-2025 the European Central Bank began

easing rates again (after reaching a peak earlier in the

year), but Marbella’s momentum was already intact.

Second, the prevalence of cash purchases signals

confidence: buyers are willing and able to commit

substantial equity to secure their Costa del Sol home. It

also reflects the safe-haven mindset of many investors in

this segment – they view Marbella real estate as a stable

store of value and lifestyle asset, not requiring high-risk

leverage. The flip side is that local mortgage activity did

tick up slightly as rates started to come down in Q3,

helping some domestic buyers and a few leveraged

investors, but overall the market’s trajectory was never

driven by cheap credit in the first place.

Demand patterns in Marbella are therefore increasingly

driven by lifestyle priorities and long-term commitment.

Permanent and semi-permanent relocations are more

common now than a few years ago, adding a year-round

residential base to what was once mainly a holiday-

home market. Overseas families are enrolling children

in local international schools; entrepreneurs are setting

up businesses or working remotely from Marbella’s co-

working hubs; and retirees are spending the majority of

the year in Spain rather than just summers. 

This depth of engagement has supported housing

demand even outside the traditional peak seasons.

Meanwhile, speculative buying and rapid “flip”

investments have receded compared to the boom

conditions of 2021–2022. The market in Q3 2025 is

described as healthy and fundamentally driven – buyers

are certainly mindful of investment return, but they are

predominantly purchasing for personal use, relocation,

or long-term holding, rather than short-term

speculation. This has contributed to a more stable

environment: demand remains high, but it is less

feverish and more evenly paced, coming from end-users

with genuine housing needs or lifestyle goals in

Marbella.

In summary, Marbella’s buyer demographics in Q3 2025

highlight the international and evolving nature of this

market. Foreign buyers constitute a large and steady

portion of all transactions, led by Britons but with a

widening array of European (and some overseas)

nationalities in the mix. The profile of buyers is

gradually skewing younger and more year-round, thanks

to remote work trends and the enduring appeal of the

Costa del Sol as a place to live, not just vacation. Most

incoming buyers are focused on lifestyle quality and

long-term value – they tend to purchase with significant

equity (often cash), and many intend to occupy and

enjoy their properties rather than treat them as pure

investments. 

The result is a market underpinned by committed end-

user demand from around the world, providing

resilience and stability even as external conditions

(interest rates, visas, geopolitical shifts) continue to

evolve. Marbella remains a magnet for a diverse set of

buyers, each drawn by the promise of a Mediterranean

lifestyle and a secure real estate investment, making the

demographic landscape more varied and robust than

ever.
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New Development vs Resale

Resale homes continued to overwhelmingly dominate

Marbella’s housing market in Q3 2025, accounting for

roughly nine out of ten transactions. This balance was

essentially unchanged from a year earlier, highlighting

the limited role of new-build sales in the town’s total

activity. In absolute terms, new-build transactions saw a

modest uptick year-on-year (from a very low base) as a

handful of newly completed projects hit the market in

2025, while resale volumes held roughly steady

compared to Q3 2024’s levels (which followed a period

of exceptional post-pandemic activity).

Developer activity in Marbella remains buoyant, but the

city’s capacity for new housing is still constrained by

land scarcity and planning bottlenecks. The new-build

pipeline is gradually expanding – Marbella’s town hall

granted an unprecedented volume of building permits in

2024 (around €315 million worth, with continued strong

permitting in 2025), reflecting developers’ confidence

and investment. 

However, much of the Costa del Sol’s new housing

growth has been concentrated in nearby areas (such as

Estepona) where larger tracts of land allow a higher

share of new-build sales. Within Marbella itself, new

developments tend to be smaller-scale and are quickly

absorbed by demand. There is effectively no glut of

unsold new homes – the most attractive projects often

sell out off-plan, with little finished inventory remaining

on the market upon completion.

Pricing for new construction in Marbella continues to

command a significant premium over existing

properties. New-build homes are often 30–40% more

expensive per square meter than comparable resale

listings, a premium driven by their modern design,

energy efficiency, and the scarcity of new supply in

prime locations. Buyer appetite for quality new build is

strong despite higher pricing, especially in the high-end

segment. Many buyers are willing to pay extra for

turnkey, contemporary homes – ensuring that limited

new stock is readily absorbed at premium prices.

Looking ahead, several regulatory changes are set to

improve the new-build supply outlook. After years of

planning gridlock, Marbella is on the verge of approving

a new General Plan (PGOM) that will unlock substantial

land for development (on the order of 13 million square

metres of additional urban land) and regularise

thousands of previously illegal homes. 

 

At the same time, the recent Andalusian planning law

(LISTA) has streamlined the licensing process, cutting

building permit approval times from over a year to

around 4 months on average. While these reforms had

no immediate effect on Q3 transaction figures, they

mark a turning point for future supply. Over the coming

years, the easier, more predictable planning

environment should encourage more new projects in

Marbella, gradually easing supply constraintsand

allowing the new-development segment to grow from its

historically low base.

Rental Market

Long-Term Rentals

Marbella’s long-term rental prices continued to climb to

new highs in Q3 2025. The average rent reached around

€20 per m² per month, marking a +1.2% increase from

Q2 and roughly +12% year-on-year, setting a record high

for the city. This growth reflects persistent demand

against very tight supply – over half of Marbella’s rental

homes are now dedicated to vacation lets, leaving

relatively few available for residents. As a result, finding

a long-term lease is notably difficult and expensive, with

would-be tenants facing intense competition. Investors

purchasing for rental income are seeing gross yields

around 4.8% on average in Marbella, which is modest

compared to Spain’s national average. Smaller

apartments tend to yield slightly above 5%, while larger

units or luxury villas generally fetch lower percentages

given their high capital values. Even so, sustained rental

growth and low vacancy underpin the appeal of buy-to-

let investments in Marbella’s prime locations.

