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INVESTMENT FORENSIC

Marbella

Prime liquidity hub. High-net-worth demand remains decoupled from global rate hikes.

MEDIAN ASKING YOY TREND MEDIAN DAYS ON MARKET VERIFIED €/M2
€1,395,000 -63.8% 282d €4,789
Marbella - MLS active listings MONITOR SLOW Notarial register - vs €6,564 asking

Institutional Reading - Marbella
4 VYield, projection, volatility and risk register for committee-grade decisioning.

Notarial-verified - Marbella

EXIT LIQUIDITY B - Moderate

Comparable stock clears in a median 282 days across 850 active listings. Price volatility sits at 8.3%.

Verified Market Reality

Notarial register - 3,909 verified sales in Marbella over the last 12 months

VERIFIED €/M? SEGMENT ASKING €/M2
€4,789/m? €6,564/m?
What buyers have actually paid Where sellers are positioning today

Asking premium Asking prices in this segment sit 37.1% above the notarial verified-sale level - that's the gap a
vendor's pricing has to negotiate through.

Notarial figure is municipality-wide for this property class. The asking-to-verified gap reflects both market positioning and the
structural difference between asking prices (today's seller positions) and closed sales (negotiated outcomes). This is market
context for the segment; it is not a valuation of this property.

Acquisition cost range €986,980 - €1,048,031 (target list less the segment's 37.1% asking-to-verified gap from the notarial register

- the actual market-clearing discount, not an indicative figure).

NET YIELD RANGE

1.81-2.11%

Gross less a 30-40% ownership-cost load
GROSS RENTAL YIELD

o MEDIAN RENT
3-01 A) €3,500

Long-term basis - on the egment median
asking, not this

Long-term lettings - n=208

12-MONTH VOLATILITY

8.3%  staBLE

Coefficient of variation across €/m? in the segment.

Rent basis: €3,500/month median across 208 long-term lettings in this segment.

Net range excludes income tax. Non-resident owners pay Spanish IRNR on rental income - a tax adviser produces the net-of-tax
figure.

5-year capital projection - projected trend -12.0%/yr

Compounded from the €1,395,000 segment median - the typical property in this segment, NOT this listing's price.



Year Cautious ("2 trend) Expected (trend) Optimistic (1.5x trend)
Year 1 €1,311,300 (-6%) €1,227,600 (-12%) €1,143,900 (-18%)
Year 2 €1,232,622 (-12%) €1,080,288 (-23%) €937,998 (-33%)
Year 3 €1,158,665 (-17%) €950,653 (-32%) €769,158 (-45%)
Year 4 €1,089,145 (-22%) €836,575 (-40%) €630,710 (-55%)
Year 5 €1,023,796 (-27%) €736,186 (-47%) €517,182 (-63%)

Base: the €1,395,000 segment median asking, not this property's price - a segment-level reading, not a property-specific
forecast. Scenario modelling for sensitivity only - NOT a forecast. Bear runs the projected trend at half pace, Bull at 1.5x. Past
asking-price trends do not predict future sale prices. The trailing YoY (-63.8%) is a spiky spot reading - most likely a segment mix
shift - so the projection is driven by a capped -12.0%/yr to stay plausible.

Investor risk register

GREEN Data reliability 870 active listings - a sample sufficient for an investment-grade read.

GREEN Price-trend sustainability The YoY trend rests on a sample large enough to be treated as a
real signal.

AMBER Yield viability A 3.01% gross yield is workable but outside the typical 4-8% comfort
band - model the net carefully.

RED Exit liquidity risk A 282-day median DOM signals a slow market - a forced exit would
likely require a meaningful price concession.

AMBER Short-term-let regulation Holiday lets in Spain need a regional tourist licence, and the rules
vary by autonomous community and municipality - some restrict or
cap new licences. Confirm the position for this exact zone before
underwriting holiday-let income.

AMBER Currency & macro A EUR-denominated asset - returns are exposed to ECB rate moves
and to FXif the investor is funded in another currency.

AMBER Spanish fiscal obligations Non-resident owners pay IRNR on rental income; sale triggers

Plusvalia and Capital Gains Tax. Direct the client to a Spanish tax
adviser - figures are case-specific.

YIELD READING

The asset class delivers a gross yield of 3.01%. This return level requires buyers to commit substantial equity to cover
debt service. After factoring in a 30% to 40% ownership-cost load, the net yield compresses to a range of 1.81% to
2.11%. This net range sits below Spanish 10-year sovereigns and prime Madrid yields, representing a negative risk
premium for Marbella. Investors must treat the rental underwriting with caution, as the underlying sample of 208
listings is small. The notarial register registers a verified segment price of €4,789/m? across 3,909 closed sales. This
benchmark describes the historical segment performance rather than this specific asset. The positive 37.1% asking-to-
verified gap reveals that asking prices are highly inflated compared to actual registered transactions.

CAPITAL-APPRECIATION PROJECTION

A five-year sensitivity analysis models three trend continuation paths. Under the bear scenario, the asset value moves
from €1,311,300 in Year 1 to €1,023,796 by Year 5. The base scenario models a decline from €1,227,600 in Year 1 to
€736,186 in Year 5. The bull scenario projects a contraction from €1,143,900 in Year 1 to €517,182 in Year 5.
Because the trailing YoY trend is negative 63.8%, the data strongly supports the downward trajectory modeled in
these scenarios. This negative trend means capital preservation is highly unlikely over the holding period. An
unexpected surge in international luxury demand or a severe supply restriction would invalidate this base-case
downward projection.

VOLATILITY & EXIT

The trailing 12-month price volatility sits at a coefficient of variation of 8.3%. This single-digit metric indicates relatively
stable pricing structures across the current active inventory. However, exit liquidity presents a severe operational
challenge. The median days on market stands at 282 days. Homes in this segment require more than nine months to
secure a buyer. A motivated seller must expect a prolonged marketing period or accept a deep price discount to exit.
The ultimate exit buyer in this resort market is almost exclusively an international lifestyle end-user rather than an
institutional yield seeker.



VERDICT

The Marbella market earns a grade of D for Yield due to uncompetitive net spreads, a D for Appreciation based on the
steep negative trend, and a C for Risk. The investor stance is Underweight. This defensive posture is mandatory
because exit liquidity risk is flagged as red on the risk register. The 282-day median days on market means capital is
locked up for nearly a year during any divestment phase.

Source badges show each section's strongest basis: Notarial-verified (Spanish notarial register), Network closed sales (PropertyList recorded
deals), Comparable evidence (scored MLS comparables), Asking-price (listing data only).

This report is a market-intelligence summary for general guidance only. It is not a formal or regulated property valuation or appraisal
(tasacion), nor a RICS Red Book valuation, and must not be relied on as one. All figures are estimates derived from available market data and
may change; their accuracy and completeness are not guaranteed. Yield and five-year projection figures are illustrative scenarios, not
forecasts or a guarantee of future performance. Nothing here is investment, legal, tax or financial advice. Seek independent professional
advice before making any decision.
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