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a  b  s  t  r  a  c  t

The  presence  of the  real  estate  investment  trust  in  the Spanish  real estate  market  since  2013  has  led
a  significant  number  of  the housing  stock being  offered  for  rent  in the  most  popular  cities around  the
country.  In  the  specific  case  of the  Costa  del  Sol,  it is necessary  to  evaluate  the participation  of  these
companies  in  the  establishment  of  a stable  business  fabric  of housing  for  rent  as  well  as  in  the  development
sector  for  home  sales.  In addition,  its membership  of international  financial  circuits  means  that  the  effect
of  financing  the  economy  on urban  environments  has  to be taken  into  account.

In  order  to  assess  the  weight  of the  real estate  investment  trust  in  the  development  of  the  Costa  del
Sol,  we  turned  to data  on housing  developments  for sale  provided  by the  main  Internet  real  estate  portals
are  used,  comparing  their  market  share  with  that  of other  national  and  local  players  The  main  conclusion
is  that  this  type of  company  has  not opted  for professional  marketing  of  housing  offered  for  residential
rental  in  the  province,  but  nevertheless,  they  have  become  the  leading  companies  in  the real  estate
development  sector  in  the province  by  number  of  homes  offered.

To achieve  this  objective,  this  document  has  first  opted  for a  study  of  literature  review that  includes  the
contributions  of Spanish  and  international  social  scientists  on  the processes  of  transmission  of  financial
capital  to the  real estate  sector,  the  characteristics  of  financial  actors  and  their patterns  of  behavior,
the  factors  that  enable  and facilitate  their  activity;  as  well  as  the  transformations  that  have  undergone
today  and  that  have  allowed  them  to  expand  their  investments,  concluding  with  the  economic  and  social
consequences  of all this.

Likewise,  this  analysis  has  also  been  deepened  with  the  main  characteristics  of  RETTs  have,  also  attend-
ing  the  main  magnitudes  and  figures  related  to  it,  provided  by Spanish  public  institutions.

Finally,  current  data  have  been  obtained  on the  new  construction  market  of  real  estate  of  the  Costa
del  Sol,  using  reports  and  statistics  prepared  by  business  study  centers,  and  professional  organizations
in  the  sector.  This  information  has  allowed  to know  the  number  of  homes  built  and  put  up  for  sale  in
recent  years,  as  well  as  their  geographical  distribution  or the  nature  of  the  real  estate  developer,  which
has  allowed  to show  the main  characteristics  of this  market.

These  contributions  and  the  data  on  the  number,  location  and origin  of  the  real  estate  developer  of
new  construction  homes,  confirm  the influence  that  the  international  financial  agents  have  on the real
estate  sector  of the  province  of  Malaga,  with  an important  participation  in the  tourist  sector,  focusing
its  activity  on  the  real  estate  development  of  housing  sales,  while  it has  a marginal  role  in the  supply  of
residential  rental  housing.

Taking  advantage  of  the dynamics  of  the growth  of  the  tourism  sector,  REITs  have  been  the  pioneers

of  the  growth  of  the  real  estate  sector  in Malaga  in  the  last  four  years,  becoming  the  companies  with  the
greatest  market  power  and  the greatest  number  of  homes  built  in  the sector,  above  those  built  by  national
and  local  housing  developers.  However,  the goal  set by  the public  sector  for  REITs  to  offer  a  professional
rental  housing  stock has  not  been  achieved.

© 2020  The  Author(s).  Published  by Elsevier  España,  S.L.U.  on  behalf  of  AEDEM.  This  is an  open  access
article  under  the  CC
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. Introduction
Since 2014, we are seeing a growth in real estate develop-
ent activity in Spain, especially in large urban centers and major
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resorts, attracting financial capital in search of returns not avail-
able in alternative investments. As a consequence, in 2018, real
estate investment accounted for 5.5% of the GDP and 550,000 sales
transactions, in spite of 500,000 unsold homes resulting from the
geographical heterogeneity of the expansion of housing activity
(Naredo, 2019). This heterogeneity is reflected in the existence of
local markets with significant investment activity, rising prices and
construction of homes, such as in Madrid, Barcelona, the Canary
Islands and the Mediterranean area. In other areas, such as inland
regions with smaller weights of housing activity in their economies
and greater remoteness from large urban centers, these trends have
been more moderate (Alves & Urtasun, 2019).

It should be borne in mind that the Spanish real estate sector has
been a traditional privileged destination for financial investment
flows. These flows reached their zenith in the period 1999–2007,
when historical investment records were reached in terms of trans-
actions, profits and number of homes built. After the 2008 housing
bubble burst, the sector experienced a period of decline, with drops
in all the parameters that serve to measure its activity and strength,
such as employment, units sold, units built, price level, number
of transactions, amount of investment, and number of companies,
while increases were seen in less favorable parameters, such as the
number of evictions and business closures, unemployment, and the
number of unsold homes.

The state government was thus faced with three issues: paral-
ysis of the real estate sector and recession of general economic
activity; the absence of a business fabric specializing in offering
rental housing and a low-presence regime throughout the country;
and the need to address the stock of unsold housing, particularly
that existing on the balance sheets of Spanish financial institu-
tions, which were instructed by the European Central Bank to
drastically reduce their housing exposure according to the con-
ditions laid down in the bank restructuring process of 2012. In
response, the government decided in the same year to amend “Ley
11/2009, de 26 de octubre, por la que se regulaban las Sociedades
Anónimas Cotizadas de Inversión en el Mercado Inmobiliario” (Law
11/2009, of October 26, regulating Listed Anonymous Companies
for Investment in the Real Estate Market) with “Ley 16/2012, de 27
de diciembre, por la que se adoptan diversas medidas tributarias
dirigidas a la consolidación de las finanzas públicas y al impulso
de la actividad económica” (Law 16/2012 of 27 December, adopt-
ing various tax measures aimed at consolidating public finances
and boosting economic activity) (Boletín Oficial del Estado, 2012),
with which they sought to address these issues by promoting the
real estate investment trust (REIT) to attract financial capital to
the Spanish real estate sector and to boost the country’s overall
economy.

This reform in 2012 sought to achieve what the measures con-
tained in the 2009 Law had not achieved, which was  the creation of
a stable network of large companies that were dedicated to acquir-
ing property for use under the rental formula. To accomplish this,
he extended the regulatory and tax advantages available to those
investors who wanted to opt for this type of business.

However, although the main activity of REITs is to make real
estate available for rent, these companies, as well as the national
and international investment funds that often contribute to their
share capital, are engaged in the production and commercialization
of homes through the establishment of and participation in compa-
nies that promote real estate projects. Such projects promote works
in spaces that they consider capable of generating high profitability
with the financial collaboration of national banks. Despite the large
economic resources available to these companies, the existence

of low interest rates on promoter loans granted by these entities,
allows them to obtain a very favorable financial leverage, keeping
their capital available for new land investments where future large
capital gains can be obtained.
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Therefore, these real estate investment companies and invest-
ent funds operating in the real estate market can make a profit in

wo possible ways: by operating real estate rentals, mainly in the
orm of housing, premises, offices and shopping centers; and from
he benefits obtained from participation in developer companies
hat are dedicated to the construction and sale of housing.

