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For the past two decades, JLL and LaSalle have 
played a leading role in the pursuit of greater 
transparency and higher ethical standards in the 
global real estate market.  Through 10 editions of 
the Global Real Estate Transparency Index (GRETI) 
we have created what is today a widely used and 
highly valued industry benchmark for assessing 
transparency.

Market transparency is the foundation which 
allows investors and corporate occupiers to 
operate and make decisions with confidence.  It 
enables governments and public bodies to function 
effectively, providing long-run benefits to local 
communities and the environment.  Without high 
levels of transparency, real estate markets cannot 
work efficiently.

Christian Ulbrich
Chief Executive Officer,  
Jones Lang LaSalle, Inc.
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As we launch the 10th edition of the Index, real 
estate transparency is under greater scrutiny 
than ever.  Globally, improvements continue to 
be made, but investors and corporate occupiers 
are demanding ever higher levels of disclosure.  
Moreover, debate on real estate transparency is not 
limited to our industry.  The ‘Panama Papers’, and a 
series of related leaks, have drawn public attention 
to issues including corruption, tax evasion and 
beneficial ownership.  There is pressure from both 
within and outside of the industry for continued 
progress.

Looking ahead, new technologies promise the next 
‘leap’ in transparency, with the prospect that our 
ability to harness ‘big data’ and digital platforms 
will revolutionise the sector.  However, this 
disruption may have unintended consequences as 
the industry grapples with huge structural changes 
that will test existing regulatory structures and 
business models.

With all these forces at play, a robust global 
benchmark has become an essential tool for the 
real estate industry, perhaps more so than at any 
time in the last 20 years.  We trust that our 2018 
edition meets this challenge, providing an objective 
assessment of real estate transparency across 
the world and continuing to make an important 
contribution to the global real estate sector.

Championing Greater 
Transparency in Real Estate
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During my 30-plus years in the real estate investment industry, 
incredible strides in the institutionalisation, globalisation and 
securitisation of this huge asset class have been accomplished.  Real 
estate has become a mainstay allocation for almost every institutional 
investor’s portfolio and it is becoming increasingly important as 
an asset class for individual investors.  This movement of real 
estate into being a “mainstream” asset class could only occur with 
greater transparency of information, better measurable returns and 
benchmarks, stronger legal and tax frameworks, and more efficient 
methods for investors to acquire, lease, manage and sell their property 
assets.  The JLL Global Real Estate Transparency Index has been at 
the forefront of measuring transparency across countries and cities 
and has contributed to the steady gains that have been made.  I have 
found it to be a valuable tool in LaSalle Investment Management’s 
investment activities around the world and hope you can use it to help 
shape your own global investment thinking and actions.

Jeff Jacobson
Global Chief Executive Officer
LaSalle Investment Management

Transparency is critical to the operation of efficient markets.  As Real 
Estate continues to elevate out of its role as part of Alternatives in 
global AUM strategies more private individuals are exposed to real 
estate whether that’s via their pension funds and insurance policies, 
through their holdings in REITs, listed property companies and open-
ended funds, or as pensioners deriving income from sovereign wealth 
funds.  The industry is increasingly in the spotlight and transparency is 
a significant factor in enabling us to create healthy real estate markets.   
New technologies could well enable some countries to leapfrog up the 
charts in coming years.  Blockchain technology, which is being applied 
to land registers in a number of markets around the world, is one such 
example.  

Richard Bloxam
Global Head of Capital Markets
JLL
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The Global Real Estate 
Transparency Index 2018
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The world’s leading investment destinations, 
pushing the boundaries of transparency.

2018 Highlights
The United Kingdom leads the way. Sweden 
moves into the top group, while the Netherlands 
is one of the top improvers.

12 Singapore 13 Hong Kong 14 Japan

15 Switzerland 16 Belgium 17 Denmark

18 Italy 19 Spain 20 Poland

21 South Africa 22 Austria 23 Czech Republic

24 Norway 25 Portugal 26 Taiwan

27 Slovakia 28 Hungary 29 Romania

30 Malaysia 31 South Korea 32 Luxembourg
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Key Characteristics
European and, increasingly, Asian markets which 
have strong regulation and good governance. 
Market fundamentals data and performance 
measurement are areas for improvement.

2018 Highlights
Singapore, Hong Kong and Japan sit on the 
verge of ‘Highly Transparent’, while South Korea 
enters group of ‘Transparent’ markets.

33 China 34 Thailand 35 India

36 Israel 37 Brazil 38 Russia

39 Mexico 40 UAE - Dubai 41 Turkey

42 Indonesia 43 Greece 44 Croatia

45 Botswana 46 Slovenia 47 Serbia

48 Philippines 49 Bulgaria 50 Puerto Rico

51 Mauritius 52 Chile 53 Kenya

54 Saudi Arabia 55 UAE - Abu Dhabi 56 Zambia

57 Egypt 58 Peru 59 Argentina

60 Macau
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Key Characteristics
Dominated by large emerging markets, 
including the BRIC economies. These markets 
have made steady advancements in recent 
years, but need to address issues of corporate 
governance and regulatory enforcement if 
they are to progress.

2018 Highlights
Dubai, Thailand and India are among the top 
improvers – while the major emerging markets 
(the ‘Big 8’) sit on the edge of  the ‘Transparent’ 
tier as improvements plateau.

61 Vietnam 62 Bahrain 63 Morocco

64 Colombia 65 Costa Rica 66 Sri Lanka

67 Nigeria 68 Jordan 69 Ukraine

70 Kuwait 71 Qatar 72 Uruguay

73 Myanmar 74 Iran 75 Pakistan

76 Ghana 77 Kazakhstan 78 Rwanda

79 Ecuador 80 Panama

Lo
w

 T
ra

ns
pa

re
nc

y

Key Characteristics
Emerging destinations in Africa, the Middle East 
and Latin America, where market tracking and 
real estate regulation are still nascent.

2018 Highlights
Colombia, Costa Rica and Myanmar are among 
the global top improvers, with Myanmar the 
most improved market in GRETI 2018.

81 Lebanon 82 Oman 83 Tunisia

84 Uganda 85 Angola 86 Cayman Islands

87 Algeria 88 Belarus 89 Bahamas

90 Tanzania 91 Guatemala 92 Ethiopia

93 Dominican Rep. 94 Honduras 95 Iraq

96 Ivory Coast 97 Mozambique 98 Senegal

99 Libya 100 Venezuela

O
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Key Characteristics
Emerging markets, often hampered by 
geopolitical and economic challenges. 
With limited regulatory frameworks, these 
markets are vulnerable to regression.

2018 Highlights
A number of markets show regression, as 
Venezuela takes its position as the least 
transparent market.

1 United Kingdom 2 Australia 3 United States

4 France 5 Canada 6 Netherlands

7 New Zealand 8 Germany 9 Ireland

10 Sweden 11 Finland
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Executive Briefing

Key takeaways from the 2018 Index

GRETI: 20 years, 10 editions, 100 countries, 158 cities, 186 indicators
• JLL and LaSalle have been tracking real estate transparency and championing higher standards for 

20 years.  This 10th edition of the biennial Global Real Estate Transparency Index (GRETI) now covers 
100 countries and 158 cities.  The survey has been extended to quantify 186 separate elements of 
transparency.

Steady improvement, but failing to keep pace with rapidly rising expectations
• The GRETI 2018 survey reveals a global real estate market that is becoming gradually more transparent; 

and, encouragingly, 85% of countries surveyed have registered an improvement since 2016.  However, 
progress is still too slow in an environment where investors and businesses, as well as society at large, 
are demanding far higher standards and where an emergent proptech industry is fuelling expectations 
of a significant improvement in transparency.  

Proptech promises a huge leap forward in real estate transparency … 
• Property is amid a technological leap, with over US$6 billion raised in funding by proptech start-ups 

since our last survey.  As these companies mature, adoption increases and new platforms reach the 
scale to acquire and utilise truly ‘big’ data, proptech has the potential to be the strongest future driver of 
real estate transparency.  Open data and technology initiatives by governments and NGOs will also play 
a significant role in fast-tracking moves to transparency.

...but contribution so far has been modest as industry faces structural changes
• Proptech is already changing the landscape across the transparency spectrum from Sweden to Rwanda.  

Adoption is greatest in the ‘Highly Transparent’ markets such as the U.S., the Netherlands, Canada and 
Australia, and proptech is also moving the needle in ‘Semi-Transparent’ markets like China, Dubai, 
Mexico and Brazil. 

• Even so, proptech has still to provide sustained breakthroughs, as the real estate industry grapples with 
structural changes from data capture and business intelligence through to the application of advanced 
analytics and algorithms.  The unintended consequences of new technologies and business models are 
also raising concerns relating to data access, quality and consistency.  

Will the rise of flexible workspace compromise transparency?
• The growing prevalence of flexible and shared working platforms has opened up debate about the 

potential negative impacts on real estate transparency as this new sector of the market becomes 
more established.  Information on vacancy, tenant mix and pricing is tightly held by operators, which 
combined with unconventional practices such as dynamic pricing could make it more difficult to track 
overall market dynamics.
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Beneficial ownership and anti-money laundering in the spotlight 
• Continuing revelations from leaks such as the ‘Paradise Papers’ (2017) and the ‘Panama Papers’ 

(2016), as well as various legislative initiatives, have kept the issues of corruption, tax evasion and 
transparency in property ownership in the spotlight.  Efforts to combat money laundering and 
corruption in real estate are advancing, and legislation like the UK’s proposed beneficial ownership 
register and the EU’s Fifth Anti-Money Laundering Directive are leading the way. 

Increasing demand for transparency across a much broader range of property types
• Increasing capital allocations to real estate and growing investor activity in alternative sectors, 

such as student accommodation and self-storage, are resulting in demands for enhanced market 
transparency across a much broader range of property types.  Data availability is growing rapidly, 
facilitated by proptech.  Yet transparency in these formerly niche sectors has ample room for 
improvement and we expect alternatives to be among the most dynamic drivers of change in the 
Transparency Index over the next two years.