Investors purchasing for rental
income are seeing gross yields
around 4.8% on average in Marbella
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Short-Term & Holiday Rentals

Tourist rental demand remains robust, bolstered by

Marbella’s record-breaking tourism in 2025. Summer

occupancy was exceptionally strong – in July, hotel

occupancy hovered around 79% (virtually unchanged

despite an expanded hotel supply), and Marbella

posted 



the highest daily room rates in Spain, with average daily

rates around €375 and revenue per available room

approaching €300. July visitor numbers were up about

12% year-on-year, highlighting the surge in summer

travel that also benefits holiday rental landlords.

Notably, the traditional “off-season” is fading: thanks to

a year-round slate of events, mild climate, and golf

tourism, Marbella enjoys high occupancy beyond just

the summer months. For property owners, short-term

lets can generate far higher income in peak season – it’s

often said that a single week’s holiday rent can equal a

month’s long-term rent. Many owners therefore choose

the vacation rental model for its lucrative returns,

though it comes with seasonal variability and

operational overhead. By contrast, long-term rentals

offer steady year-round income (albeit with lower yields

around 3–4% net after costs) and less management

effort. 

This calculus has led to a scarcity of long-term rental

supply in Marbella’s market, as numerous homes pivot

to short-stay use to capitalize on the tourism boom.

Regulatory Updates

2025 has brought stricter regulations for short-term

rentals aimed at balancing tourist demand with housing

needs. The Andalusian government updated its holiday

rental decree, requiring higher standards and formal

registration for all tourist accommodations. For

example, professional management companies handling

rentals must now register with the regional Tourism

Registry and assume full legal responsibility for

compliance. 

Owners (or their agents) are obliged to provide 24/7

guest support and meet upgraded requirements for

safety, amenities, and reporting, with steep fines for non-

compliance. Importantly, municipal authorities are

empowered to limit or ban new holiday rental licenses in

areas they deem overstretched. Marbella’s town hall,

however, has so far taken a cautious stance. The mayor

noted that most short-term rentals here cater to affluent

visitors and are second homes used by their owners part

of the year, meaning the city hasn’t seen the same

resident displacement issues as larger urban centres.

Consequently, no local ban or cap is in place at this

time. 

Instead, the City Council has commissioned a study with

the University of Málaga to analyse the impact of tourist

lets on the housing market. The prevailing approach is

to professionalise and monitor the sector rather than

aggressively curtail it. Nonetheless, the overall direction

in Spain and Europe is toward greater oversight of

vacation rentals. Coupled with tax incentives favouring

long-term leases, these policies are gradually nudging

some owners to return units to the long-term market. In

Marbella’s ultra-prime zones, a handful of landlords

have shifted from short-term to multi-year contracts to

enjoy more stability and new fiscal benefits – a trend

that could help ease the rental supply crunch going

forward.

However, in the near term Marbella’s rental market

remains characterised by high demand, limited stock,

and premium pricing, both for locals seeking homes and

for tourists willing to pay top rates for a slice of the

Costa del Sol lifestyle.

Investment Outlook

Marbella’s property market remains a stable and

resilient environment for investors as of Q3 2025. Prices

have largely held steady at elevated levels, with recent

gains becoming more measured after the rapid post-

pandemic surge. Transaction activity has softened

slightly compared to the frenzied peak of 2022, yet sales

volumes are still robust and well above pre-pandemic

norms. Crucially, a significant share of buyers rely on

high equity rather than debt, which helps insulate the

market from higher financing costs. Meanwhile, rental

demand continues to be strong, translating into steady

income streams for property owners. Looking ahead, the

investment outlook is one of cautious optimism

tempered by macroeconomic headwinds – 

interest rates remain relatively high and the global 
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What the chart shows:

1. Inventory Index (grey line, left axis) – This represents the available stock

of long-term rental properties, normalized to 100 in Q1 2024. It steadily

falls to around 78 by Q3 2025, meaning rental supply has dropped

roughly 22 % in eighteen months.

2.Rent Price (dark-blue dashed line, left axis) – Average monthly rent per

square metre, which rises from about €17/m² in early 2024 to nearly

€19.5/m² by Q3 2025.

3.Vacancy Rate (gold dash-dot line, right axis) – The share of rental homes

sitting empty at any given time, dropping from roughly 5.5 % to 3.3 %.



€3,000–3,500/m² range – reflecting Estepona’s

positioning as a high-end enclave just a notch below

Marbella’s pricing. Notably, the gap between asking and

achieved prices remains modest in new developments,

as strong demand leaves little room for negotiation in

prime projects.