Focusing on these two  areas of practical action of these compa-
ies in the province of Malaga, this document attempts to measure
he importance and weight of real estate investment trusts in the
ffer of housing for rental and, above all, in their participation in
eneral real estate developer activity in terms of homes built, geo-
raphical location, and typology.

This will be possible to determine whether the objective set by
he public authorities to provide the country with REITs, that offer

 professionalized residential rental housing park, has met  their
xpectations, or whether, on the contrary, the tax incentives of the
ublic administrations have served to allow these companies to
uild homes in tourist areas of the country, with high expectations
f benefits.

To achieve this objective, this document has first opted for a
tudy of literature review that includes the contributions of Spanish
nd international social scientists on the processes of transmis-
ion of financial capital to the real estate sector, the characteristics
f financial actors and their patterns of behavior, the factors that
nable and facilitate their activity; as well as the transformations
hat they have undergone today and that have allowed them to
xpand their investments, concluding with the economic and social
onsequences of all this.

This analysis has also been deepened with the main character-
stics of REITs, based on data on their main magnitudes provided
y Spanish public institutions.

Finally, current data have been obtained on the new construc-
ion market of real estate of the Costa del Sol, going to reports and
tatistics prepared by business study centers, and professional bod-
es in the sector. This information has allowed to know the number
f homes built and put up for sale over the last few years, as well
s their geographical distribution or the nature of the real estate
eveloper, which has allowed to show the main characteristics of
his market.

These contributions and the data collected and systematized,
onfirm the influence that international REITs have on the real
state sector of the province of Malaga, Spanish province with

 great importance of the tourism sector. These companies have
ulfilled one of the objectives of their legislation in Spain, the san-
tation of Spanish financial institutions, thanks to the purchases of
rban land that they have made to them, and which have been
imed at the construction of new homes.

The structure of the analysis will begin in Section 2 with the rela-
ion of materials and methods used, which information has been
btained from the real estate portals by internet. In Section 3 it is
ncluded a review of the scientific contributions made to date relat-
ng to the financing of the real estate sector, and the economic and
ocial implications of the presence of the international financial
ector in the real estate sector and in the general economy.

This section will detail the main financial agents that participate
n collective investment, devoting their resources to the real estate
ector, with special attention to REITs. In Section 3, also the situ-
tion of the real estate developer sector in the Province of Malaga
s described, including the evolution of the number of homes built
n recent years, the geographical areas where they have grown the

ost, and finally the real estate developers who have participated
n the same.
Finally, the main contributions of this work will be collected in
he conclusions section. Specifically, it will be shown that real estate
evelopers lead the market in the sale promotion of new construc-
ion in an area of great international tourist importance such as the
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Costa del Sol. This leadership is very prominent in front of local
and national developers, which have been displaced by them. This
shows that international financial investment channels have used
the developer companies created by REIT as instruments to mon-
etize their capital in the tourism and real estate market. However,
RETS have a reduced presence in the residential rental market of
the selected locations on the Costa del Sol, in such a way that the
objective of the public authorities to create a stable sector of pro-
fessionalized companies in this tourist area has not been achieved.

2. Materials and methods

As mentioned above, the main objective of this document is to
know the participation of the developers belonging to REIT in the
developer market of the Costa del Sol.

To this end, first of all, information has been obtained on the
number of newly built homes placed on the real estate market dur-
ing the period under study, provided in this case by the Official
College of Architects of Malaga, with data on fixed and completed
housing (http://coamalaga.es/estadisticas/).

Then it was  necessary to know data on the homes promoted
on the Costa del Sol, and the total housing built in the new con-
struction developments that still have unsold homes as of August
2019, were obtained from real estate portals of Idealista, Fotocasa
y Obranuevaenmalaga, leaders in the sale of real estate through the
Internet.

This included all the offers available in the province. Specifically,
this data can be found in the following locations: Fotocasa.com,
real estate portal, houses and flats for sale of new construction
in the province of Malaga. https://www.fotocasa.es/comprar/obra-
nueva/malaga-provincia/listado; Idealista.com, real estate por-
tal, listing of homes and flats for sale of new construction
in the province of Malaga https://www.idealista.com/venta-
obranueva/malaga-malaga/; and, Obranuevamalaga.com, listing of
homes and flats for sale of new construction in the province of
Malaga. https://obranuevaenmalaga.es/.

The information provided by these real estate included detailed
data of real estate promotions by locality of the Costa del Sol, that,
when collected and treated in an aggregated way, allowed to know
the number of offered houses, the typology of these, their size and
price per locality and by the nature of the real estate developer
company.

There are several methodological options for an exploratory or
descriptive study such as the one that this document performs.

Comparing it to other methods that also have extensive sci-
entific support, such as interviews with experts in the real estate
sector, or the Delphy method, it has been chosen to take advantage
of the facilities and detail of the information obtained by previ-
ous sources through the Internet, together with the theoretical
contributions made in scientific publications by renowned social
academics.

3. Financial market influence on housing: general
characteristics of collective investors

Spanish housing has historically been a preferred destination
for financial capital of all kinds and backgrounds. Both small and
large investors, using domestic and international capital, have seen
housing as a source of income and wealth, characterized by safety
and stability (García Montalvo, 2007). Thus, at present, two types of
major investors can be found: small investors, mainly national, who

in view of the fall in the profitability of their assets deposited with
financial institutions as a result of the drop in the official interest
rates established by the European Central Bank, chose to devote
part of their savings to the purchase of property by the European
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entral Bank; and, large international financial corporations, with
arge liquid financial resources in search of profitable investment
estinations, employing filial in their destination countries, with a
hort-sighted view (Naredo, 2019).

The existence of companies of different natures and the facili-
ies that allow the freedom of movement of global financial flows
n recent decades has led to the importance of this type of global
nancial firm to the national real estate sector. The formation of

 global financial market transformed housing economic policy,
ighlighted in 2000 by the reduction in official interest rates by
he world’s major central banks, which facilitated an increase in
lobal liquidity partly targeted to the housing market (Stigliz 2010).
hereafter, expansion of local housing markets occurred in collab-
ration with regulations that reduced state protection of housing,
hus expanding the business of large international financial compa-
ies, but at the cost of widening social inequality and gentrification
Hernández Pezzi, 2018).

This global financial market is mainly represented by invest-
ent banks, real estate investment companies and real estate

nvestment funds, which manage private equity funds of institu-
ional investors and capital from financial institutions raised from
heir retail clients investing in real estate directly, or indirectly,
hrough the acquisition of shares of real estate companies (Fields &
ffer, 2014).