Real estate transparency is a key ingredient of city competitiveness
• Investor demand for greater transparency is also extending to a wider range of geographies at both 

a submarket and city level.  This comes amid increasing recognition by city governments that real 
estate transparency can contribute to a more competitive, efficient and flexible environment for 
investors and entrepreneurs.  

• Coverage has therefore been expanded to 158 metropolitan areas across the globe.  It reveals 
that most ‘Highly Transparent’ countries – such as the UK, Germany, Australia and Canada – have 
consistently high levels of transparency outside primary cities, but others like France, Japan and 
the United States can show a larger divergence between metro areas due to differences in data 
availability or federated governance structures.

Progress on environmental sustainability transparency at a supranational level
• For the first time, the transparency of sustainability tools as they relate to buildings has been included 

in JLL’s composite Index, and coverage has been extended from 37 to all 100 countries.  
• Relative to other industries, real estate is well-advanced in terms of measuring environmental factors, 

but the latest survey results reveal that progress has been slow and patchy.  More encouragingly, 
voluntary measures are showing most progress at a national level, while supranational initiatives – for 
instance, the investor and fund-focused Global Real Estate Sustainability Benchmark (GRESB) – are 
moving at a much faster pace.
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Dissecting the global transparency rankings

Top ranks dominated by Anglophone countries … but other tech-savvy 
economies catching up

• GRETI 2018, once again, sees its top ranks dominated by the Anglophone countries; the United 
Kingdom, Australia and United States take the top positions.  But, more tellingly, some of the more 
tech-savvy markets in Continental Europe are catching up.  The Netherlands has consolidated its 
position in the top tier, registering among the largest improvements of any market, while Sweden 
has joined the ‘Highly Transparent’ tier for the first time.  

London has the world’s most transparent real estate market
• Anglophone markets also feature most strongly in the city-level transparency rankings.  London 

heads the rankings with the world’s most transparent real estate market, testimony to its position as 
the favoured destination for global capital.  Los Angeles, Sydney, San Francisco and New York round 
off the Top 5.

‘Highly Transparent’ markets set higher standards, but face multiple challenges 
• The 11 ‘Highly Transparent’ countries are being pushed to higher levels, and as a group are second 

only to the lowest ‘Opaque’ countries in terms of the pace of transparency improvements since 
2016.  Transparency has been boosted by a combination of proptech, open-data initiatives, the 
rise of alternatives sectors and robust investor demand.  But equally, transparency among this top 
tier continues to be tested by proptech disruption, the rise of flexible space and issues relating to 
beneficial ownership.  

Large developing economies are moving to ‘Transparency’ – 
the next big opportunity?

• Further down the global rankings, many of the world’s most populous developing economies, 
including China, India, Indonesia, Brazil, Russia, Mexico, Turkey and Thailand (accounting for half 
of the world’s population) are within striking distance of the ‘Transparent’ tier.  Further regulatory 
reforms, and crucially enforcement, will be essential for these markets to move into the ‘Transparent’ 
tier.  A vibrant proptech industry will prove critical in these markets where traditional data sources 
are lacking. 

Asia Pacific sees strongest improvement supported by record investment
• The Asia Pacific region has witnessed the strongest transparency improvements since 2016, with the 

region continuing to break records in commercial real estate investment volumes.  
• Myanmar has registered the biggest improvement globally, benefitting from the government’s push 

to open up its economy.  India’s reform-driven government is moving forward with its agenda to 
improve transparency and reduce corruption. 

• South Korea has nudged into the ‘Transparent’ tier for the first time, with heightened investor activity 
pushing improvements in data coverage.

CEE countries advance as they catch up with Western peers
• Within Europe, the CEE region has shown greatest advancement as its countries gradually catch up 

with their Western peers.  Serbia and Slovakia are among the Top 10 global improvers.  



10

Dubai sets the pace in the Middle East with a host of new initiatives 
• Dubai is one of the global top improvers, with a host of government initiatives, enhanced regulatory 

procedures and an increasingly dynamic proptech sector.

Transparency broadens across Latin America thanks to regulatory improvements
• Colombia and Costa Rica are also among the top global improvers.  Regulatory and legal 

improvements and enhanced market data collection are driving progress.  A growing number of Latin 
American countries are implementing REIT structures.

Sub-Saharan Africa – limited progress, led by regional hubs
• Following solid gains in previous surveys, the Sub-Saharan Africa region has seen limited 

advancement, with improvements led by the regional hubs – Nigeria and Kenya.  

Improvements in sustainability transparency boosting select countries
• In the Sustainability Transparent sub-index, the top tier of countries – France, Australia, the UK and 

Japan – have been joined by Canada.  Other countries (across the transparency spectrum) that are 
making strides include South Korea, Rwanda and Vietnam. 

The World by Transparency Tiers

Number of 
Markets

Population GDP

Real Estate 
Investment

Highly Transparent

Transparent

Semi-Transparent

Low Transparency

Opaque

Source: JLL, Oxford Economics, Forbes

Corporate 
HQs
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What next for real estate 
transparency?

Workplace safety and wellness
Workplace safety is high on the list of issues to which corporate occupiers, investors 
and property managers are starting to pay much closer attention.  Issues ranging from 
indoor air quality and employee wellness to disaster preparedness will be increasingly 
important features of the real estate landscape in the years ahead. 

Cyber security and data protection
Cyber security continues to rise as a concern across all industries, and real estate is no 
exception.  Real estate owners and property managers are collecting huge amounts of 
information on tenants and on building users through sensors, internet-linked devices, 
and video feeds.  This information must be treated with great care and systems integrity 
ensured.  As a direct consequence of data breaches that have already occurred, new 
regulations like the General Data Protection Regulation (GDPR) have been put in place.  
The implications are that individual and corporate information held by real estate firms 
must be secure and data privacy must be assured.  

Environmental, Social and Governance (ESG) 
ESG criteria are also a topic that is drawing greater attention.  The metrics and 
transparency around the ‘responsible investor’ movement are still in the early stages 
for real estate market participants.  Real estate is relatively well-advanced in terms of 
measuring environmental (‘E’) transparency.  However, the transparency around the 
‘S’ and ‘G’ criteria for real estate are much less well-defined and and diverse metrics 
are used in different countries to address the social and governance goals of industry 
stakeholders.

Legal and financial disclosure 
The EU’s ‘Markets in Financial Instruments Directive II’ (MIFID II) and the U.S. 
implementation of Dodd-Frank rules by the Securities and Exchange Commission (SEC) 
have both created huge, ongoing demands on legal and financial disclosure at real 
estate fund managers.  As rules have often not been constructed with private equity 
real estate assets in mind, the reporting challenges can be quite high, the complexities 
of which are increased by the potential implications of Brexit for MIFID II and the 
deregulatory policies of the current U.S. Executive. 
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New developments in real estate 
transparency

Peru
New legislation 

to facilitate 
formation of 

REITs 

Taiwan
Increased data 
and frequency 
of publication 
from Real Estate 
Transaction 
Declaration 
platform

Chile
Increase 
in real 
estate fund 
information 
released 
publicly

South Korea
Carbon 
emission trading 
scheme (K-ETS) 
introduced

Dubai
• Emirate-wide building 

classification project being 
undertaken

• Enhancement of 
government-created apps 
for registering brokers and 
property management

• Updated rental index 
incorporating all 
commercial property types

India
• Implementation 

of the Real Estate 
Regulation Act (2016)

• Amendments to the 
SEBI (Real Estate 
Investment Trusts) 
Regulation to support 
the development of 
the REIT market

Rwanda
• Introduction of Green 

Star South Africa green 
building certification 
system

• Regulatory and building 
quality control systems 
strengthened

Colombia
• Approval for REIT listings 

on the Colombia Stock 
Exchange, 2017

• Increase in publicly-
available debt data 

Netherlands
Increased provision of 

government open data 
relating to the land registry 

and zoning plans

United Kingdom
Legislation to enact beneficial 
ownership register for overseas property 
purchasers to be introduced in 2019Canada

Ontario introduces new 
building-specific energy 
reporting requirements

Saudi Arabia
Introduction 
of online land 
administration 
platform
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The Global Real Estate 
Transparency Index 2018

This 10th edition of the Global Real Estate Transparency 
Index (GRETI) contains the most comprehensive country 
comparisons of data availability, governance, transaction 
processes, property rights and the regulatory/legal 
environment around the world.  

The Index is updated every two years and has been charting 
the evolution of real estate transparency across the globe 
for 20 years.  The 2018 Index covers 
100 countries and 158 city markets.

GRETI is an essential guide for cross-border investors, 
developers and occupiers of real estate – as well as 
government and industry bodies looking for 
international benchmarks. 

14
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What’s new with the 2018 Index?
In the 2018 Index we have introduced greater granularity as the real estate industry demands more detailed 
data to inform decisions.  Additional elements have been included relating to the availability of data on 
alternatives sectors (such as student accommodation and self-storage); private fund index styles; data 
disclosure by listed vehicles; beneficial ownership records; anti-money laundering regulations; and consistency 
of property measurement standards. 

Recognising the importance of environmental issues such as carbon reporting and energy efficiency, the 
elements of the Real Estate Environmental Transparency Index have now been incorporated into the overall 
GRETI survey as a sub-index for the first time.  

Combined, these new elements have increased the number of individual factors covered by 36% to 186 factors.  
Although the consistency of the survey is not compromised, greater scrutiny and the explicit inclusion of more 
factors underpin some of the score changes between 2016 and 2018.  

As cities become significant economic powerhouses with characteristics often distinct from their national 
systems, we have deepened coverage of the full survey to measure transparency in 158 metropolitan areas 
across the globe, recognising that investors and corporate occupiers must be able to understand the nuances 
of operating in different cities.

Our approach 
As in previous surveys, teams of researchers and business leaders from JLL and LaSalle Investment 
Management have worked together to assess the transparency in each of the 100 countries and 158 city 
markets.  Our Alliance Partners have also helped to provide additional on the ground information.  JLL’s 
accounting, finance and legal experts have been consulted too, especially in emerging markets, in order to 
supplement our collective real estate knowledge.   