Market activity is robust across Estepona’s districts, with

some areas seeing exceptional growth. The recently

revitalized town centre (Estepona Pueblo) and the

western beachfront zones are standout performers:

asking values in the historic core and beachfront areas

like Bahía Dorada have surged 20–25%+ year-on-year, as

buyers prize these locations for their mix of authenticity

and modern upgrades. In contrast, established luxury

zones on the New Golden Mile (e.g. Benamara–Atalaya

and Punta Plata) saw more moderate price growth (mid-

single-digit YoY), suggesting these already-expensive 

areas are stabilising at a high plateau. The new-build

hotbed of Selwo also cooled slightly in growth rate after

explosive gains earlier in the year, but remains one of

Estepona’s most active development zones. Overall, the

price rises are broad-based across the municipality,

indicating widespread demand – yet the slight easing in

annual growth (from the ~15% gains seen last spring to

~13% now) hints at a gradual normalization. There are

early signs of price momentum leveling off at the very

top end, as some sellers adjust expectations, but on the

whole values continue to climb quarter after quarter.

Crucially, Estepona’s trends appear driven by genuine

demand rather than acute supply constraints. 

economic backdrop is uncertain, which could weigh on

sentiment in the near term. However, Marbella’s local

fundamentals – including diverse international demand

and a constrained supply of quality homes – continue to

underpin investor confidence, and no significant

regulatory changes have emerged to dampen the appeal

of owning property in the area. At the same time,

ongoing improvements in infrastructure and

connectivity further reinforce the area’s long-term value

proposition. In this context, investors are increasingly

focusing on long-term holding strategies, prioritizing

stable rental income and gradual capital appreciation

over quick speculative gains. Overall, Marbella remains

an attractive long-term investment market, offering solid

income potential for those adopting a patient strategy

amid broader economic uncertainties.

Estepona

Sales Volume & Price Trends

Estepona’s property market continued its strong run in

Q3 2025, with robust sales volumes and rising prices.

The total number of residential transactions in Estepona

for the quarter was roughly 900, only slightly below the

summer peak last year. This represents a small single-

digit increase year-on-year, and a marginal uptick from

Q2 2025, signaling that activity remains high but is

beginning to plateau. Estepona firmly maintains its #2

ranking in sales among the Costa del Sol’s “Golden

Triangle” (behind Marbella but well ahead of

Benahavís), accounting for about one-third of all

property transactions in the area. This sustained volume

– coming off record highs in 2022–2023 – suggests that

demand remains healthy rather than cooling off.

Prices in Estepona hit new records in Q3. The average

asking price reached approximately €4,050 per square

metre, up around +13% year-on-year and about +4%

quarter-on-quarter. By comparison, a year ago asking

prices hovered near €3,580/m², highlighting the

significant appreciation over the past 12 months.

Closing sale prices (actual transaction values) have

followed the same upward trajectory. While official

municipal-level figures are not published, Malaga

province’s average sale price of ~€2,600/m² this quarter

(+15% YoY) underscores the trend. Estepona’s premium

market consistently exceeds provincial averages – many

new-build and luxury resales here are transacting in the 
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Unlike Marbella – where a lack of available prime

inventory has started to cap sales growth – Estepona has

benefited from a wave of new development completions

throughout 2024 and 2025. This infusion of fresh

supply (particularly in areas like Las Mesas and along

the coastal stretch west of town) boosted transaction

numbers significantly, evidenced by a spike in new-build

sales earlier this year. 

Buyer appetite has kept pace with this increased supply,

as shown by the rapid absorption of many newly

delivered units. In fact, nearly half of Estepona’s sales in

recent quarters have been new-build homes, a sign that

developers are delivering product that meets current

demand. The result is a healthy balance: sales volumes

remain near record highs without simply being limited

by inventory – a strong indicator of market vitality.

Going forward, agents report that quality resale stock is

thinning out and the pipeline of future projects is the

key to sustaining momentum. 

For now, however, Estepona’s market shows little sign of

a demand-side slowdown. If anything, the slightly slower

growth in sales vs earlier in the year points more to

limited stock in certain segments (some popular

developments have sold out) than any pullback in buyer

interest. 

Estepona’s Q3 performance suggests a solid and

sustainable demand base, supported by enough new

inventory to keep activity high – a fundamentally

healthy growth dynamic, with price increases

moderating to more sustainable levels rather than

crashing.

Buyer Demographics

Foreign buyers remain the cornerstone of Estepona’s

market. Well over half of all home purchases in 2025

have been made by international buyers, a proportion

that far exceeds national averages. (By comparison,

around one in three home sales across Málaga province

involves a foreign purchaser, an already high figure.)

Estepona’s new-build resort complexes and modern

villas hold particular appeal for these overseas clients. 

British nationals continue to lead the pack as the single

largest foreign buyer group. Northern European buyers

are also strongly represented – notably from Germany,

Scandinavia, the Netherlands and Belgium – drawn by

the sun, golf, and quality of life on offer. 

Additionally, there is a growing presence of buyers from

beyond Europe: North Americans (especially from the

US) and some Middle Eastern investors have been active

in the high-end segment, attracted by Spain’s relative

value and stability. By contrast, domestic Spanish

demand, while steady, plays a smaller role in Estepona

than in many other markets; local buyers face stiff

competition from cash-rich foreigners and often focus

on lower price brackets or new affordable developments

in the area.

In terms of buyer profile, Estepona is seeing a mix of

lifestyle relocators and pure investors. A substantial

share of purchases are made by people intending to

relocate or spend a significant part of the year here.

Families in their 40s and 50s and retirees in their 60s

are moving from colder climates to make Estepona their

permanent or semi-permanent home, enticed by the

climate, safety, and improved infrastructure (the town’s

population has grown notably in recent years as a

result). At the same time, another cohort of buyers is

driven by investment motives – acquiring second homes

to rent out as holiday properties or to hold as long-term

assets in an appreciating market. These two groups

sometimes overlap: even those relocating often have an

investment mindset, given the strong capital

appreciation and rental yields. 