.1. Relationship between finance and real estate

The interrelationship between finance and real estate has been
ransformed in recent decades, thanks to the possibility of convert-
ng properties into liquid goods that allow the generation of income
n the short term thanks to its easy transmission via the stock mar-
et. This process was facilitated by legislative and public policy
easures that promoted the freedom of capital movement, and

 decrease in the construction of social public housing (Rodríguez
ópez & López Hernández, 2011). New financial products were sub-
equently developed by professional private institutions operating
n the rental market, which created investments with great long-
erm security due to a stable institutional framework.

Traditionally, urban growth and finance have been closely
elated, but in recent decades this relationship has intensified, due
o the high returns obtained in the development of urban envi-
onments (Sanfelici & Halbert, 2018). Thus, housing markets offer
usiness opportunities to these companies through price increases,
ental incomes and the sale of properties to new investors. In addi-
ion, they can maximize their capital returns through low interest
ates, which make them less dependent on the benefit of a partic-
lar project thanks to low-cost leverage. Typically, these financial
rms usually sell their investment, with positive returns within one
o seven years (Fields & Uffer, 2014).

The financing of the economy and its relationship to the real
state market has even extended to aspects of the daily life of indi-
iduals and their assets, including the commodification of their way
f living (Marazzi, 2009). This global commodification has led to
eal estate being a destination for capital surpluses, a development
acilitated by the drop in profitability of productive activities and
he consequent search for alternative forms of cost-effective invest-

ent, such as that offered by the real estate sector (De  Mattos,
007).

As a consequence, the real estate sector has become a des-
ination for international investment that seeks to diversify its
nvestment portfolio, with increasing demand in the main urban
enters globally due to increases in population attracted to cities’

ay  of life and job opportunities. The resulting financial flows have
ad an unequal response in different countries. Thus, in Australia
nd Canada, possible restrictions on the influx of foreign capital are
eing explored because of its impact on access to housing. Since

http://coamalaga.es/estadisticas/
https://www.fotocasa.es/comprar/obra-nueva/malaga-provincia/listado
https://www.fotocasa.es/comprar/obra-nueva/malaga-provincia/listado
https://www.idealista.com/venta-obranueva/malaga-malaga/
https://www.idealista.com/venta-obranueva/malaga-malaga/
https://obranuevaenmalaga.es/
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2010, restrictions have already been implemented in Asian coun-
tries such as Singapore and Hong Kong. By contrast, in countries
such as Spain, Greece or Turkey, this investment is promoted by
their governments (Rogers & Yee Koh, 2017).

A global real estate market is thus being created. Financial firms
with real estate investments are becoming g̈lobal corporate own-
ersïn states such as Spain, where the real estate crisis of 2007
resulted in an abundance of low-priced housing and many reval-
uation prospects that they acquired from financial institutions. In
many cases, this housing belonged to families who lost their homes
in foreclosures (Beswick & Penny, 2018).

The strategy that follows the investment policy of such invest-
ment funds is characterized by opportunism, high risk and high
profit perspectives, counting on resources and power over the mar-
ket that individual investors do not have, thanks to which they buy
high volumes of housing (Wijburg, 2019).

With all these ingredients, traditional players participating in
the real estate market, such as national developers, investors and
financial institutions, are being replaced by large funds and for-
eign capital real estate investment companies. The latter carry out
financing and promotion of real estate projects, but unlike in pre-
vious periods, focus on areas of high purchasing power or/and high
yields, with less participation of national actors (Beswick et al.,
2016).

In addition, within each economy, investment flows are directed
to places with better prospects of revaluation and profitability,
such as urban areas with some economic development, including
tourism, or spaces with a recent experience of revaluation. Finan-
cial capital can thus connect these cities in an international network
that modifies their existing economic base, with a focus on real
estate investments (Wijburg, 2019).

However, within these selected cities, international investors
have directed their attention in the form of real estate investments
to areas in which the population has the greatest purchasing power
and where tourists are located, paying reduced attention to the
residential areas of the most disadvantaged population segments
(Janoschka, 2018).

However, these more disadvantaged segments of society have
also seen real estate investment trust direct attention to a type of
housing of great importance to them: social housing. This interest
was expressed through the acquisition in Spain, starting in 2013,
of different packages of public social housing, at a time of reduced
overall house prices and increased rental demand. These public
housing units were officially protected housing in large cities, such
as Madrid and Barcelona, where investment funds such as Gold-
man  Sachs and Blackstone acquired 4860 flats in 2013. For large
real estate investment companies, this represented an opportunity
to purchase homes below their market value, many of which had
option-to-buy rental contracts, for values that were twice as much
as those disbursed to the administration (Vives-Miró & Rullan,
2014).

Therefore, the actions of companies investing in the housing
market may  have social consequences, contributed to by the action
of state laws and executive powers facilitating the processes of
urban financing by providing the REITs with the role of mediating
the private flows of financial capital towards the urban envi-
ronment, supporting the expansion of financial markets (Nappi-
Choulet, 2013), and delegate the management and financing of
urban space to capital markets and their financial intermediaries
(Moreno, 2014). These innovations make housing one more instru-
ment that is traded in global capital markets, an issue that has
effects on everyday cultural and social life (Fields, 2018). These

include the influence on rental prices of smallholders, which rise at
a faster rate than before the actions of such societies, and the state
regulations that promote them, such as has been demonstrated in
other European countries (Wijburg, Aalbers, & Heeg, 2018).
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In this way, the scientific studies carried out so far, have been
ble to detect and describe quite correctly the process of commod-
fication of housing as a result of the investment activity of the
nancial sector, and the implications for urban environments and
he social sectors that reside in them. But after this general analy-
is, it is appropriate to review the research work on the actors and
nstruments used by the international financial sector to invest and
ntervene in the real estate market.

.2. Collective investment in housing

Collective investment in the real estate sector is highly devel-
ped in Anglo-Saxon, Asian, and European countries, although until
009 it had not had acceptance in Spain, with its legislation cur-
ently being very similar to that of its neighbors. The most advanced
egulatory development can be found in the US where the free-
om to operate investment funds and companies is greater than
hat of other countries, although they are closely monitored by the
egulators. (Rabadan Formies, 2009).

In Spain, channeling of savings into collective investment in the
eal estate sector is mainly done through real estate investment
rusts, which have provided their owners with an average annual-
zed average return of 9.9% in recent years, well above other stock

arket investments (Spanish Stock Exchanges and Markets, 2019),
lthough there are also real estate investment funds. REITs combine
eal estate investment and portfolio investment, with worldwide
arket capitalization of USD 1.851 billion at the end of the first

uarter of 2019 (EPRA Global REIT Survey, 2018), concentrated in
merica, Asia and Europe.

In Europe, financial development is less and varies between the
ember States of the European Union, although regulatory conver-

ence is taking place as a result of the transposition of Community
irectives. In addition, mortgage financing in the European Union
as become more sophisticated, with specialization of financial

ntermediaries in the sector, and the development of the mortgage
sset market and its connections (Newell & Marzuki, 2018).