Since we launched the Index 20 years ago, its components have evolved and been refined to reflect the 
changing requirements of cross-border investors and corporate occupiers.  Therefore, to enable comparisons 
to be made across time, we have recreated an historic Transparency Index based on current weights and 
questions.  We should like to emphasise that the recalibrated historic Indices differ from those published at the 
time of each survey. 

Access our website
In addition to this report, the results of the 2018 Transparency Index are also presented in an interactive 
website: 

www.jll.com/Transparency 

The website allows users to explore the different components of real estate transparency at a global, 
regional and national level.  Datasets for all 100 markets covering composite and sub-index scores can also 
be downloaded, while a series of interactive visualisations facilitate a comparison of transparency between 
markets.  

We trust that GRETI 2018 will provide valuable insights into the changes in real estate transparency across the 
globe.  A complete description of the methodology used to create this Index is set out in the Technical Note.   

Get in touch with the team
For more information about the Index and how we can help with your real estate decisions, please connect 
with one of the Global Real Estate Transparency Team.
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Transparency Index Components 
Incorporates 186 different factors, a 36% increase on 2016

• Direct 
Property 
Indices

• Listed Real 
Estate 
Securities 
Indices

• Private Real 
Estate Fund 
Indices

• Valuations   

• Market Fun-
damentals 
Data
• Offices
• Retail
• Industrial
• Hotels
• Residential
• Alternatives

• Financial 
Disclosure

• Corporate 
Governance

• Real Estate 
Regulation 
(Tax, Building 
Codes, 
Zoning)

• Land and 
Property 
Registration

• Eminent 
Domain

• Real Estate 
Debt 
Regulation

• Sales 
Transactions 
(Pre-Sale 
Information, 
Bidding 
Process, 
Professional 
Standards)

• Occupier 
Services

• Green 
Building 
Certifications

• Energy 
Benchmark-
ing and 
Efficiency 
Standards

• Carbon 
Reporting

• Green Leases

• Financial 
Performance

186 individual questions & data points

Source: JLL, LaSalle Investment Management

Performance 
Measurement

Market 
Fundamentals

Governance of 
Listed Vehicles

Regulatory
and Legal

Transaction 
Process Sustainability

6 Sub-Indices

Overall Transparency Score
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20 years of measuring real estate 
transparency

2018   Disruption across real estate industry sparks new debates

In 2018 we have added questions relating to beneficial ownership disclosure and anti-money laundering 
regulations; city-level direct performance indices, availability of fund indices by investment style (for 
example, core versus higher-return); publicly-available appraisal assumptions; and the alignment of local 
property measurement conventions with global standards.  The 2018 GRETI also marks the first time that 
the Real Estate Environmental Sustainability Transparency Index has been incorporated into the composite 
index, as well as a separate sub-index. At the same time, coverage has been extended to 158 metropolitan 
areas.

2016  ‘Panama Papers’ renew scrutiny of top end of spectrum

The release of the ‘Panama Papers’ placed renewed focus on the world’s most transparent markets; 
discussions around anti-money laundering and beneficial ownership emerged and continue in 2018. 
At the same time, a small group of markets were seen to be pushing the boundaries of transparency.  
We added 18 new factors that captured the proportional market coverage of disaggregated databases on 
leasing, buildings and transactions.  We also included coverage of alternative property sectors (such as 
student accommodation and self-storage) and Index coverage was expanded by 7 markets to bring the 
total to 100 countries.

2014  Progress in Africa provides boost in one of industry’s last frontiers

Sub-Saharan Africa saw the greatest improvement in real estate transparency between 2012 and 2014, 
led by Kenya, Ghana, Nigeria and Zambia, demonstrating the truly global nature of the real estate industry.  
Six new markets were added, while we continued to decompose general questions into more specific 
ones, resulting in the addition of 32 new factors.  For example, rather than asking a single general question 
on tax fairness as we did in 2012, we included four questions on tax in 2014 covering the consistency of 
enforcement and predictability of tax rates for both domestic and foreign investors.

2012  Emerging markets shine as transparency regains momentum

Following the Global Financial Crisis, the push to improve market transparency began again as global 
economic growth recovered.  Emerging markets were at the forefront of this, particularly China and 
India – but so too were the likes of Mexico, Indonesia, Turkey and Vietnam.  Major additions were made 
to incorporate a greater number of quantitative measures around investment performance and market 
fundamentals.  In each of these two areas, general questions were divided into many different granular 
questions to better capture nuanced differences between markets.  14 new markets were introduced to 
bring coverage to 87 countries.



Global Real Estate Transparency Index  2018

2010  GFC stalls progress, but large Asian markets continue their drive forward

There were limited global improvements in transparency, as focus shifted from progression to survival.  
Advances in the Americas and MENA were negligible, as Asian markets – notably China, India, the Philippines 
and Indonesia – drove onwards.  Four new markets were included, while the existing questions regarding debt 
financing were substantially revised to more appropriately reflect the key issues of debt transparency, relating 
to the availability of information on commercial real estate debt and the role of bank regulators in monitoring 
commercial real estate lending.  There were also revisions to questions on the transaction process covering 
pre-sale information and the bidding and negotiating process.

2008  Widening investor interest and transparency progress in lockstep

The greatest advances in transparency were experienced across East Asia, Eastern Europe and the Middle East, 
where rising interest from cross-border investors was running parallel to improvements in these markets.  13 
markets were added and new questions were included to embrace the perspective of corporate occupiers 
relating to occupier service charges and facilities management, together with debt financing and the frequency 
and credibility of property valuations.  New questions were also incorporated to capture the extent of investor 
activity and data on alternative property sectors, resulting in 32 new factors being added.  

2006  Improvements in transparency peak as cross-border flows grow

Significant progress was evident across global regions, with the top improvers concentrated in Southern 
Europe, Eastern Europe and the Middle East, as global advances in transparency exceeded any other time 
period.  The Index was expanded to 56 markets and new questions included on the transaction process, 
professional standards of agents and quality of pre-sale information.

2004   Transparency emerges as key factor in investor decision-making

In 2004 the ranks of ‘Highly Transparent’ and ‘Transparent’ markets were largely the same as today.  However, 
the likes of Russia, China, India, Turkey and the UAE (which are now placed near the edge of the ‘Transparent’ 
tier) were found in the bottom tiers.  The survey methodology was extended to cover land and property rights, 
financial disclosure practices, and zoning and building codes.

2002   Widespread improvement as transparency broadens

Broad-based improvements were registered across all global regions, headed by Europe where Central 
European EU-accession countries, the Nordics and Southern Europe became more open.  The Index was 
expanded to incorporate 51 markets, and the scope of the survey broadened to cover Regulatory and Legal 
factors and Investment Performance measurement.

1998-99   Inaugural Global Real Estate Transparency Index 

Covering 30 markets, the first GRETI analysed transparency across five attributes: Accounting Standards; 
Management Quality; Research on Public Companies; Reporting Standards and Performance Management; 
Market Fundamentals Data; and Corporate Governance.    
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Global Real Estate 
Transparency Index 2018

Source: JLL, LaSalle Investment Management

Transparency 
Tier

Global 
Rank Market Score

High

1 United Kingdom 1.24

2 Australia 1.32

3 United States 1.37

4 France 1.44

5 Canada 1.45

6 Netherlands 1.51

7 New Zealand 1.59

8 Germany 1.88

9 Ireland 1.93

10 Sweden 1.93

11 Finland 1.95

Transparent

12 Singapore 1.97

13 Hong Kong 1.97

14 Japan 1.98

15 Switzerland 2.02

16 Belgium 2.08

17 Denmark 2.11

18 Italy 2.12

19 Spain 2.14

20 Poland 2.15

21 South Africa 2.21

22 Austria 2.23

23 Czech Republic 2.26

24 Norway 2.30

25 Portugal 2.30

26 Taiwan 2.32

27 Slovakia 2.40

28 Hungary 2.44

29 Romania 2.49

30 Malaysia 2.57

31 South Korea 2.60

32 Luxembourg 2.65

Semi

33 China 2.67

34 Thailand 2.69

35 India 2.71

36 Israel 2.72

37 Brazil 2.75

38 Russia 2.78

39 Mexico 2.78

40 UAE - Dubai 2.79

41 Turkey 2.82

42 Indonesia 2.87

43 Greece 2.94

44 Croatia 3.01

45 Botswana 3.06

46 Slovenia 3.06

47 Serbia 3.11

48 Philippines 3.11

49 Bulgaria 3.11

50 Puerto Rico 3.18

Transparency 
Tier

Global 
Rank Market Score

Semi

51 Mauritius 3.23

52 Chile 3.23

53 Kenya 3.29

54 Saudi Arabia 3.32

55 UAE - Abu Dhabi 3.37

56 Zambia 3.41

57 Egypt 3.45

58 Peru 3.47

59 Argentina 3.47

60 Macau 3.49

Low

61 Vietnam 3.52

62 Bahrain 3.55

63 Morocco 3.56

64 Colombia 3.56

65 Costa Rica 3.58

66 Sri Lanka 3.70

67 Nigeria 3.73

68 Jordan 3.74

69 Ukraine 3.82

70 Kuwait 3.84

71 Qatar 3.90

72 Uruguay 3.96

73 Myanmar 3.96

74 Iran 3.97

75 Pakistan 3.99

76 Ghana 3.99

77 Kazakhstan 4.03

78 Rwanda 4.06

79 Ecuador 4.10

80 Panama 4.15

Opaque

81 Lebanon 4.18

82 Oman 4.19

83 Tunisia 4.20

84 Uganda 4.20

85 Angola 4.25

86 Cayman Islands 4.26

87 Algeria 4.27

88 Belarus 4.32

89 Bahamas 4.36

90 Tanzania 4.37

91 Guatemala 4.40

92 Ethiopia 4.47

93 Dominican Republic 4.48

94 Honduras 4.50

95 Iraq 4.51

96 Ivory Coast 4.53

97 Mozambique 4.53

98 Senegal 4.59

99 Libya 4.63

100 Venezuela 4.73
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Key findings from the 2018 survey 

Steady improvement continues, but failing to keep pace with rising expectations
JLL’s 2018 Global Real Estate Transparency Index reveals that transparency is continuing to gradually 
advance, with average transparency scores improving by 2.4%, in line with the previous three indices.  
Progress in transparency has been broad-based, with 85% of countries registering an improvement 
compared with roughly two-thirds in 2016.