A key demographic trend is the prevalence of financially

secure, equity-rich buyers. The majority of foreign

purchasers are cash buyers or put down large deposits,

meaning relatively few transactions depend on high

loan-to-value mortgages. Industry data indicates that

around 70% of upscale sales in the area are completed

without financing. This keeps the market less sensitive

to interest rate fluctuations and bank lending criteria. 

Industry data indicates that around
70% of upscale sales in the area are
completed without financing.

JUST | Q3 2025 Market Report

For the smaller segment of buyers who are financing

(more often local Spanish buyers or younger

expatriates), rising mortgage rates over the past year

have introduced caution, but thus far this hasn’t

materially weakened overall demand. In sum,

Estepona’s buyer base in Q3 



2025 is affluent and international, spanning middle-

aged entrepreneurs to retirees, predominantly seeking

lifestyle upgrades, with a resilience bolstered by

limited reliance on credit.

New Development vs Resale

One of Estepona’s defining features is the

extraordinary weight of new development in its

property sales. Last year, roughly 77% of all homes sold

in Estepona were new builds, an unusually high share

that reflects the surge of construction in the

municipality. That trend has carried through 2025. In

Q3 2025, new-build properties still account for

roughly two-thirds of all sales, far outpacing resales.

Estepona has benefitted from a wave of project

completions this year: several large residential

developments from beachfront apartment complexes

to golf resort villas – have finished construction, and

their off-plan sales have converted into deeds. These

handovers boosted the new-build sales figures in the

quarter. Buyer demand for these projects has been

very strong; many units were sold out well in advance, 

77%

indicating that the market readily absorbed the new

supply. Modern design, energy-efficient construction,

and comprehensive amenities (pools, gyms, security,

etc.) make new developments especially attractive when

compared to older housing stock. In popular new zones

like the New Golden Mile and Selwo, it’s common for

buyers to specifically target brand-new homes, and

developers have been able to sell at record prices per

square meter, as noted above.

By contrast, resale activity, while steady, is constrained

by a lack of inventory. Many owners of quality homes in

Estepona are simply not selling, given limited

alternatives and an expectation of further capital gains.

The result is that good resale properties – particularly

modernised villas or apartments in prime locations – are

scarce and often receive multiple interested buyers when

they do hit the market. In 2025, resale transactions form

a minority of overall sales (around one-third in Q3), and

the resale properties that do sell tend to do so at high

price points, especially if they’ve been renovated or are

in turnkey condition. 

The shortage of second-hand supply has been a key

factor supporting price growth. It has also meant that

new developments fill the gap, capturing buyers who

might otherwise purchase an existing home if more

were available. 

This dynamic of low resale supply and high new-build

demand has kept Estepona’s overall market momentum

strong. New construction not only contributes the bulk

of volume, but also acts to alleviate some of the unmet

demand – without it, transaction levels and buyer

options would be far more limited. Going forward, the

pipeline of projects in Estepona is being watched closely;

while there are still numerous developments under way

(and more in planning), developers have become a bit

more cautious amid higher building costs and regulatory

processes. 

For now, however, Estepona’s ability to deliver new

homes continues to set it apart, balancing the market by

providing fresh product and sustaining healthy sales

volumes even as other areas with less development

struggle with supply shortages.
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OF ALL
HOMES SOLD
WERE NEW
BUILDS



Peak summer months (July and
August) see nightly rates around
€160–180 and occupancy often in
the 80–90% range

Rental Market

Estepona’s long-term rental market has continued to

strengthen. By the end of Q3 2025, average rents were

about €18.5 per m² per month, slightly up on the

previous quarter. This represents roughly a 2%

quarterly rise and about 15–16% year-on-year growth.

Demand for long leases remains robust, with very low

vacancy. High tourist and expat demand means new

rental listings are quickly absorbed; in practice there is

a shortage of available apartments and homes for rent.

Landlords are generally tightening terms and

increasing rents as occupancy rates stay high.

Gross rental yields on investment properties remain

attractive. Small-to-medium apartments (2–3

bedrooms) in prime areas of Estepona typically yield

on the order of 5–6% annually, while larger detached

villas yield more modestly, roughly 3–4%. These yields

reflect high purchase prices for villas (often used as

holiday homes) versus slightly stronger income from

centrally-located apartments. Overall, Estepona’s

rental yields are generally regarded as among the

highest on the Costa del Sol, due to the combination

of rising rents and limited supply.

By contrast, spring and autumn see moderate

occupancy (often 50–60%) and lower average daily

rates (closer to €100–120). On an annual basis an

average licensed holiday apartment in Estepona will

rent about 65% of the year. This seasonality is

consistent with Costa del Sol patterns: August is the

most profitable month, while winter months see much

lower demand. The average annual short-term rate

(ADR) is on the order of €170 per night, driven by

international tourist demand.

In terms of regulations, 2025 brought new rules for

holiday rentals.  Since July 2025, Spain requires all

short-term rental units to carry an official registration

number (NRA). Under the Royal Decree implemented

this year, property owners must register their vacation

rentals with a national digital registry and display that

code in any online listing. Platforms like Airbnb and

Booking are now obliged to verify these NRAs. The

aim is to control illegal holiday lets and improve data

on tourism rentals. For long-term rentals, no new

national rent caps were introduced in Q3 2025;

tenancy law remains much as before, with market

rents set by supply and demand.