In the Spanish case, legislation of real estate investment funds
nd real estate investment trusts is relatively recent, and subject to
requent changes to make this form of investment more attractive
o institutional or individual investors. The intention is to collab-
rate in the creation of a professional rental market, a necessary
ondition for ensuring that these homes improve their competi-
iveness over property (Inurrieta Berruete, 2007).

As a consequence, the presence of foreign REITs dedicated to
uying homes to rent has grown, professionalizing the business and
haring the market with traditional owners. However, the counter-
art is an increase in rental prices to offset the costs of managing
nd maintaining homes, and the high rates of profits expected by
heir owners (Clark, Larsen, & Hansen, 2015).

Thus, in the face of modest amounts invested in real estate
nvestment funds, real estate investment trusts have developed
xtensively in recent years. These companies are preferred for the
nternational flows of real estate investment funds, as well as for
nancial flows in general, for allocation of their capital in search
f high returns. The result has been an instrument used by Family
ffices and large companies with important real estate packages

o channel their real estate assets and improve taxation (Waldron,
018).

Since 2014, assets managed by the real estate investment trusts,
he recipient of the capital previously invested in real estate invest-

ent funds, have grown. By the end of 2018, there were 73 REITs

n Spain with a capitalization of USD 26.7 billion, accounting for
.8% of the Spanish stock market, less than in countries such as
he Netherlands, Belgium or Greece, but greater than in the United
ingdom, France or Ireland (Bolsa y Mercados Españoles, 2019).
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Fig. 1. Equity and stock market capitalization in thousands of

Sources: Comisión Nacional del Mercado de Valores (2019) y Bolsa y Mercados Español

Fig. 1 shows the significant growth in the invested equity and
market capitalization of these companies since 2014, just after the
regulation reform of 2013; invested equity and market capitaliza-
tion grew by 547% and 793%, respectively, in just five years.

The main agents and companies involved, as national and inter-
national investors and producers of real estate investment, will next
be related and defined.

4. Leading real estate finance agents

Regarding the type of agent that features in this sector, there
is evidence of the role of home developers, financial institutions,
small investors and housing claimants in the previous housing
bubble of 1998–2007 (Etxezarreta Etxarri, 2010). However, it is of
interest to determine if these agents are also leading the growth in
house prices and level today, or if other actors, with a more discreet
role in the past, are responsible for the current expansion.

Currently the relevant role lies in international capital, and to
a lesser extent, when compared to the past, in national develop-
ers and financial institutions. Owners of international capital form
partnerships with local developers, servicers and REITs, with large
sums of capital to make real estate investments at times of liquidity
restrictions and shortages, providing a high degree of profession-
alization and experience gathered in other countries (CBRE, 2016).

The large international investment societies and funds that turn
their sights to the real estate sector around the world involve high-
income people from traditionally rich countries, such as the United
States, Japan and Western Europe, who have been joined in recent
decades by the new fortunes of the so-called BRICS (Brazil, Russia,
India, China and South African Republic). It is these high incomes
that direct the policy and strategy of companies, even though they
have the contributions of small investors who do not have decision-
making power (Rogers, 2015).

These companies began to develop in the United States from
2008 and, as of 2015 they controlled 1% of tenants of 500,000 homes
in the United States. For example, Blackstone, through its rental
subsidiary Invitation Homes, controlled 50,000 rentals, American
Homes 4 Rent controlled 38,000 homes, and Colony and Starwood
Homes controlled 30,000 homes. In Spain, these companies have
been active in the centers and areas with the greatest purchasing
power of the country (Beswick et al., 2016).

Traditionally the supply of homes for rent in Spain was atom-
ized and scarce, characterized by being mostly a market of private
landlords (97% of the offer), with little presence of a professional
offer only in recent years is beginning to change thanks to real estate
investment funds and leasing companies (Inurrieta Berruete, 2007).

Thus, new companies have specialized in the professional man-

agement of housing blocks intended entirely for rent, producing
a greater concentration of large owners of rental housing blocks
(Observatorio Inmobiliario de la Construcción, 2017). The devel-
opment of these real estate investment trusts, or real estate
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a
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 of real estate investment trusts in Spain from 2014 to 2018.

9), own elaboration.

nvestment funds, is governed by the so-called principle of the
inancial configurationöf the economy, according to which, the
nancial sectors predominate over the productive sectors. With an

ncrease in connectivity and mobility, they have created a Global
rban Network formed by the large urban areas of the world which

ustifies the investments of large real estate investment companies
n all these cities, which are seen as a single global market (Aalbers,
008).

This financialization is intended to make a profit on its invest-
ents through a set of instruments, supported by state legislation:

ew financial products (swaps, derivatives, etc.); mechanisms for
he functioning of financial markets on a global scale, whereby
ecuritization enabled the transformation of real assets such as real
state into liquid, marketable financial assets in financial markets;
nd, finally, the introduction of new types of institutional investors
uch as investment funds, with advocacy capacity at national and
lobal level, and which allow investors to diversify their risks by
dding a new asset to their portfolios (De Mattos, 2016).

These financial instruments allow international capital to own
eal estate holdings through securities, rather than by direct and
omplete ownership of real estate, increasing leverage and volatil-
ty. Like any other type of financial secondary instrument that can
e traded in the short term, such instruments fluctuate according
o their own dynamics, which may be independent of those of the
eal asset. This situation allows the financial market to determine
he real estate investment strategies of institutions and real estate
evelopers, and to eliminate the link between the investor and the
eographical location of the property (Van Loon, 2017).

This has two  contradictory consequences. On the one hand, the
eal estate market is subject to greater uncertainty in the form of
eriods of growth and others of recession and decline. However,
n the other hand, it is an incentive for the development of real
state projects that are necessary for productive economics. The
nancialization of real estate investment means that financial risk
nd benefit calculations prevail over the sense of geographical loca-
ion and stability of the investment; the short-term outlook prevails
ver the long-term outlook; and real estate decisions are made from
he financial hierarchies, and not from those of the real estate (Van
oon, Oosterlynck, & Aalbers, 2019).

These principles are present in the different types of companies
n which national and foreign financial capital is invested in the real
state market, and particularly in the real estate investment trust.

.1. Real estate investment trusts in Spain

Real estate investment trusts are real estate investment
nstruments whose objective is the acquisition, promotion and

ehabilitation of urban assets for their lease, through shares of
nother REIT or other collective real estate investment institutions.
rom a tax perspective, they are taxed with a reduced corpora-
ion tax, with the obligation to share 80% of profits via dividends,
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Fig. 2. Destination for real estate segments of REITs in Spain in 2017

Source: Bolsas y Mercados Españoles (2019), own elaboration.

which are also exempt. This tax treatment means that the holders
of securities of these companies have very high prospects for fis-
cal economic benefits. In the 2017 tax year, tax benefits originating
from these companies of EUR 260 million were accounted for by
the Tax Agency, which implies a high reduction in tax collection
(Estevez Torreblanca, 2018).

These companies allow participating investors to finance real
estate projects in return for dividends sourced from the rents paid
by the tenants of such properties enabling small investors to obtain
returns on capital in sectors that needed large financial resources
and limited liquidity before their appearance (Harris & Raviv, 1990).