However, advances in real estate transparency are failing to keep pace with an environment where investors 
and businesses, as well as society at large, are demanding much higher standards and where an emergent 
proptech industry is fuelling expectations of a significant improvement in transparency.  

Real Estate Transparency Improvements since 2004
Steady progress across the globe

Median change for all markets included in each two-year period
Source: JLL, LaSalle Investment Management

The Path to Greater Real Estate Transparency
Average Transparency Score, 50 Markets

Based on 50 markets with data history extending back to 2004
Source: JLL, LaSalle Investment Management
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Top ranks dominated by Anglophone countries, 
but other tech-savvy economies catching up
The top ranks of GRETI 2018 are once again dominated by Anglophone countries, with the UK, Australia 
and U.S. taking the top three positions.  However, a number of the most tech-savvy Continental European 
markets are catching up, with the Netherlands consolidating its position in the top tier and registering 
among the largest improvements of any market, while Sweden has joined the ‘Highly Transparent’ tier for 
the first time.  Thriving proptech ecosystems and open-data initiatives have contributed to their improved 
standings.

The 11 ‘Highly Transparent’ countries are being pushed to higher levels and, as a group, are second only to 
the lowest ‘Opaque’ countries in terms of the pace of transparency advancements since 2016.  Transparency 
has been boosted by a combination of proptech, open-data initiatives, the rise of alternatives sectors and 
strong investor demand.  Combined, these 11 countries account for 75% of global direct investment into 
commercial real estate. 

World’s Most Transparent Countries, 2018

Category Global Rank Market Score

Highly Transparent

1 United Kingdom 1.24

2 Australia 1.32

3 United States 1.37

4 France 1.44

5 Canada 1.45

6 Netherlands 1.51

7 New Zealand 1.59

8 Germany 1.88

9 Ireland 1.93

10 Sweden 1.93

11 Finland 1.95

Transparent

12 Singapore 1.97

13 Hong Kong 1.97

14 Japan 1.98

Source: JLL, LaSalle Investment Management

Singapore, Hong 
Kong and Japan on 
the verge of ‘Highly 
Transparent’

Netherlands among 
global top improvers

Sweden moves into 
‘Highly Transparent’
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Top Transparency Improvers, 2016-2018
Largest improvers in South and Southeast Asia and Central and Eastern Europe

Source: JLL, LaSalle Investment Management

Asia Pacific markets see strongest transparency improvement
Asia Pacific’s countries as a group have seen the strongest transparency improvements since 2016, with the 
region continuing to break records in commercial real estate investment volumes as investor interest, and 
demand for market data, intensifies across the region.

Asia’s most mature economies - Singapore, Hong Kong and Japan - all sit on the cusp of the ‘Highly 
Transparent’ tier, having failed to make the top group and belying their positions as top investment 
destinations. 

Other Asian markets have seen solid gains, with government-led initiatives such as greater data availability, 
higher standards for agents and standardised lease contracts sustaining progress in Taiwan, for example.  
Significantly, South Korea has nudged into the ‘Transparent’ tier for the first time, with heightened investor 
activity pushing information providers to improve data coverage.

South and Southeast Asian markets see largest gains 
South Asia and Southeast Asia have led advances in the Asia Pacific region.  Myanmar has registered 
the biggest improvement globally, benefitting from the government’s push to open up its economy as 
increased investor demand translates into greater market intelligence.  

India’s reform-driven government is moving forward with its agenda to improve transparency and reduce 
corruption. The Real Estate Regulation Act, which was passed in 2016 but began to be implemented in 
2017, is a notable highlight as India takes steps to promote transparency and accountability through wide-
reaching regulations, from requiring real estate brokers to be registered to putting in place a mechanism 
to resolve disputes with developers.  These positive strides, in tandem with the country’s bright economic 
prospects, have helped lift foreign interest in the real estate sector to new heights, and the anticipated 
growth in the REIT industry bodes well for further gains in transparency. 
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In Southeast Asia, Thailand and Vietnam are both moving to the edge of the next transparency tier.  
Thailand’s improvement is underpinned by greater regulatory enforcement, planned introduction of a new 
property taxation system and steps to digitise its land registry.  Macau has also made progress, with a focus 
on anti-money laundering resulting in increased monitoring by financial regulators.

CEE leads in Europe
Within Europe, countries in the CEE region have shown the strongest advancements as they gradually catch 
up with their Western peers.  Serbia and Slovakia are among the Top 10 global improvers, with Slovenia, the 
Czech Republic and Romania also progressing.  Market data has increased on the back of elevated levels 
of cross-border investor activity, while the regulatory environment is improving as financial regulators take 
on a greater role.  By contrast, Poland and Hungary, which have previously led transparency improvements, 
have been treading water since 2016 and their global rankings have slipped.

Large developing economies moving to ‘Transparency’ – the next big opportunity?
Further down the global ranking, many of the world’s most populous developing economies, including 
China, India, Indonesia, Brazil, Russia, Mexico, Turkey and Thailand (accounting for half of the world’s 
population), are clustered on the edge of the ‘Transparent’ tier.  These eight countries (the ‘Big 8’) have 
made advancements in recent surveys, although progress has been patchy (and not always in the right 
direction).  Further regulatory reforms, and crucially enforcement, will be essential for these markets to 
move into the ‘Transparent’ tier.  A vibrant proptech industry (notably in China) will prove critical in these 
markets where traditional data sources are lacking. 

The ‘Big 8’ are still not well-represented as real estate investment destinations despite being home to 
some of the world’s largest and most dynamic megacities and real estate markets.  This highlights the huge 
potential that might be released from a further boost of transparency levels.

The ‘Big 8’ – Share of GDP
Accounting for nearly 50% of global growth over the next two years

Source: JLL, LaSalle Investment Management, Oxford Economics

2017

Share of 
Growth

(2018-20)

1998

Driving half of economic 
growth in 100 GRETI 
countries

15%
27%
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Sub-Saharan Africa – limited progress led by regional hubs
Following solid gains in previous surveys (from a low base), the Sub-Saharan Africa region has seen limited 
progress, with improvements led by the regional hubs – Nigeria and Kenya.  Market data availability 
continues to be pushed forward, valuation standards are now more in line with international practices, and 
transaction processes are getting better.  Government data initiatives have also been important in raising 
transparency levels, with Kenya and Rwanda making headway in the digitisation of their land registries, 
while Nigeria and Ghana have begun publishing more information online. 

MENA – Dubai sets the pace in the Middle East
Dubai is among the global top improvers, with its score boosted by government initiatives including a 
building classification project covering all buildings in the Emirate, improved regulatory procedures, new 
and enhanced online apps for managing contracts and broker information, and unified lease forms.  It is 
also benefitting from additional market data as REIT structures become more embedded and third-party 
data providers expand their output (e.g., REIDIN, Property Monitor).  

Most other markets in the region have recorded modest improvements, although Iran and Lebanon have 
been affected by regional instability and have regressed, with the latter sitting among the world’s least 
transparent markets.  

Americas – gradual improvement as transparency continues to deepen
Colombia and Costa Rica are among the top global improvers, while Chile and Peru have also shown steady 
gains.  Regulatory and legal improvements and enhanced market data collection are driving progress, 
with the increasing number of Latin American countries implementing REIT structures a positive sign 
for transparency going forward.  Smaller advances have been seen in both Brazil and Mexico, as Latin 
America’s two largest markets remain within striking distance of becoming the region’s first entrants into the 
‘Transparent’ tier.

Latin America and the Caribbean are also home to select countries which have seen a deterioration in 
transparency, most notably Venezuela, the least transparent market globally and one that has been 
impacted by widespread political and economic instability.
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Transparency by topic area

Transparency Sub-Index Change, 2016-2018
Increase in market fundamentals data drives transparency improvements

Source: JLL, LaSalle Investment Management

Improving accessibility and quality of real estate data 
The most significant progress has, once again, been made in ‘Market Fundamentals’ – the availability, 
quality and depth of real estate market data – as investor and corporate occupier demand widens to new 
geographies and sectors, government initiatives push through increased accessibility, and the adoption of 
new technology platforms generates new and more easily accessible market data.  

Advances have been made in several areas, including:
• More city and sub-market level data: Investors and corporate occupiers are increasingly looking 

beyond primary gateway markets, while also seeking to understand submarket differences within cities 
in greater depth.  This is driving increased levels of data availability in secondary and tertiary cities, as 
well as greater coverage beyond ‘core’ sub-markets (see ‘Real estate transparency - a key ingredient of 
city competitiveness, page 58).  

• New data series: Heightened institutional and cross-border investor activity is contributing to the 
depth of data coverage across markets; for example, the growing institutional investment market for 
logistics properties in Japan has resulted in improved coverage of the industrial sector. 

• Greater tracking of alternatives sectors: Increasing capital allocations to real estate and growing 
investor activity in alternatives sectors are leading to an expansion of the real estate universe and 
demands for enhanced market transparency across a much broader range of property types.  With 
institutional investors active in alternatives sectors in about one-third of markets tracked, data 
availability is strengthening rapidly to meet this demand.  Transparency in these formerly niche sectors 
has ample room for improvement though, and we expect alternatives to be among the most dynamic 
drivers of change in the Transparency Index over the next two years (see ‘An expanding real estate 
universe - alternatives property transparency’, page 56).
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• Government open data and technology initiatives: Government and NGO commitments to open-
data policies and digitisation are making data discovery easier and more efficient.  In the Netherlands, 
the government is continuing to increase the amount of open data it publishes, contributing to 
the robust growth in market data over the last two years.  In Dubai, several initiatives are currently 
underway, including a building classification survey covering all buildings in the Emirate and new 
government-published rental indices for all commercial sectors.  Moves to increase digitisation and set 
up ‘one-stop shops’ have the potential to significantly boost transparency in less developed markets, 
with Nigeria and Ghana, for instance, beginning to publish more data online.