Investment Outlook

Demand for Estepona property remains broad and

resilient. Buyers include lifestyle relocators (families,

retirees, professionals moving from cities) as well as

traditional investors seeking rental income.

International buyers continue to play a significant

role: roughly 10–15% of transactions in

Marbella/Eastern Costa del Sol (which includes

Estepona) are by non-resident Europeans (primarily

from the UK, Germany, Scandinavia and Benelux). 

The coastal setting, mild climate and upgraded

infrastructure attract foreigners who either settle or

rent out their properties. Domestic demand is also

strong, driven by Andalusian and Madrid/Barcelona

buyers looking for a second home or new base. In sum,

buyer sentiment is generally optimistic – those with

financing or cash are moving quickly to secure

properties in this market.

Pricing expectations are for continued moderate

growth, though at a possibly slower pace than the

double-digit gains of 2024–Q1 2025. Nationally,

Spanish house prices set new records in Q1 2025 and

Estepona has mirrored that strength. Average sale

prices in Estepona have climbed into the mid-
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Short-term vacation rentals show strong seasonality.

Peak summer months (July and August) see nightly

rates around €160–180 and occupancy often in the 80–

90% range; for example, typical August occupancy

reaches very high levels. 



€4,000s/m², up double digits year-on-year. In Q3 our

view is that prices are still rising, but buyers are more

price-sensitive than in 2024. If mortgage rates stabilize

or ease (as discussed below), this will support further

growth; if rates rise again unexpectedly, it could temper

demand. Overall, investors expect low-to-mid single-

digit appreciation in the next 12–18 months, given solid

demand and very limited new supply.

The new-build pipeline in Estepona is relatively modest.

Planning and construction have not kept up with buyer

demand, partly due to high material costs and

regulation. Only a handful of major development

projects are currently underway, mostly luxury

apartment complexes or gated communities. Developers

are generally focused on higher-end segments (sea-view

apartments and exclusive villas) where margins are

larger. Bargain-priced new housing is scarce. As a result,

most transactions continue to be on resale properties or

well-advanced pre-construction projects. Sentiment

among builders is cautiously optimistic: they see a

steady market for quality product, but they must price

carefully given higher interest costs. Some large

developers are taking longer to launch new phases,

preferring to secure buyers with early reservations rather

than flooding the market.

Interest rates and macro factors will continue to

influence the outlook. In mid-2025 Spanish mortgage

costs began to ease – fixed mortgage rates in Spain have

fallen back to roughly 2.5–3.0% from earlier highs. The

12-month Euribor benchmark has declined to around

2.1%, giving some relief to borrowers. This improved

affordability (compared to late 2023) is expected to

draw more financed buyers back into the market.

However, financing is still tighter than a few years ago,

and buyers remain watchful of ECB policy. High

construction costs and labor shortages are another

constraint on supply. On the macro side, Spanish

economic growth is steady though modest, inflation has

fallen back near target, and consumer confidence is

stable. These conditions support continued housing

investment, but any sharp slowdown in the broader

economy could curb high-end demand.

Capital appreciation has been robust in recent quarters.

According to data for Estepona, average sale prices were

about €4,057/m² in September 2025, around 4% higher

than Q2 2025 and about 13% higher than a year ago.

This performance outpaces many inland markets. Given

the limited pipeline, we expect positive price  

momentum to continue into Q4 2025, albeit at a more

moderate rate than earlier double-digit growth. In

summary, Estepona remains one of the stronger Costa

del Sol hotspots, with upward price pressure from high

demand and constrained supply, balanced by careful

lending and macro conditions.

Benahavis

Sales Volume & Price Trends

Benahavís recorded just over 200 residential property

sales in Q3 2025, according to land registry data. This

transaction volume was essentially flat compared to the

same quarter last year, and even marked a slight uptick

from Q2 2025. In other words, the market held steady at

historically high activity levels. By absolute numbers,

Benahavís accounted for roughly one-tenth of all home

sales in the Costa del Sol’s “Golden Triangle” this

quarter – fewer transactions than Marbella or Estepona,

as expected for a smaller municipality. However,

demand remains robust: unlike its neighbors that saw

some cooling off after 2022’s boom, Benahavís sustained

a stable pace of sales rather than any significant decline,

underscoring the depth of its buyer interest even in a

normalized market.

Prices in Benahavís continued to climb on the back of

this solid demand. The average asking price for

residential property in Q3 2025 hovered around €5,200

per square metre, firmly placing Benahavís among the

most expensive markets in Spain (virtually on par with

Marbella’s pricing). This represents a double-digit

percentage increase year-on-year, reflecting the broader

price surge across the Costa del Sol. It’s important to 

fixed mortgage rates in Spain have
fallen back to roughly 2.5–3.0% from
earlier highs, 12-month Euribor
benchmark declined to around 2.1%
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note these are listing prices – actual closing prices tend

to track slightly lower – but the trend is clear: values are

at or near record highs. Price growth has been broad-

based across the municipality. In fact, several prime

areas within Benahavís saw particularly sharp

appreciation over the past year. For example, Los

Flamingos (the golf resort area) notched price gains in

excess of 20% year-on-year, and the exclusive La 
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Zagaleta–El Madroñal enclave saw values jump by

around 18%. Even more established residential zones like

El Paraíso recorded robust increases on the order of 15–

18% annually. Such widespread upward movement in

different segments – from luxury villa estates to newer

golf-side developments – indicates a healthy, across-the-

board growth in pricing. Benahavís’ average values now

rival Marbella’s, reaffirming its position as a true luxury

market hotspot. Buyers remain willing to pay top-tier

prices for the area’s mix of gated security, golf amenities,

and panoramic views, keeping price per square metre in

Benahavís at the forefront of Andalusia’s property

market.