This liquidity capacity in assets as liquid as real estate is one
of the main attractions for investors: investments in REIT can be
converted into cash in a similar way to stock market securities.
Even for small investors, however, it offers the possibility of obtain-
ing a steady return on leases that come from stable and durable
contracts, with very high annual profit prospects as a result of the
legally mandatory distribution of the same after-tax profit (Deloitte
et al., 2015).

For the companies that own these real estate investments, this
power gives them access to liquidity by selling some of their market
shares. In practice, REITs have better access to credit compared to
other types of real estate companies, which have been disappearing
from the market (Roig Hernando & Soriano Llobera, 2015).

Tax cuts made in the 2012 reform of the legislation of these com-
panies increased the profitability of the sector to attract investment
flows to Spain, aimed at the mass purchase of housing packages
owned by the Spanish financial sector. In addition, this reform
introduced the possibility of maintaining real estate assets in prop-
erty for a minimum of three years, compared to the seven-year
period of the previous 2009 legislation. This facilitated the liquid-
ity of the sector (Gil García, 2018), thus achieving increases in sales
revenue from EUR 1.325 million in 2016 to 2117 in 2018, and net
profit from EUR 1.882 million in 2016 to EUR 2376 million in 2018,
representing increases of 59.77 % and 26.24 %, respectively, in just
three years (Spanish Exchanges and Markets 2019).

This meant a profitability above most of the returns offered in
the rest of the market by other sectors, specifically in 2017, they
had a growth that doubled that of the IBEX (Estevez Torreblanca,
2018) and (Bolsas y Mercados Españoles, 2019).

In recent years, REITs have increased investment in the real
estate sector by more than 40% (CBRE, 2017), developing its activ-
ity in the full range of possible real estate segments, including:
mixed, (investments in three or more segments), offices, retail
(shopping malls), hotels (hotel establishments, hostels or student
residences), residential (rental of housing by entire buildings or

individual homes), high Street (commercial premises such as bank-
ing branches), and logistics, a series of properties that are acquired
in large volumes to be competitive through synergies and efficiency
(Bolsas y Mercados Españoles, 2019).

T
t
t

6

018, according to the type of property invested, in millions of euros.

In addition, REITs have acquired properties in the center of
ities because of the higher income they generate, as a result of
he increased economic activity existing in these centers. It can
e seen how managed assets are concentrated in economic activ-

ties that show significant growth, such as commercial buildings
nd hotel properties in city centers, which have ultimately been
nfluenced by tourism activity. The latter development reflects the
atest trends in the hotel business, in which the chains of the sector
ave increasingly decided to manage establishments without own-

ng the buildings. In 2016, investments of around EUR 2125 million
ere made for this purpose, representing an increase of 261.42% in

he preceding three years. This was  highlighted by purchases of the
merican company, Blackstone, worth EUR 631 million (Gil García,
018). As a result, they obtain rents, and have expectations of reval-
ation of the property that is the main part of their business, as is
lso the case with homes, offices, hospitals or shopping centers (Gil
arcía, 2018).

Finally, investment in housing has received growing interest
y these companies, justified in the growth of demand and house
rices. This has even attracted large international investment funds
uch as Blackstone, which have acquired properties such as social
ousing of the City of Madrid or homes awarded to the former Banco
opular, under the REIT Fidere Patrimonio (Garijo, 2017).

One of the main risks of the great prominence of REITs in the
lobal housing market is the threat of a contagious effect that
ay  cause a decline in some of the markets where these compa-

ies invest, relative to the rest of the markets. There is evidence
hat international geographical diversification produces benefits to
nvestors as a result of the reduction in risks involved in investing
n several housing markets at the same time (Fernández Gimeno,
012). However, these benefits are less evident in periods of eco-
omic crisis, as was the case in the 1997 Asian crisis, where there
as strong contagion of the declines in international REITs (Bond,
ardi, & Renée, 2006). Thus, there is greater evidence of corre-

ations between the REIT markets of various states as a result of
ncreases in the disparities of national inflation rates, with greater
ncertainty of the stock market globally, or in periods of economic
risis such as in 2007 (Joyeux & Milunovich, 2015).

As can be seen in Fig. 2, investments in offices and residential
ousing experienced significant growth in 2018 of more than EUR
.8 billion, in the context of increased investment in the sector as a
hole of more than EUR 5.6 billion.

This increase in total annual investment was  70% financed by
orrowing, with the remaining 30% sourced from own resources. As

 consequence, debt of REITs as a whole increased by EUR 4 billion,
f which EUR 2.4 billion corresponded to the residential segment.

his need for financing of real estate development and construc-
ion of homes for sale or rent justifies that of the total debt of this
ype of companies, 65% of it is contracted with national financial
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and segments of the real estate sector. Thus, for example, offices
Fig. 3. Percentage distribution of total REITs by asset type invested

Source: Bolsas y Mercados Españoles (2019), y Cinco Días 2017, own elaboration.

institutions, while the remaining 35% is in corporate bonds (Bolsas
y Mercados Españoles, 2019).

In practice, REITs have become a key element of the restructur-
ing of Spain’s financial system, by acquiring large housing packages
from financial institutions. This process began with Blackstone’s
acquisition of the financial mortgage defaulter of Cataluña Caixa at
a discount of 40% (Vives-Míro, 2018). Financial institutions in turn
participate in REITs, attracted by their growing profits (Gil García,
2018).

The most representative REITs in terms of net worth and finan-
cial results are those listed in the continuous market, where they
have foreign capital participation in companies such as Merlin,
Colonial, Hispania, Axiare and LAR Spain. For the purpose of this
study, however, the investment companies that are listed on the
Alternative Stock Market (MAB) deserve special attention, since it
accounts for most of these companies, particularly those involved
with residential real estate, providing them with favorable con-
ditions of access. In the case of the former, the value of the real
estate properties of these companies in 2018 amounted to EUR
16,483 million, compared to EUR 12,221 million in 2017, with a
foreign capital stake of 55% (Simón Ruiz, 2019; Bolsas y Mercados
Españoles, 2019). REITs listed on the Alternative Stock Market
have a tendency to invest in homes (21.9% versus 14.5% over-
all) and shopping centers (14.2% versus 8.8% overall), as shown in
Fig. 3.

This analysis of the scientific contributions made to the descrip-
tion of the main characteristics of real estate investment trust in
Spain, and their role as an investment instrument of national and
international financial capital, confirms, the role of public adminis-
trations to facilitate their activity; the participation of these REITs
in the consolidation of Spanish financial institutions; the real estate
segments in which they invest; and its role as promoters of the real
estate sector when they were in a phase of depression, currently
having a great role and leadership in the market.

But it can be said that there are areas of study that can be further
developed, as they are studied in a less exhaustive manner. In the
first place, their performance in the tourism sector, and secondly
the participation of REITs as real estate developers, and not only as
owners of rental properties. This is the intention of this document,
which aims to be a starting point for other future analyzes, in which
the participation of REITs as suppliers of homes for sale in tourist
activity locations can be evaluated. This is a line of research that
has been little studied at present.