• Technology and proptech: The increasing prevalence of proptech platforms and ‘big data’ techniques 
to gather and disseminate information is generating significant volumes of new data and making this 
information easier to access than ever before.  Adoption of these new technologies is growing quickly 
in several ‘Semi-Transparent’ markets such as Brazil, Mexico and the UAE where traditional data sources 
may be lacking (see ‘Transparency through technology’, page 51), while tech-enabled increases in 
data availability have also contributed to the score improvements in already data-rich markets like the 
Netherlands and Sweden. 

• While tech-enabled platforms are undoubtedly contributing to greater data availability in many 
markets, use of these tools also presents unique challenges for market fundamentals transparency 
relating to the access, quality and consistency of data. 

Signs of improvement in corporate governance
The continuing spread of REIT structures to new markets is necessitating greater professional management 
and data disclosure practices.  New legislation and regulations to support the development of REIT markets 
has been introduced in countries including India, Colombia and Peru since 2016, while the total number of 
listed commercial real estate companies across the 100 countries tracked by GRETI has increased by 16% 
since 2016 to now exceed 900.  

The growing size of the public real estate sector is resulting in financial reporting standards improving 
across several markets, with a greater use of internationally accepted accounting standards and increased 
frequency of publicly-available statements evident in several CEE markets such as Serbia and Slovakia.  
However, there is considerable scope for improvement, with public companies only providing detailed 
performance or operating metrics above standard accounting requirements in 14 countries.   

Regulatory environments continue to improve, but further progress 
on enforcement required
Regulatory reforms are key to improving transparency and there has continued to be progress in regulatory 
environments globally over the last two years, with new legislation introduced in a number of countries 
including Peru, Colombia, India, Canada, Rwanda and South Korea.  Nevertheless, a significant divergence 
between regulation and enforcement capabilities continues to be manifest in ‘Semi-Transparent’ and ‘Low 
Transparency’ markets, where further advancements in the ability to put new and existing regulations into 
practice – particularly in eminent domain, financial regulations and land use planning – will be required in 
order for many of these markets to meaningfully raise their transparency levels.
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Regulatory Reforms and Enforcement

Includes regulatory and enforcement scores for: taxation, land use planning, building codes, enforceability of contracts, land 
registry, eminent domain, financial regulation, beneficial ownership disclosure and anti-money laundering regulations
Source: JLL, LaSalle Investment Management
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“With the advent of machine learning, AI and 
blockchain, the industry is embarking on a radical 
transformation of skills, structures and systems.”

Alex Edds 
Director of Innovation, JLL
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Global Real Estate Transparency Index: 
the industry benchmark

“The Global Real Estate Transparency 
Index has long been the gold standard 
by which many in the international real 

estate investment community have 
attempted to assess and price risk.”

Joseph L. Pagliari 
(Clinical Professor of Real Estate, 

Booth School of Business, 
University of Chicago)

“GRETI is a useful tool 
for investment managers… 

it helps put numbers on intangibles
which are absolutely key to
 investment performance.”

Charles Conrath 
(European Real Estate Group, 

JP Morgan Asset Management)

“The power of transparency 
can never be understated: it increases 

accountability and quality of governance, 
and improving it is an important step for 

countries and cities that want to cultivate a 
productive business environment.”

Fernando Ferreira 
(Associate Professor of Real Estate and 

Business Economics & Public Policy, 
Wharton School, University 

of Pennsylvania)

“The Global Real Estate 
Transparency Index is critical for

 today’s global-minded real 
estate investor.”

Maisy Wong 
(Associate Professor of Real Estate, 

Wharton School, University of 
Pennsylvania)

“The Index goes well beyond
just being a ranking of real estate 

markets; it provides the important insights 
and drivers behind the rankings and the 

critical changes in recent years.”

Graeme Newell 
(Professor of Real Estate, 

Western Sydney University)
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“At Hermes Real Estate Investment we 
find the JLL Transparency Index to be an important 

and highly valued part of our investment process. We use 
the index to help us define our investment universe and 
to help us understand real estate and country risk issues 

in a meaningful, consistent and independent way. We 
especially like the longevity of the index which allows us 
to track and understand how markets have evolved over 

time with respect to transparency and “investability”. 
It is a significant contribution to the tools needed by 

international investors and helps us manage our 
clients’ interests more effectively.”

Ben Sanderson 
(Director of Fund Management, 
Hermes Real Estate Investment)

“We are often advising institutions 
on their first allocations to foreign real estate, 
especially in our multi-manager business. As 

such, the Transparency Index is an invaluable tool 
for investor education – to help explain the key 

differences across markets and how this influences 
risk, return, and ultimately the strategies we are 

taking on their behalf.”

Paul Guest 
(Lead Real Estate Strategist, UBS Asset 

Management, Real Estate 
& Private Markets)

“We value the JLL Transparency Index 
highly and use it extensively in our strategic 

decisions and modelling in which transparency plays 
a large part. Over time the index has become more 

Global and has facilitated us to understand more less 
developed markets.  It is a valuable tool particularly 

when making decisions about emerging markets 
that are on the cusp of transparency.”

Stefan Wundrak 
(Head of European Research, 

TH Real Estate)

“Transparency is a key factor 
when determining our target markets in the 

context of portfolio construction. The JLL 
Transparency Index is one of the tools that helps 

us to assess and compare markets across the 
Globe and give us an idea of how investable the 
market is based on its transparency, it is a tool 

that we value highly when screening markets to 
determine our investment targets.”

Justin Curlow 
(Global Head of Research & Strategy,

AXA IM - Real Assets)
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Source: JLL, LaSalle Investment Management

Source: JLL, LaSalle Investment Management

Transparency Index – by Sub-Region, 2018

Regional Trends
Transparency Index – by Region, 2018
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Real estate transparency has continued to deepen across the Americas region, although at a gradual pace:  

• The region’s two ‘Highly Transparent’ countries – the U.S. and Canada – have each registered very slight 
further improvement in transparency over the last two years and maintained their respective 3rd and 
5th-ranked spots globally.  

• Brazil and Mexico are both positioned firmly in the upper reaches of the ‘Semi-Transparent’ group of 
countries, and with continued improvement are within striking distance of the ‘Transparent’ tier.

• Several Latin American countries within the ‘Semi-Transparent’ and ‘Low Transparency’ tranches have 
seen outsized progress towards greater transparency since 2016, among them Colombia - one of the 
world’s top improvers over this span - as well as Costa Rica, Chile and Peru.  

• At the far end of the real estate transparency spectrum, some of the world’s most opaque markets 
are located within the Americas.  Venezuela has deteriorated further and is now the least transparent 
country, not only in the region, but globally.  

• Several smaller Central American and Caribbean markets including Honduras, the Dominican Republic 
and Guatemala have also struggled with issues of data availability, regulatory and legal regimes, and 
corporate governance standards, among others.  

Real Estate Transparency in the Americas, 2018

Transparency Tier Global Rank Market Score

High
3 United States 1.37
5 Canada 1.45

Semi

37 Brazil 2.75
39 Mexico 2.78
50 Puerto Rico 3.18
52 Chile 3.23
58 Peru 3.47
59 Argentina 3.47

Low

64 Colombia 3.56
65 Costa Rica 3.58
72 Uruguay 3.96
79 Ecuador 4.10
80 Panama 4.15

Opaque

86 Cayman Islands 4.26
89 Bahamas 4.36
91 Guatemala 4.40
93 Dominican Republic 4.48
94 Honduras 4.50

100 Venezuela 4.73

Americas 
Transparency broadens across Latin America

Source: JLL, LaSalle Investment Management

Political and economic challenges 
push Venezuela into last position

Regulatory progress and increased 
government data provision 
contribute to Colombia being 
among the top global improvers

Chile continues to advance driven by 
government digitisation initiatives and 
enhanced fund-level data
Regulatory improvements boost 
transparency in Peru

Brazil and Mexico on the cusp of 
‘Transparent’
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Range of Real Estate Transparency in the Americas, 2018 

Source: JLL, LaSalle Investment Management
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The Asia Pacific region has continued to record solid gains in transparency and has witnessed the largest 
improvement of any region, with advances being headed by South Asia and Southeast Asia markets. 

• Myanmar has witnessed the largest improvement globally, benefitting from the government’s push to 
open up its economy and the resultant increase in foreign investor demand.  

• Macau, Thailand and India have joined Myanmar among the global top 10 improvers, while Vietnam has 
also made solid progress.  

• Gains have generally been greatest in emerging markets; however, high-income countries have also 
experienced small but steady advances, with Australia and New Zealand remaining the standard-
bearers for transparency as they stand near the top of the global rankings.  

• Asia’s most mature economies - Singapore, Hong Kong and Japan - all sit on the cusp of the ‘Highly 
Transparent’ category

South Korea has nudged into the ‘Transparent’ tier for the first time, with heightened investor activity 
pushing information providers to improve data coverage.