Buyer Demographics 

International buyers continue to dominate the

Benahavís market. While domestic Spanish demand is

present, industry estimates suggest that well over half of

all property purchases in Benahavís this quarter

involved a foreign buyer – a proportion significantly

higher than the provincial average (~33% foreign). In the

luxury segment, the share is even more pronounced:

overseas buyers are behind the majority of high-end

sales. The nationalities are diverse. British purchasers

remain one of the largest groups, drawn by the sun,

lifestyle and solid investment potential. 

Alongside the Brits, there is a strong contingent of

Northern European buyers – notably from countries like

Belgium, the Netherlands, and Scandinavia – many of

whom are seeking second homes or retirement retreats

in the sun. There’s also a growing presence of Eastern

European buyers (for instance, Poland and Ukraine have

emerged as source markets in recent years), as well as

interest from North American and Middle Eastern

investors at the very top end. This cosmopolitan mix of

buyers speaks to the global appeal of Benahavís. The

area’s blend of climate, security, and prestige – from its

Michelin-star dining scene to world-class golf – acts as a

magnet for affluent individuals worldwide. Importantly,

the influx of foreign capital has been sustained and

balanced, contributing to market growth without the

wild speculation seen in past booms.

In terms of buyer profile, two broad groups characterise

the market. On one hand are established, older buyers

(typically 50s and above) – often retirees or high-net-

worth individuals in late career – who purchase in

Benahavís for its tranquil upscale lifestyle. They tend to 

be end-users looking for a primary residence in the sun

or a luxury second home for extended stays. 

This group highly values privacy, security (indeed, gated

communities like La Zagaleta are prized for their top-

tier security), and comfort, treating their Benahavís

home as a long-term lifestyle investment. On the other

hand, a younger cohort of buyers in their 30s and 40s

has been increasingly active, especially among foreign

entrepreneurs and professionals with flexible work

arrangements. They seek modern villas and apartments

with contemporary design and technology, reflecting

priorities like energy efficiency and home-office space.

Many in this younger segment are relocating with

families, attracted by quality international schools and 

the healthy outdoor lifestyle, or they are purchasing with

an investment mindset (aware of strong rental yields in

the area). In fact, motivations often blend: even those

buying for personal use recognize the investment

potential and typically enjoy significant capital

appreciation.



One notable trend in Benahavís is the prevalence of cash

buyers and equity-rich purchasers. Given the wealth

profile of many foreign buyers, a large share of

transactions are completed without mortgage financing

or with only minimal leverage. Rising interest rates over

the past year have further tilted the market toward cash

deals in the luxury bracket. That said, some buyers –

particularly younger internationals or Spanish nationals

– do utilize financing, but usually with substantial down

payments. Overall, the buyer demographic in Q3 2025

can be summed up as affluent, international, and

primarily lifestyle-driven, with a prudent investment

outlook. Whether relocating for a better quality of life,

securing a holiday home, or diversifying their portfolio

into overseas real estate, Benahavís purchasers are

drawn by the area’s unique mix of exclusivity and

stability.

New Development vs Resale

Resale properties overwhelmingly outnumber new-build

sales in Benahavís, a trend that persisted through Q3

2025. With relatively few new development completions

this year, the vast majority of homes sold were resales –

on the order of roughly 85–90% of total transactions.

Buyers in the municipality largely had to choose from

the existing housing stock, which includes everything

from modernised villas in established golf communities

to recently built apartments from the last development

cycle. New-build sales, by contrast, made up only around

10–15% of transactions in the quarter. This limited share

of new construction is not due to lack of demand – in

fact, appetite for new, contemporary homes in Benahavís

is high – but rather a reflection of the scarce new

housing supply currently available. 

In previous years, nearby Estepona saw a boom in new

projects driving a high volume of off-plan purchases.

Benahavís, however, has seen fewer large-scale

developments come to market recently, so there are

simply not many brand-new units to sell at the moment.

The result is that resales continue to dominate the

market activity, and well-presented second-hand

properties (especially modernised or recently built ones)

have been absorbing much of the pent-up demand from

buyers who might have bought new if more options

existed.

The low inventory of new developments in Benahavís

has several implications. For one, it has helped support 

prices of existing homes – with little competition from

fresh supply, sellers of quality resales have maintained

strong negotiating power. When new projects do

become available, they tend to generate significant buzz

and are often snapped up quickly off-plan, given how

hungry the market is for contemporary product. This

quarter, no major new-build project reached completion,

and Benahavís’s development pipeline remains modest.

A handful of boutique developments are under

construction (for example, upscale apartment

complexes and a few villa collections in the

Benahavís/La Quinta area), but their delivery timelines

stretch out over the next 1–2 years. 

Notably, one of the most high-profile projects in the

pipeline – a branded ultra-luxury villa enclave – won’t be

completed until 2026–2027, underscoring that little new

stock is imminent. In the absence of abundant new

homes, developers are cautious and selective with the

limited land available in this mountainous, low-density

municipality. This dynamic has created an opportunity

and a challenge: buyers keen on new-build quality must

either commit early to off-plan projects or turn to the

resale market and possibly renovate to get the modern

standards they desire. Meanwhile, the resale market

benefits from the spillover demand, especially for

nearly-new villas and apartments built in the last

decade, which offer contemporary features without the

wait. 