An issue for investigation is their possible activity on the Costa
del Sol and its province, including its capital. Such a question arises
since this is one of Spain’s areas of greatest economic dynamism,
with coastal municipalities of great tourist and residential tradition

and a capital that has been able to take advantage of new trends in
urban and cultural tourism, and an excellent network of transport
infrastructure.
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i
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18, and of those listed on the Mercado Alternativo Bursatil (MAB).

This possible activity of REITs can be measured by the two  areas
f action that characterize their business management: the acqui-
ition or construction of housing for rent, and the participation in
arge developer companies that market homes for later sale, like
ther companies in the sector.

In the first case it can be observed that the province of Malaga,
espite all the above, is not an area in which this type of com-
any has large real estate properties involved with residential
ental, a circumstance that is simultaneous with a large presence
f holiday tourist housing, which attracts local, national and inter-
ational capital. At the national level, it highlights the percentages
f total residential rental housing stock managed by REITs in cer-
ain provinces. Thus, the community of Madrid has 47% of the total,
he province of Barcelona 22%, and Valencia 4%. By contrast, those
xisting in Malaga do not exceed 2% of the total, being ahead of it,
rovinces such as Alicante, Toledo, Guipúzcoa, Las Palmas, Tarrag-
na or Valladolid (Larrouy, 2018).

Therefore, notwithstanding its pre-eminent characteristic as the
river of residential rental management activity in the Province
f Malaga, it remains to be seen whether in the second activity,
elated to the housing development sector, the REITs are present
s dynamic agents of the same in the province of Malaga.

. Results

.1. Current situation of the real estate market on the Costa del
ol

The activity of promotion and construction of new buildings is
 great tradition on the Costa del Sol and the rest of the province
f Malaga. Starting at the end of the 1950s, the economic take-
ff of its tourism sector aroused, from the outset, the interest of
omestic and international investors (Pellejero Martinez, 2005).
his was  encouraged by public authorities as a model of economic
rowth through the interrelationship of tourism and construction,
nd continued in the 1980s, and from the late 1990s to 2008 (López

 Rodríguez, 2010).
In recent years, and more specifically since 2015, there has been

rowth in the construction of real estate in the province, in its price
evel and in business and profit prospects, particularly in the local-
ties of the coast of the Costa del Sol and in Malaga’s capital. This
oncluded a period of more than seven years of stagnation in the
onstruction of real estate as a result of the economic crisis initiated
n 2008.

This increased dynamism has included all types of activities
nd commercial premises have seen their demand and rental rents
ncrease in the historic center of the capital and its catchment since
016. The important hotel market, where again the historic center
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Fig. 4. Number of free-rental visa houses

Source: Colegio Oficial de Arquitectos de Málaga (2019), own elaboration.

of the city stands out, and shopping centers, have also increased
their figures of growth of places and yields This is highlighted by
two projects, the Intu Costa del Sol in Torremolinos and McArthur-
Glen in Plaza Mayor, both financed by British capital (Savills Aguirre
Newman, 2019). Other examples include the shopping center L̈a
Cañadaöf Marbella, owned by General de Comerciales Galleries (the
main REIT listed on the MAB  with capitalization of EUR 2782 million
in April 2019), and the shopping center L̈arios,̈  owned by the main
national REIT, Merlin Properties, which has a capitalization value
of EUR 5.708 million as of April 2019 (Bolsa y Mercados Españoles,
2019).

Student residences are another type of real estate leasing busi-
ness that is arousing the attention of large investors, which until
now has been managed mainly by small investors or Catholic reli-
gious congregations They have the advantage of being located in
the third largest university city in Andalusia, and where the num-
ber of places offered at present is lower than the national and
regional average, making up for this lack of supply with shared
rented housing, which. Has allowed the design of six new student
residence projects that will add 906 new places to the sector. The
returns of this type of business are around 5.5%, higher than in other
sectors, such as commercial premises (3.15%), offices (3.50%) and
hotels (4%). As a consequence, there is already a REIT specializing in
this type of business, Student Properties Spain, participated in by
Altamar Capital Partners, Amira Real Estate and Elcano Patrimonial
Services. (BNP Paribas Real Estate, 2019).

Despite the prospects of the real estate segments described
above, it is the promotion and construction of newly constructed
housing for sale where the highest percentage of economic and
financial resources available in the province is to be found, and
where it can be seen most clearly whether there is a relevant par-
ticipation of these investment companies in the real estate market.

Thus, Fig. 4 shows the evolution of the promotion and construc-
tion of free-rental homes of new construction in the province of
Malaga (officially protected homes have a marginal weight of only
290 homes, and have not been considered in this study). These have
exhibited constant growth since 2015, reaching the highest figure
in 2018 of a total of 7376 homes in the province, although with a
very unequal geographical distribution.

Fig. 4 confirms that the growth in the number of housing project
visa began barely four years ago, with the change of trend in 2015
compared to previous years, in correspondence with the evolution
of the same phenomenon at the global level. But also, as noted
above, its distribution is very uneven, since, as at the national level,
the coastal areas and the capital are those with the highest growth
rates, corresponding to greater economic activity linked mainly to

tourism.

Thus, five main areas of real estate development activity can
be distinguished in the province: the West Sun Coast that ranges
from Benalmadena to Manilva; Malaga capital; the nearby munic-
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 province of Malaga from 2010 to 2018.

palities that make up its metropolitan area, such as Torremolinos,
lhaurin de la Torre and Rincón de la Victoria; the East Sun Coast

hat ranges from Vélez Málaga to Nerja; and, finally, the remainder
f the interior of the province. As shown in Fig. 5, new construction
s especially relevant in the municipalities of the western Costa del
ol, which accounts for 53% of the total, and Malaga capital (27%),
ollowed at a distance by the coastal municipalities of the Axarquia
8%) and those close to the capital (9%). Highlighting the existing
ctivity of five municipalities, Malaga has 1982 homes, Estepona
107, Mijas 763, Marbella 586 and Fuengirola 576, which together
epresent 68% of the new construction housing visa in the province.
hese towns also have the greater tourist activity. On the contrary,
he municipalities in the interior of the province, with the largest
erritorial extension, present a situation of stagnation, representing
he existing residential offer of new construction in these areas 3%
f the total, with only 275 approved homes, mostly single-family
omes (Colegio Oficial de Arquitectos de Málaga).

This unequal growth situation is repeated in the growth pattern
f the Malaga capital, where most of the new-construction homes
ffered in 2019 were in three districts: Puerto de la Torre-Teatinos
1709 homes), Carretera de Cádiz (479omes), and Málaga East (285
omes). These have been urban expansion spaces of the city for
lmost two  decades (Savills Aguirre Newman, 2019).