Real Estate Transparency in Asia Pacific, 2018

Transparency Tier Global Rank Market Score

High
2 Australia 1.32

7 New Zealand 1.59

Transparent

12 Singapore 1.97

13 Hong Kong 1.97

14 Japan 1.98

26 Taiwan 2.32

30 Malaysia 2.57

31 South Korea 2.60

Semi

33 China 2.67

34 Thailand 2.69

35 India 2.71

42 Indonesia 2.87

48 Philippines 3.11

60 Macau 3.49

Low

61 Vietnam 3.52

66 Sri Lanka 3.70

73 Myanmar 3.96

Asia Pacific
Continues to show strongest improvement

Source: JLL, LaSalle Investment Management

Myanmar is the top global improver 
and moves up from ‘Opaque’

South Korea moves into ‘Transparent’ 
tier on the back of improvements in 
market data

China on cusp of ‘Transparent’ tier

Thailand and India among most 
improved markets

Singapore, Hong Kong and Japan 
on the verge of ‘Highly Transparent’
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Range of Real Estate Transparency in Asia Pacific, 2018 

Pakistan included in South Asia for comparative purposes 
Source: JLL, LaSalle Investment Management
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“Reforms and industry-engaging government, 
combined with infrastructure investment and 
rising global investor interest are underpinning 
steady improvements in India’s real estate market.  
Testimony to the increasing confidence of the investor 
community, private equity investment into India’s real 
estate sector has increased three-fold since 2014.”

Ramesh Nair 
Country Head and CEO, JLL India
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Within Europe, the CEE region has shown the strongest advancement as its markets gradually catch up with 
their Western peers.  

• Serbia and Slovakia are among the Top 10 global improvers, with Slovenia, Czech Republic and Romania 
also progressing.  Market data has increased on the back of elevated levels of cross-border investor 
activity, while the regulatory environment is improving as financial regulators take on a greater role.  

• By contrast, Poland and Hungary, which have previously led transparency improvements, have been 
treading water since 2016, and their global rankings have slipped.

• Among Western European markets, the Netherlands registers among the top global improvers, while 
Sweden joins the ‘Highly Transparent’ category for the first time, with robust proptech sectors and 
government open-data initiatives contributing to their improved standings. 

Real Estate Transparency in Europe, 2018

Transparency Tier Global Rank Market Score

High

1 United Kingdom 1.24
4 France 1.44
6 Netherlands 1.51
8 Germany 1.88
9 Ireland 1.93

10 Sweden 1.93
11 Finland 1.95

Transparent

15 Switzerland 2.02
16 Belgium 2.08
17 Denmark 2.11
18 Italy 2.12
19 Spain 2.14
20 Poland 2.15
22 Austria 2.23
23 Czech Republic 2.26
24 Norway 2.30
25 Portugal 2.30
27 Slovakia 2.40
28 Hungary 2.44
29 Romania 2.49
32 Luxembourg 2.65
36 Israel 2.72

Semi

38 Russia 2.78
41 Turkey 2.82
43 Greece 2.94
44 Croatia 3.01
46 Slovenia 3.06
47 Serbia 3.11
49 Bulgaria 3.11

Low 69 Ukraine 3.82
77 Kazakhstan 4.03

Opaque 88 Belarus 4.32

Europe
CEE markets lead advances

Source: JLL, LaSalle Investment Management

Netherlands among top global 
improvers, boosted by proptech 
sector and open data initiatives
Sweden moves into 
‘Highly Transparent’

Slovakia a global top improver 
due to regulatory advances and 
increased market data

Serbia among top improvers, 
while Slovenia also registers 
significant progress
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Range of Real Estate Transparency in Europe, 2018

Source: JLL, LaSalle Investment Management

1

2

3

4

5
British 
Isles

Core Western
Europe

Nordics Southern 
Europe

Central 
Europe

Southeastern 
Europe

Eastern 
Europe

Tr
an

sp
ar

en
cy

 S
co

re
  (

In
ve

rs
e)

United 
Kingdom

Ireland

France
Netherlands

Luxembourg

Belgium

Germany
Switzerland

Sweden
Finland
Denmark
Norway

Italy
Spain
Portugal

Poland
Austria
Czech Republic
Slovakia
Hungary

Russia

Ukraine
Kazakhstan

Belarus

Romania
Turkey
Greece
Croatia
Slovenia
Serbia
Bulgaria



40

The MENA region has witnessed a continued improvement in transparency levels over the past two years, 
with 9 of its 17 regional markets registering increases in transparency:

• Dubai retains its position as the most transparent market in the region and is among the top global 
improvers, supported by a host of government initiatives, enhanced regulatory procedures, an 
increasingly dynamic proptech sector and the rise of third-party data providers.   

• Saudi Arabia and Pakistan have also seen rising transparency over the past two years, with regulatory 
reforms and increased data collection and publication by government bodies and international market 
participants contributing to their progress. 

Real Estate Transparency in MENA, 2018

Transparency Tier Global Rank Market Score

High

40 UAE - Dubai 2.79

54 Saudi Arabia 3.32

55 UAE - Abu Dhabi 3.37

57 Egypt 3.45

Low

62 Bahrain 3.55

63 Morocco 3.56

68 Jordan 3.74

70 Kuwait 3.84

71 Qatar 3.90

74 Iran 3.97

75 Pakistan 3.99

Opaque

81 Lebanon 4.18

82 Oman 4.19

83 Tunisia 4.20

87 Algeria 4.27

95 Iraq 4.51

99 Libya 4.63

Middle East & North Africa 
Dubai sets the pace

Source: JLL, LaSalle Investment Management

Dubai sits among top global improvers 
and on the cusp of ‘Transparent’
Saudi Arabia registers regulatory 
improvements amidst push to 
diversify economy

Political challenges hinder 
transparency in Lebanon

Qatar and Iran struggle to 
maintain transparency amid 
regional instability
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Range of Real Estate Transparency in MENA, 2018 

Pakistan included in South Asia for comparative purposes - see Asia Pacific section 
Source: JLL, LaSalle Investment Management
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Attracting more inward investment into the Emirate’s real estate market is one of the key objectives of the 
Dubai Land Department (DLD).    We recognise the vital role that transparency plays in attracting investment 
and acknowledge the value of JLL’s Index as a global benchmark of market transparency. 

The DLD fully supports the government’s ‘open data’ policy under which all departments and agencies in 
Dubai are charged with sharing data with each other and with the public.  

The DLD has also launched a new initiative (Deraya), under which it is working with JLL and other leading 
private sector companies to exchange knowledge and help improve the quality of data available to 
potential investors.

While significant progress has been made in recent years, we recognise that further initiatives are required 
to enhance the level of market transparency.  These measures form an important component of Dubai’s 
goal of attracting higher levels of foreign investment into the commercial real estate market in line with the 
high levels currently being recorded in the residential sector.

H.E. Sultan Butti bin Mejren
Director General, Dubai Land Department

Dubai Government recognises the importance 
of improving transparency
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The Sub-Saharan Africa region has seen limited progress over the last two years, with improvements 
led by the regional hubs – Nigeria and Kenya.  Market data availability continues to be pushed forward, 
while both valuation standards and transaction processes are advancing, with more international service 
providers entering markets across the region.  Government data initiatives have been important in raising 
transparency levels, with Kenya and Rwanda digitising their land registries, while Nigeria and Ghana have 
started to publish more information on regulatory requirements online.

Real Estate Transparency in Sub-Saharan Africa, 2018

Transparency Tier Global Rank Market Score

Transparent 21 South Africa 2.21

Semi

45 Botswana 3.06

51 Mauritius 3.23

53 Kenya 3.29

56 Zambia 3.41

Low

67 Nigeria 3.73

76 Ghana 3.99

78 Rwanda 4.06

Opaque

84 Uganda 4.20

85 Angola 4.25

90 Tanzania 4.37

92 Ethiopia 4.47

96 Ivory Coast 4.53

97 Mozambique 4.53

98 Senegal 4.59

Sub-Saharan Africa  
Limited progress led by regional hubs

Source: JLL, LaSalle Investment Management

Kenya sees continued progress due 
to improved transaction process 
and greater data availability

Nigeria top regional improver as 
3rd party providers enhance market 
coverage and valuation quality 
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Range of Real Estate Transparency – Sub-Saharan Africa, 2018

Source: JLL, LaSalle Investment Management
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New Perspectives 
on Transparency
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Slow progress on environmental sustainability 
transparency at a national level

by Franz Jenowein

In its 4th edition, the Real Estate Environmental Sustainability Transparency Index has been expanded to 
cover all markets included in the main Index, nearly tripling the market universe from 37 in 2016 to now 
100 countries.  In addition, the Sustainability Transparency sub-index has now been integrated into the 
composite Index for the first time.

On a like-for-like basis, the sub-index has progressed modestly since 2016.  Only 14 of the 37 original 
countries assessed in 2016 have improved their scores; however, notable movers include Canada and South 
Korea, which have each jumped up one tier.  Canada has joined France, Australia, Japan and the UK in the 
‘Highly Transparent’ group, while South Korea has helped to enlarge the ‘Transparent’ tier.  Two markets from 
that ‘Transparent’ group - Finland and New Zealand – have had their scores reduced.

Sustainability Transparency by Tier, 2018

Tier thresholds for the Sustainability Transparency sub-index differ from the overall Index
Source: JLL, LaSalle Investment Management

Opaque
Nigeria, Tunisia, Algeria, Bahamas, Chile, Rwanda, Mauritius, 
Costa Rica, Puerto Rico, Philippines, Botswana, Kenya, Morocco, 
Indonesia, Jordan, Peru, Argentina, Colombia, Oman, Qatar, 
Ecuador, Uganda, Kazakhstan, Uruguay, Kuwait, Panama, Ukraine, 
Belarus, Cayman Islands, Honduras, Tanzania, Dominican Republic, 
Pakistan, Guatemala, Ivory Coast, Zambia, Ghana, Myanmar, Angola, 
Mozambique, Senegal, Ethiopia, Venezuela, Libya, Iraq 

Low Transparency
Slovenia, Turkey, Bulgaria, Serbia, Taiwan, Mexico, Vietnam,  
Hungary, Saudi Arabia, Macau, Malaysia, Bahrain, Israel, 
Sri Lanka, Egypt, Iran, Lebanon 
 

Semi-Transparent
Slovakia, Croatia, South Africa, Luxembourg, Norway, India, 
UAE – Dubai, China, Ireland, Romania, Poland, Greece, Brazil, 
Thailand, Russia, UAE-Abu Dhabi

Transparent 
Czech Republic, Denmark, Netherlands, Italy, Belgium, Portugal, 
Germany, US, Sweden, Austria, Hong Kong, Finland, New Zealand, 
Switzerland, Singapore, Spain, South Korea

Highly Transparent 
France, Australia, Canada, Japan, UK 

Global Real Estate Transparency Index  2018
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Due to the inclusion of many newly-covered markets where sustainable real estate is still in its infancy, this 
edition’s Sustainability Transparency survey has seen the addition of an entirely new ‘Opaque’ tier; these 
markets are mostly located in Africa, Asia and Latin America.