Overall, Benahavís in Q3 2025 remained a resale-driven

market, with new development playing a smaller (if

important) role. The imbalance between strong demand

and constrained new supply continues to define the

landscape – ensuring that resale properties carry the day,

even as all eyes are on the few upcoming projects that

New-build sales, by contrast, made
up only around 10–15% of
transactions in the quarter, not due
to lack of demand, but rather the
scarce new housing supply
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will eventually inject fresh inventory into this high-end

market. 



In Q3 2025, average long-term rents
reached about €20.2 per m² per
month

Rental Market

Benahavís continues to command the highest rental

prices in Málaga province, reflecting its exclusive

appeal. In Q3 2025, average long-term rents reached

about €20.2 per m² per month, a new record high.

This marks roughly a 3–4% increase from the previous

quarter and about 12–13% higher than the same period

last year, outpacing the national rental growth rate.

For a typical two-bedroom apartment of 100 m² in

Benahavís, this translates to monthly rents often

exceeding €2,000, underscoring the premium nature

of the local market. Landlords have capitalized on the

strong demand, pushing rents to these new peaks,

although the rate of increase has begun to stabilize

slightly compared to earlier in the year.

Rental yields in Benahavís remain healthy but vary by

property type. Apartments in quality developments

tend to see gross yields around 4–5%, given their

relatively lower purchase prices and strong rental

demand. In contrast, luxury villas – which command

very high sales prices – generally yield a more modest

2–4%. Investors targeting buy-to-let opportunities are

balancing these moderate returns against Benahavís’

low vacancy risk and long-term capital appreciation. 

long-term monthly rent), but after factoring in

seasonal gaps and operating costs, their net yields

typically align with the mid single-digit range as well.

Occupancy trends indicate that rental availability is

extremely tight. Long-term rental stock in Benahavís is

limited – many owners prefer to keep properties as

second homes or switch to lucrative vacation rentals

during high season. As a result, vacancy rates for long-

term rentals are near zero, and any well-priced rental

listing is usually snapped up within days. Prospective

tenants often face intense competition; local agents

report multiple inquiries and applications per listing,

reflecting excess demand over supply. This trend is

further evidenced by the high number of contacts per

rental listing on property portals, and it has kept

occupancy of available units effectively full

throughout the quarter. Renters with budgets below

the Benahavís luxury level have increasingly been

forced to look at nearby areas for more options, as

Benahavís’ rental market caters predominantly to the

high-end segment.

The short-term rental sector in Benahavís also had a

strong Q3 2025, buoyed by the peak summer tourism

season. Holiday villas and apartments enjoyed near-

full occupancy in July and August, with many

properties booked solid weeks in advance. Average

daily rates for tourist accommodations peaked during

the summer, often 20–30% higher than off-season,

given Benahavís’ popularity among golf travelers and

those seeking a tranquil upscale retreat near Marbella.

There is a noticeable seasonal variation: occupancy

and rates dip in the winter months, and many owners

offer medium-term rentals from fall to spring to

generate income in the low season. Still, compared to

prior years, 2025’s summer season was one of the

busiest on record for Benahavís short-term rentals,

contributing to robust annualised rental returns for

properties in prime resort communities.

Regulatory changes in 2025 have started to influence

the rental market dynamics. Spain’s new national

Housing Law (Ley de Vivienda 2023) introduced caps

on annual rent increases (generally 3% for existing

contracts in 2025) and empowered local authorities to

declare “stressed market areas” for additional rent

controls. However, as of Q3 2025, Benahavís has not

been specifically designated under such measures, and

landlords in the area have largely been able to re-price

new leases at market rates given the strong demand.
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Notably, even at these yield levels, Benahavís offers

stronger rental returns than many prime markets in

northern Europe, making it attractive for international

landlords. Short-term holiday lets can generate higher

nominal yields in peak season (often several times the 



In the holiday rental arena, stricter rules took effect mid-

2025 requiring all short-term rental listings to display a

valid registration number (NRA) and comply with

regional tourism licensing. Platforms like Airbnb and

Booking are now obligated to verify listings’ registration

with the Andalusian Tourism Registry. These changes aim

to increase transparency and crack down on unlicensed

rentals. So far, compliant Benahavís owners have adapted

by ensuring they have the proper VFT licenses and

including their registry details in advertisements. While

no major local rental ordinances were enacted by the

Benahavís town hall this quarter, landlords and agents

remain vigilant about abiding by the new national

regulations. Overall, the regulatory environment is

becoming more structured, but it has not cooled rental

demand in Benahavís – if anything, the limited supply

keeps upward pressure on rents, within the bounds of the

new laws.

Investment Outlook

Buyer demand in Benahavís remains robust and

fundamentally international, underpinning a positive

investment outlook for the local market. The “Golden

Triangle” of Marbella–Estepona–Benahavís continues to 

attract purchasers drawn by lifestyle, security, and long-

term value. In Q3 2025, Benahavís saw sustained

interest from Northern European buyers, British, Middle

Eastern, and North American investors, many of whom

are motivated by the area’s blend of luxury living, golf

amenities, and proximity to the coast. Buyer

motivations are split between those seeking a primary

residence in the sun, upscale holiday homes, and pure

investors aiming to capitalize on strong rental demand.