.2. The real estate developer sector on the Costa del Sol

From this data, it is worth knowing who  is taking part in this
pparent revival of the real estate sector in the areas of greatest
ourist activity, i.e., which are the main developer companies that
re developing new construction projects in the province of Malaga,
nd who  are its owners, as well as the type of homes they build from
he point of view of first or second residence. This is also a relevant
act, since on the one hand it will allow us to compare the current
romoter fabric with respect to the existing fabric in the previous
xpansionary real estate cycle of the period 1999–2007, and also
onfirm the presence or otherwise of investment companies in the
eal estate market.

To this end, the promotions that currently have homes for sale
ill be analyzed with reference to the origin of their share capital, to
istinguish between companies promoting international, national,

ocal companies in the province, and those that are owned by real
state investment companies. We  will also investigate the number
f total homes that make up each promotion and their geograph-
cal locations, distinguishing five areas, namely, Malaga Capital,

etropolitan Area of Malaga, West Sun Coast, East Sun Coast and
nterior of the province.
Thus, it is intended to determine the main REITs present in the
rovince, their preferred geographical areas of action and, finally,
he type of housing they promote, in order to try to discover differ-
nt guidelines or behaviors compared to other companies.
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Fig. 5. Proportion of housing project visa in each geographical area of the province of Malaga in 2018.

Source: Colegio Oficial de Arquitectos de Málaga (2019), own elaboration.

Fig. 6. Percentage of homes of promotions for sale by type of developer and geographical location in the province of Malaga in 2019.

Source: Idealista, Fotocasa, Obranuevaenmalaga.com, own elaboration.

Table 1
Number of homes built by promotion, depending on the nature of the developer and the geographical area in 2019.

Capital principal
developer

Total real estate
promotions
Province

Average Málaga
Capital

Average
Metropolitan
Area

Average Costa del
Sol Occidental

Average Costa
del Sol Oriental

Average province

Local 83 32,38 32,00 54,34 23,00 37,31
National 126 55,00 44,66 62,95 43,54 57,98
REIT  &
investment funds

40 134,00 69,50 91,88 91,00 97,45

International 11 54,63 54,63
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Total  developer 260 53,38 42,16 

Source: Idealista, Fotocasa, Obranuevaenmalaga.com, own  elaboration.

The data obtained in Fig. 6 indicate that 27% of the homes built in
current promotions are those of developer companies belonging to
REITs or real estate investment funds. That is, these companies have
played a special role in the Costa del Sol, promoting more than a
quarter of the homes sold in the last two years. This figure is higher
than that of local companies, whose presence is concentrated in the
metropolitan area of Malaga, particularly Alhaurin de la Torre, and
on the Costa del Sol Oriental, with the latter due to the outstanding
presence of the company Salsa Inmobiliaria, with large plots of land
owned in the area.

It can therefore be seen that the prominence of development
activity in the province, especially in its areas of greater real estate
dynamism, is due to nationally developing companies. These repre-
sent 51% in each of the western Costa del Sol and Malaga, followed
by promoters linked to REIT and funds. If this data is added to the
participation of international developers in the localities of the
western Costa del Sol, it can be seen that 82% of the promoter

investment capital in the province is held by external investors,
and one-third is foreign capital.

If we take as a reference the ten development companies with
the highest number of homes sold at present, it can be seen in graph
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66,13 41,12 57,26

 that of these four are from REIT, highlighting the first two  devel-
pers in the province, Neinor Homes and Via Celere, five are from
ational capital companies outside the province and one is from

oreign capital, highlighting the absence of local companies among
hese 10 main developers (Fig. 7).

In addition, if attention is paid to the characteristics of the pro-
otions of each type of company, Table 1 shows that companies

elonging to REITs have the highest ratio of housing per promotion
n the province, i.e., 97.45 homes. The average number of homes
uilt by local developers in each development is much higher than
he next one, at 57.98, and a long way from the 37.31 homes built
n average by local developers. Thus, 40 promotions of REITs have
uilt 3898 homes in the province, while local developers in 83
romotions have built 3097 homes.

The greater the number of homes marketed by promotion, the
reater the need for the economic resources needed to acquire
rban land, start formalities and proceed to construction. This

hows a greater availability of financial resources to acquire
oorspace, and better options for obtaining bank financing by com-
anies belonging to REITs and real estate investment funds which in
any cases manage to access financing for the promotion of future
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Fig. 7. Ten main developers in the Province of Malaga, by number of homes marketed in promotions with homes pending sale in August 2019.

Source: Idealista, Fotocasa, Obranuevaenmalaga.com, own elaboration.

Table 2
Number of homes marketed by REIT developers in the province of Malaga in 2019.

Total provincia Málaga Capital Área Metropolitana Málaga Costa del Sol Occidental Costa del Sol Oriental

Neinor Homes 1.315 572 748
Via  Celere 962 195 548 219
Aq  Acentor 522 186 336
Kronos Homes 443 443
Aedas Homes 259 87 172
Lar  246 104 52 90
Osim  78 78
Aria  39 39
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Source: Idealista, Fotocasa, Obranuevaenmalaga.com, own elaboration.

homes offered by the financial institutions from which they buy the
land.

5.3. General characteristics of RETTs on the Costa del Sol

The REITs promoting homes for sale in the province of Malaga
display a series of general characteristics and specific objectives
that should be highlighted, and that influence how they manage
their activities. Most belong to foreign real estate investment funds,
usually from North America, which acquire the land and own  the
resources required for real estate development. They can also offer
foreign financing, providing billions of euros and dollars for the
acquisition of large and numerous plots of urban land in tourist
areas and large capitals of the country.

With this capital, they acquire these lands in cash, in many
cases stocks of plots in the hands of Spanish financial institutions,
acquired after the crisis of 2008 from developers who  left unpaid
credit operations, in large sales operations carried out mainly
between 2015 and 2018, with 2017 standing out as the year that
received the greatest volume of transactions, and which had very
competitive discounts and sales prices as a result of the payments
made in cash, and which allowed buyers great possibilities of reval-
uation.

To conclude the financing phase, REITs use Spanish finan-
cial institutions to finance the construction and marketing of the
homes. Such institutions are located in the markets where they
carry out the promotions, taking advantage of the excellent credit
conditions for current developers, thanks to the low interest rates
that currently exist. These companies take advantage of the low-
cost situation of their financial leverage to borrow in the production
and promotion phase, despite having significant own resources,

and financing facilities in their home countries via entities’ for-
eign investment funds. The aim is to continue to leverage their
resources to seek new investment opportunities for land or real
estate at competitive prices.

c
l
fi
2

10
36

Finally, REITs undertake the start-up of the promotion and con-
truction of the houses in the shortest possible time. The goal is to
ake advantage of the high returns obtained in the residential real
state sector and the increase in demand for residential housing
or purchase by small and medium-sized investors. In many cases,
hese investors acquire the housing for placement in the tourist and
esidential rental markets.