Despite the generally modest advances made across the sub-index, four countries are worth highlighting as 
they move up the Sustainability Transparency spectrum:

• Canada’s Ontario province has introduced mandatory regulations that require building owners to 
report energy and water consumption on an annual basis, effective from July 2018.  This will enable 
organisations to benchmark and improve on building energy consumption through the publication of 
building-specific data.

• South Korea’s initiation of a carbon emissions trading scheme (K-ETS) in 2015 has been a key factor 
in its elevation from the ‘Semi-Transparent’ to the ‘Transparent’ tier.  The K-ETS, primarily designed to 
cover industrial facilities, encourages organisations whose facility emissions are below the mandatory 
threshold to report their carbon emissions on a voluntary basis.

• Vietnam, one of the new joiners in the 2018 survey, has made a bold move by establishing its own 
market-specific green building certification system called LOTUS, while also implementing mandatory 
minimum energy efficiency standards for all new buildings and major retrofits.  These initiatives have 
earned Vietnam an entry into the ‘Low Transparency’ tier.

• Rwanda, part of the same cohort of newly-assessed markets in this year’s Sustainability Transparency 
survey, has been prominent in advances made within the African green building universe through its 
introduction of the Green Star South Africa green building certification system.  Based on the original 
and well-established Australian Green Star scheme, the certification system is making its way into 
various African markets from its base in South Africa.

As highlighted earlier, notable decliners in the survey are New Zealand and Finland.  New Zealand’s 2018 
score is lower because IPD/MSCI has discontinued its country-specific financial performance index for green 
buildings due to a too small sample size.  Finland’s 2018 score is reduced as a result of the demise of its 
national green building certification system PromisE, which had been in use for over a decade.  The Finnish 
market now seems to favour international green building certification systems such as the UK’s BREEAM or 
the U.S.’s LEED rating schemes.
 

Voluntary sustainability measures progressing most

We cover seven transparency elements to assess the environmental sustainability of real estate: 

• Financial performance of green buildings; building energy benchmarking; carbon reporting; green 
building certifications; minimum energy efficiency for new construction and refurbishments; minimum 
energy standards for existing buildings; and green leases.

While overall progress on a like-for-like basis is still very slow, it is encouraging to see that voluntary 
measures have shown the most improvement among the seven transparency tools.  Positive advances in 
transparency, in comparison to the 2016 survey, have been made in building energy benchmarking and 
green building certifications, which are only surpassed by mandatory building energy efficiency regulations 
for new builds.  However, although the latter remains the most transparent element, it has stagnated on 
2016 levels along with the remaining four elements.
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Sustainability Transparency, Original Markets

Based on 37 markets included in both 2016 and 2018 
Source: JLL, LaSalle Investment Management
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Although building energy benchmarking and green building certifications remain the favourite voluntary 
tools globally, our 2018 analysis reveals the fundamental push that building regulations are providing 
towards energy efficiency and conservation standards, be they on a voluntary or mandatory basis. 

While there are 44 countries where energy benchmarking systems are available, currently only about half of 
them make these mandatory for building energy reporting or for sales or lettings transactions.  If it was more 
widely mandatory, energy benchmarking is the tool that could most easily provide energy performance 
comparisons between buildings. 

One of the most relevant, although relatively rare, green building transparency instruments for investors are 
financial performance indicators such as those provided by MSCI.  According to our survey, investors are 
using these indicators in only four countries – most commonly in France and Australia, and to a lesser extent 
in Canada and South Africa.

Meanwhile, the wider use of investment ESG (Environmental, Social and Governance) ratings is applying soft 
pressure on building owners and investors to provide greater insight into the environmental sustainability 
credentials of their building portfolios.  

Based on the 100 markets assessed in 2018 
Source: JLL, LaSalle Investment Management

Energy benchmarking systems and green building certification 
are most prevalent voluntary tools

Sustainability Transparency, All Markets
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Sustainability transparency low in high-growth real estate markets
Comparing planned office completions with levels of sustainability transparency provides a picture of trends 
for green real estate markets in major cities across the globe, and in this case we have observed a negative 
correlation between levels of new completions and environmental transparency levels across our surveyed 
markets.

Planned Office Completions vs Sustainability Transparency

Size of circles corresponds to average annual completion volumes over 2017-20 as a percentage of 2018 stock
Source: JLL, LaSalle Investment Management
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Notably, sustainability transparency has shown itself to be relatively low in markets with high levels 
of planned new completions.  More than two-thirds of planned completions are in markets with low 
transparency, highlighting a potential missed opportunity to embed a green-building culture within these 
dynamic real estate markets.  

This trend also suggests that in many development-heavy markets, voluntary sustainability transparency 
tools or, indeed, regulations, are at levels that may only result in low levels of sustainable new-build.  
Nevertheless, continued investor and corporate occupier pressure, as well as increased awareness by 
governments, should help to improve the future adoption of sustainability transparency measures.
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by Eric Duchon and 
Franz Jenowein

At a national level, the 2018 GRETI survey highlights slow progress for environment sustainability 
transparency.  However, for real estate owners and managers, sustainability transparency is borderless 
and the universe of global environmental disclosure frameworks applicable to them has grown at a much 
faster pace. 

For instance, publicly-listed REITs are now subject to a multitude of environmental disclosure reporting 
requirements on an annual basis such as Dow Jones Sustainability Index (DJSI, launched 1999); FTSE4Good 
(2001); CDP (2002); Global Real Estate Sustainability Benchmark (GRESB) Public Disclosure (2017); and 
Assessment and Institutional Shareholder Services’ Environmental & Social Quality Score (2018).  If a REIT 
chooses not to respond to any of these schemes, they receive poor marks (i.e., a CDP score of ‘F’ for no 
response) and the results are publicly available.

On top of these quasi-mandatory assessment frameworks there are investment vehicle-focused reporting 
initiatives driven by investor demand that may come into play.  These include the Principles for Responsible 
Investment (PRI); GRESB Real Estate Assessment; Sustainable Accounting StandardsBoard (ASAB) reporting; 
Global Reporting Initiative (GRI) aligned sustainability reports; local reporting systems such as the INREV/
ANREV sustainability reporting guidelines; and, most recently, the recommendations by the Taskforce on 
Climate-related Financial Disclosures (TCFD).  Likewise, private equity investment managers and non-listed 
vehicles, while not required to make disclosures for transparency purposes like their publicly-listed REIT 
counterparts, are subject to these voluntary reporting requirements. 

It is clear to see why transparency at the market/country level is only one factor in evaluating environment 
sustainability transparency.  While real estate owners and, more specifically, assets are required to comply 
with the regulations and requirements that the seven environmental sustainability transparency factors in 
GRETI assess, we would be remiss in not acknowledging that real estate environmental transparency is not 
tied only to a metro area or country, but to an investment vehicle or listed company.

From an investor perspective, the most widely-utilised reporting system is the GRESB Assessment, which 
grew fourfold between 2010 and 2017, from 198 to 850 reporting entities, globally.  Scored on both a 1 to 
100 basis and a 1 to 5-star rating, the GRESB score and rating are understandable ESG transparency metrics.  
Most of the GRETI sustainability transparency questions can be found in the GRESB Assessment framework, 
except the green building financial performance indicator and energy efficiency requirements for existing 
buildings.  

Perhaps the most important characteristic of the GRESB Assessment is its multinational applicability.  The 
assessment remains the same regardless of whether a real estate portfolio is in a ‘Highly Transparent’ or an 
‘Opaque’ country.  The relativity of the GRESB score does factor in geographical location, determined by 
a formula that defines a submission’s competitive peer set, which then influences the score for a handful 
of indicators.  However, the GRESB rating is global; all assessment scores land on a scatter plot that 
determines its quintile placement into the 1 to 5-star rating.  As such, it should come as no surprise that, 
based on the GRETI country sustainability transparency ranking, the GRESB Oceania region (Australia and 
New Zealand) average consistently ranks above the rest of the GRESB geographical regions.

Investors demand borderless 
sustainability transparency 
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Legal and regulatory transparency accelerates 

by Jacques Gordon

The real estate industry has undergone massive legal and regulatory changes in the last decade, with the 
implementation of many new disclosure rules designed to increase the financial transparency of real estate 
debt and equity holdings following the Global Financial Crisis.  More recently, stepped-up enforcement 
of these regulations has taken place in response to high-profile criminal activity reported in the media.
Supranational organisations like the Financial Action Task Force (FATF ), Interpol and OECD, as well as 
national financial crime-fighting organisations (including China’s CAMLMAC , the UK’s FCA , FinCen in the 
U.S.  and the Monetary Authority of Singapore) have all come to realise that property investments are often 
a preferred destination for illegal money laundering operations.  While most criminal enforcement activity is 
focused on residential real estate, commercial transactions have also come under increased scrutiny.