This diverse base of end-users and investors provides a

stable foundation for demand. Notably, even as some

global markets cool, Benahavís has benefited from a 

The consensus is that pricing will
level off to single-digit annual gains
as the market finds a sustainable
equilibrium.

“flight to quality,” with buyers viewing its high-end real

estate as a secure asset and inflation hedge. Local

agents report that quality properties in prime areas

continue to sell briskly, often after competitive bidding,

while more average properties may take slightly longer

as buyers remain discerning.

Looking ahead, price expectations are cautiously

optimistic. After the double-digit price growth of the past

year (over +15% year-on-year in sale values), most analysts

foresee continued growth at a more moderate pace. The

consensus is that pricing will level off to single-digit

annual gains as the market finds a sustainable

equilibrium. Benahavís is likely to retain its position as

one of Spain’s most expensive markets, but sellers in late

2025 are adjusting to the new reality that buyers are more

price-sensitive than in the frenzied post-pandemic rush.

Well-informed buyers are no longer willing to pay any

price for any property – they are targeting homes that

offer true value, whether that’s an A+ location, modern

design, or turn-key convenience. 

This dynamic is expected to keep price growth healthy but

in check, preventing overheating. Market momentum

remains positive: transaction volumes in the high-end

segment are steady, and negotiation periods are still

shorter than average for comparable luxury markets.

However, we may see slightly longer sales timelines for

properties that come to market overvalued, until sellers

align with fair market pricing. Overall, Benahavís’

property values are forecast to continue rising into 2026,

albeit at a measured rate, supported by limited supply and

enduring demand.

Rental yields are projected to stay attractive for investors,

even as property prices climb. With gross yields in the 4%

range currently, most investors are getting a reasonable

return in addition to capital appreciation prospects. If

prices keep rising faster than rents, yields could compress

marginally, but given that rents are also on an upward

trend (driven by the supply crunch), any yield

compression should be gradual. Savvy investors are

focusing on segments with the best rental returns – for

instance, modern apartments in gated communities (with 
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broad appeal to both long-term tenants and short-term

visitors) tend to deliver higher yield on investment than

ultra-luxury villas which appreciate well but can be

costlier to hold. Nonetheless, even the luxury villa

segment is seen as a sound long-term play in Benahavís

due to its exclusivity and buyer appeal. We expect buy-

to-let interest to remain strong, especially as high-net-

worth individuals diversify portfolios into tangible

assets. The continued low returns in bond markets

(relative to inflation) and volatile equities have made

real estate investment in top locations like Benahavís a

comparatively stable choice.

On the development front, builder confidence in

Benahavís is high, but the risk of oversupply remains

low in the near term. New construction activity has

picked up over the last year – several upmarket projects

(from contemporary apartment complexes to bespoke

villa communities) are currently in progress around

areas like La Quinta, Los Flamingos, and along the

Ronda Road. Developer activity is fueled by the success

of recent off-plan launches that sold out quickly,

indicating that pent-up demand exists for quality new

build homes. Importantly, the local planning authorities

maintain relatively strict controls on density and zoning,

so the pipeline of new supply is being introduced

gradually. Málaga province overall has one of Spain’s

highest building permit rates per capita, yet in

Benahavís the new supply is mostly targeted at the high

end and is absorbed steadily by the market. Inventory

risk is therefore limited – there is little evidence of

speculative overbuilding. However, industry experts note

that if the current construction boom along the Costa

del Sol continues unchecked for multiple years, some 

segments could face saturation. For now, demand is

outpacing new supply, which suggests that prices and rents

will stay supported. The key for developers will be to avoid

overpricing new units and to deliver the quality that today’s

buyers expect, as the luxury buyer segment in 2025

demands top specifications and energy-efficient designs.

Projects that meet these criteria in Benahavís are likely to

be well-received and further boost the area’s appeal.

Key Q3 Highlights

Marbella

Q3 sales held steady at ~1,190 units, with average prices

near €5,200/m² – a 10.4% year-on-year increase.

Rental demand remained extremely strong; average

long-term rents rose to €19.5/m²/month, up 9.5% YoY.

Estepona

Total Q3 sales were approximately 900 units; average

asking prices climbed to €4,050/m², marking a 13%

YoY increase.

Rental yields for apartments remained attractive at

around 5.2%, supported by sustained demand and

limited new supply.

Benahavís

Q3 prices surged to an average of €5,400/m² – the

highest in Málaga province – reflecting a 16% year-on-

year rise.

Long-term rental rates reached €20.2/m²/month, the

region’s highest; gross yields held steady at 4–5%.

Sources: 

Official data from the Spanish Land Registry (Registradores de España) and Notary records (Consejo General del

Notariado)

Ministry of Transport, Mobility and Urban Agenda (former Ministry of Housing/Fomento) – official housing

transaction statistics and new vs resale data

Instituto Nacional de Estadística (INE) – demographic and foreign buyer purchase data

Idealista (property portal) – pricing and rental market data indices
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Contact Enquiries

For all property enquiries

please contact

Alina Nouaimeh

+34 600 689 749

alina@justrealestate.es

Research Enquiries

For all research enquiries

please contact

James Evans

+34 643 390 376

james@justrealestate.es

https://wa.me/34600689749?text=Hello%2C%20I%E2%80%99d%20like%20to%20know%20more%20about%20your%20real%20estate%20services.%20Could%20someone%20assist%20me%2C%20please%3F
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