In terms of location, REITs concentrate mainly on coastal areas
ith the greatest tourist tradition, and the capital of the province

nd its metropolitan area, with a preference for the first two. The
ocation of promotions determines the target audience. Promotions
n Malaga capital and its metropolitan area are aimed at buyers
f first homes, with medium-high and high purchasing power, for
omes intended to be inhabited as habitual dwellings, and owned
r put up for residential rental. In contrast, those marketed on the
oast have a target audience of foreign or domestic investors seek-
ng a second residence or housing to exploit as a tourist rental.

As for the production of homes by company, it can be seen in
able 2 that two  stand out above the rest, namely, Neinor Homes
nd Via Celere, followed closely by Aq Acentor, Kronos Homes and
edas.

Neinor Homes belongs to the American investment fund, Lone
tar, which acquired the company from Kutxabank in 2015, and is
urrently the leader in the province, with a market capitalization
f EUR 880 million (as of August 2019). From the financial institu-
ion Unicaja Banco, the company acquired six finalist lands in the

alaga Capital for EUR 68 million, with the capacity to promote
ore than 8000 homes. These plots are currently part of marketing

romotions, located in resident areas with high purchasing power
El Limonar, in the east and Hacienda Cabello, in the north), all des-
ined for first residences. In addition, there are 29 plots of land
edicated to second residences on the western Costa del Sol with

apacity for more than 2300 properties. The capital required for this
arge land acquisition came from a financing line provided by US
nancial institution JP Morgan of EUR 150 million (La Vanguardia
017).
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Vía Celere, the province’s second largest developer by number
of homes promoted, is controlled by an American investment fund,
which has 75% of its share capital, with the remainder distributed
among other US financial institutions. It is one of the largest REITs
in the country, with a land portfolio with the capacity to build
more than 26,000 homes. The province of Malaga is its second mar-
ket, representing 20% of the total assets of the company, acquired
mainly in 2017 (Arroyo, 2018). The type of housing offered is mostly
second residences, in many cases aimed at investors in holiday
tourist housing (Lospitao, 2019).

Kronos Homes is a company founded in 2015 with European and
North American financial capital, including real estate investment
funds and family offices, which have so far opted out of the com-
pany. It has a portfolio of land valued in the environment of EUR 1
billion, with capacity to build around 16,000 homes. Approximately
70% has been acquired with own resources, while construction and
completion will be financed with bank funding. The focus is on sec-
ond residences in towns such as Benalmadena and Estepona, being
present in the province since 2016 (Simón Ruiz, 2019).

6. Discussion

The influx of international financial capital through investment
companies into the Spanish real estate sector is making a decisive
contribution to the patterns of development and evolution of the
sector, with social and economic consequences.

From an economic point of view, such companies are helping
to bring to the market properties that were stagnant as empty
dwellings in the hands of private individuals and on the balance
sheets of financial institutions, in addition to unproductive plots
of land. Properties were acquired at low prices with great revalu-
ation possibilities in the period before 2014, taking advantage of
the favorable legislation and state taxation applicable to this type
of companies. Thanks to this, they have become facilitators of the
work of cleaning up the real estate assets in the hands of Spanish
financial institutions, and at the same time they have been pioneers
in the growth of development and construction activity of the last
five years.

At a general level, they contribute to consolidating the role of
the global financial sector as a predominant sector in the economy.
In the real estate sector, this entails strengthening the process of
commodification of housing, reducing its role as a necessary object
for complying with the constitutional right to decent and adequate
housing for all citizens, and making it an economic good subject to
price variations and speculation, at the risk of hindering access to
housing for disadvantaged and lower-income sectors.

In the specific case of the Costa del Sol and the province of
Malaga, it can be seen that its presence as an agent that exploits and
manages homes for rent is very small. The percentage weight of the
Malaga market compared to the national market of homes offered
for rent by REITs is less than the weight of the overall housing stock
of the province. The existing offering in Malaga is below that of
other provinces with a smaller housing stock and lower population.

Participation in real estate development in the province is
a prominent facet in investment activity. Developer companies
owned by REITs and real estate investment funds have had a
very important weight with respect to the total number of homes
marketed and built in the last two years in the province. This
is an element that differentiates this period of growth of new
construction activity from the period before 2008. Previously, pro-
moter activity was predominantly undertaken by companies at the
national and local level, while more recently that role it shared by

national companies and the affiliate companies of REITs.

On the other hand, these companies do not differentiate their
geographical preferences from other types of national or local soci-
eties, opting for the capital and its area of influence, and for coastal
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owns with great tourist activity. As in the 20th century, tourism
nd real estate sectors jointly boost the economic growth of the
rovince.

The main difference from other types of developers is their
reater capacity to simultaneously promote urbanization and hous-
ng blocks with the largest number of units built in several locations,

hich undoubtedly demonstrates their ability to access financing
rom Spanish financial institutions.

. Conclusion

This document has collaborated in showing the importance that
EITs have in the real estate development sector in a tourist area
f first international order such as the Costa del Sol, in such a way
hat it reflects how they invest in real estate markets with strong
ourist activity, for residential housing or for their exploitation as a
acation rental on housing.

The development companies linked to the REITs on the Costa
el Sol have become the market leaders in the number of homes
arketed and in the volume of business generated, well above the

raditional national development companies. However, it is nec-
ssary to warn of the risks involved in leaving companies with a
hort-sighted view of their investment objectives in the real estate
ector. A stable and professionalized business fabric of residential
ousing is needed in public and private sectors, with social trading
ompanies or cooperatives that allow a greater balance between
he interests of their owners and tenants.

This leads to the possibility of expanding the subject of study of
his document. In addition to studying other professionalized busi-
ess options that offer citizens affordable housing, whether public
r private, it is necessary to evaluate the costs and benefits that the
ctivity of these real estate investment companies in the Spanish
eal estate sector have. In addition, the social consequences of con-
olidating the commodification of housing, leaving behind its social
ature, should also be explored to extend this study to broader geo-
raphical areas. On the other hand, the influence that the activity of
hese companies has on the current cycle of growth in house prices
n residential rent must also be studied.

It should also be taken into account what their methods of man-
gement, production and marketing of homes are for sale to end
ustomers, since REITs may  be contributing to improve the profes-
ionalization of the housing promoter market.

All these elements must be studied in the future with other
ethodologies, incorporating more extensive data on the physical

haracteristics of the homes and socioeconomic profiles of the buy-
rs and the neighborhood where the real estate developments are
ocated, among others, that can be treated using econometric tech-
iques and that evaluate the weight that real estate development
ompanies have in the sector, and their participation in the rise in
he price of housing and the difficulty of their access to citizenship.

It will be of interest to study the specific activity of the main
romoters involved by the RETTs, particularly their target markets,
heir geographical areas of influence, the type of housing offered,
n order to obtain a better understanding of the phenomenon.

But in addition, the situation described regarding residential
ousing on the Costa del Sol, can be analyzed in other national and

nternational tourist areas with similar characteristics, in addition
o other real estate segments such as offices, shopping centers, stu-
ent residences and hotel accommodation, and whose economic

mportance deserves the attention of social scientific research.
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