On 3 April 2016 (just as GRETI 2016 was going to press) a German journalist was given access to the files of 
a Panamanian-based law firm, Mossack Fonseca, in which the details of over 200,000 shell corporations 
set up across 80 countries were exposed.  The so-called ‘Panama Papers’ uncovered extensive patterns of 
illegal financing and tax avoidance often involving real estate.  The International Consortium of Investigative 
Journalists (ICIJ) combed through these records to identify the most egregious examples of illegal or quasi-
legal tax avoidance.  As a result, the pace of enforcement and new regulations for real estate transactions has 
accelerated since the 2016 edition of GRETI and effected changes most notably in: 

• Enforcement of anti-money laundering laws (AML)
• Undertaking ‘know your client’ (KYC) checks for transactions 
• Disclosures to forestall insider trading and illegal tax avoidance   
• Tightening of beneficial ownership rules to register and track the ultimate owners of real estate assets

In surveying senior legal staff at JLL and LaSalle Investment Management, the following topics have also risen 
in importance over the last two years: 

• Guidelines for disclosure of conflicts of interest by investment managers
• New data privacy protection regulations
• Rising cyber security threats and tighter procedures to protect client data
• Scrutiny of potential human rights issues by firms doing business with JLL or LaSalle  

The implementation of tighter procedures for dealing effectively with these issues has evolved rapidly.  Over 
the last 15 years or so, enforcement efforts were initially and primarily focused on fund managers.  However, 
more recently, KYC checks and AML procedures are now being put in place more broadly for real estate 
advisory, agency/brokerage and property management services.  As the intensity of these efforts varies by 
country, especially for local owners and service providers, it is the international real estate service providers 
or fund managers who have tended to set the pace for the whole industry.  This is because international firms 
cannot maintain a less vigilant attitude in some countries versus others; they must adopt a single code of 
conduct for professionals in all offices, especially for cross-border transactions.  

  Also known as GAFI (Groupe d’Action Financiere) 
  China Anti-Money Laundering Monitoring and Analysis Center
  UK-Financial Conduct Authority
  Financial Crimes Enforcement Network, a bureau of the US Department of Treasury
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In the course of time, an increasing challenge will be the growing sophistication of organised crime.  These 
criminal organisations have become adept at covering their tracks, evading regulations and taxes, and 
penetrating private databases, and no country is immune.  The world’s largest and wealthiest real estate 
markets (such as London, Hong Kong, Miami and New York) are often targeted by organisations eager 
to transfer profits from illegal operations into what appear to be legitimate real estate assets in highly 
transparent markets.  Although scrutiny and enforcement may be higher in these countries, it is also a safer 
place for criminals to park ill-gotten gains if they can avoid detection.  The most effective way to protect 
clients and stakeholders from sources of ‘black money’ is to move from a system where real estate agents 
rely solely on trust, relationships and reputations to one that relies on verification and documentation.  
When first asked to verify their credentials several years ago, market participants were often displeased and 
uncooperative.  But, after a series of negative headlines in the press in 2016 and 2017, nearly all clients and, 
increasingly, many other counterparties now see the value in participating in the same kinds of AML and KYC 
checks undertaken by banks and other financial institutions.

Country scoring of beneficial ownership and AML transparency 
Two new categories of questions have been added to the Legal and Regulatory transparency scores for the 
2018 edition of GRETI.  The first asked about both regulations and enforcement of ‘beneficial ownership’ (BO) 
rules.  The second focused on the regulatory and enforcement environment for anti-money laundering (AML) 
efforts.  Here are some of the highlights of the results: 

• AML regulation and enforcement is much further advanced than improvement in beneficial ownership 
record-keeping in the real estate industry.  The UK currently has the most developed jurisdiction in terms 
of beneficial ownership, with national legislation for its planned register of overseas owners due to be 
introduced in 2019 and come into effect in 2021. 

• Beneficial ownership records are often maintained by state, provincial or local authorities in countries 
with a federated system.  The result is a high level of variation in the use of technology and in achieving 
national standards for accuracy across Australia, Canada, Mexico and the U.S. 

• Some European markets have developed ‘workarounds’ for this issue; for example, by tying property 
owners listed in the national land registry to separate company beneficial ownership records maintained 
by the government (e.g., Denmark).  This route may become more available in coming years, as the EU’s 
Fifth Anti-Money Laundering Directive will allow for public access to company beneficial ownership 
registries and expand the scope of these registries to cover trusts and other entities. 

• Belarus, Slovakia, Ukraine and other Eastern European countries score highly in the beneficial ownership 
rankings; many have introduced public real estate registries in the last five years.  And a few (such as 
Estonia) are expected to use blockchain technology for their property registries.

• AML regulations and enforcement achieve relatively strong scores in countries that have experienced 
problems in the past with money laundering.  Notable among these are Latin American countries (such 
as Brazil, Costa Rica and Mexico); Central and Eastern European countries (like Bulgaria, Czech Republic, 
Croatia, Romania and Slovenia); and other countries that have worked hard to reduce or eliminate 
real estate as a targeted investment by drug cartels or organised crime (e.g., Hong Kong, Turkey and 
Tanzania). 

• The combined regulatory and enforcement scores of the BO/AML topics lag well behind the average 
regulatory scores in the Index.  ‘Highly Transparent’ markets like Australia, New Zealand and Sweden 
have reasonably robust enforcement, but sometimes fall short on regulatory requirements.  This is an 
active topic of discussion in these markets and regulation will likely change in future years as the volume 
of foreign investment in these countries heightens concerns about BO/AML issues.  At the other end of 
the spectrum, scores for lower transparency tiers indicate that enforcement falls well short of regulatory 
standards, which are already low.

With thanks to Mark Ohringer, Claire Handley, Gordon Repp, David Doherty, Marnie Prater, Demetri 
Rackos and Richard Mowthorpe for their insights.
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      by Dan Mahoney, Craig Plumb   
      and Matthew McAuley

Property, long viewed as a laggard in embracing new technology, is in the midst of a technological leap.  
Since we last compiled our Transparency Index, private tech start-ups in the real estate industry have raised 
over US$6 billion in funding, more than in the entire prior data history to 2016.  And this does not include 
even more substantial investments by long-standing real estate service providers and data firms in the 
same period.

Global proptech: A Vibrant Landscape Promoting Transparency

Transparency through technology
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Technology now intersects with real estate in myriad ways, from ‘smart’ buildings filled with sensors to 
track tenants’ use of space, to productivity software monitoring leasing activity, to new types of 3D space 
visualisation.  While no two of the 250+ proptech start-ups identified by our survey respondents (a sample 
of which are shown on the previous page) are exactly alike, nearly all do two things: they generate data, 
often at scale and for new types of metrics, and they make that data easier to access.  As a result, they have 
tremendous potential to improve transparency wherever they are adopted.
 
A new element on proptech adoption has been added to this year’s survey to reflect the growing role of 
new technology in real estate.  Significantly, many proptech firms are unconstrained by the national market 
boundaries used in our Index.  While companies might be based in a particular market, their software 
platforms can often be used nearly anywhere. For example:  

• Leverton’s AI lease abstracting software, developed in Berlin, is now in use in the UK and the United States.  
• Software developed by Silicon Valley firms like Corrigo, Comfy and Matterport is being adopted in more 

than half a dozen countries.  
• Cupix’s 3D virtual tour software, created in South Korea, is now utilised in the U.S.  
• Businesses and renters can now find their Walk Score in Australia and Canada in addition to the U.S.  
• The British company Appear Here, an online marketplace for pop-up short-term retail space, has entered 

the U.S. and operates in France.  

This portability is a boon for transparency, enabling the best innovations to jump between regions, with faster 
diffusion for pure software firms (such as those involved in 3D imagery or AI lease abstraction) and slower 
diffusion for companies reliant on analysis of idiosyncratic local data.

Top Markets for Proptech Adoption 

Rank Market           PropTech
 Adoption Score

1 United States 1.50
2 Netherlands 1.63
3 Canada 1.63

4 Australia 1.88

5 Switzerland 2.00
6 Spain 2.13
7 France 2.38
8 Ireland 2.50
9 Portugal 2.50

10 Italy 2.63
11 New Zealand 2.63
12 Sweden 2.75
13 Brazil 2.75
14 Japan 2.88
15 UAE - Dubai 2.88
16 Taiwan 3.00
17 Germany 3.00
18 Mexico 3.00
19 UAE - Abu Dhabi 3.13
20 South Korea 3.13

To account for the cross-border nature of 
proptech, in GRETI 2018, we have collected data 
on the adoption of proptech technologies by 
real estate professionals across markets, rather 
than analysing where companies’ headquarters 
are located. 

We found the highest levels of adoption in the 
most ‘Highly Transparent’ markets, led by the 
United States.  

While China misses our Top 20 on adoption, it 
is nevertheless a vibrant market for proptech 
start-ups, with its own answer to Zillow (Lianjia) 
and WeWork (Ucommune). 

Among smaller and medium-sized markets, 
Switzerland and Spain stand out for particularly 
dynamic proptech scenes, with several firms 
focused on very specific market niches.  For 
example, the Swiss company Roomz sells 
conference room booking touch panels, and 
the Spanish firm CARTO has developed a user-
friendly geographic information system (GIS) 
mapping software.  

Several less transparent markets, including 
Brazil, Mexico and the UAE (Dubai and Abu 
Dhabi) score significantly higher in proptech 



56

adoption than in overall transparency.  Adoption of proptech tools is especially attractive in ‘Semi-
Transparent’ markets where traditional data sources are lacking, whereas adoption has been slower in 
some otherwise transparent markets where traditional data sources are already strong, like the UK.

Data-rich markets like the Netherlands and the U.S. still have considerable room for improvement.  Many 
proptech platforms are just now starting to reach the scale needed where they truly have ‘big’ data.  One of 
the largest changes over the last two years has been the growing ability of proptech firms to make accurate 
forecasts.  One example is the Corrigo facility management platform, which now has sufficient historical 
data to enable it to predict how many cooling systems will need repair in a particular city each summer, and 
to then allocate facilities engineers appropriately to fix them quickly.

Listing websites are the most widely adopted proptech platform
Proptech adoption has been scored for eight categories of tools.  Unsurprisingly, the most widely adopted 
proptech platforms are oriented around listings websites.  These listings sites are often well adopted even 
in relatively low transparency markets.  Aqarmap is a prominent listing website in Egypt, for example; 
and Argenprop is the equivalent site in Argentina.  Productivity tool adoption, such as VTS’ lease tracking 
software, and online transaction sites, like Cadre, are less common.  

One area of online transactions where adoption is in extremely early stages is the use of blockchain 
technology to record property titles, with a few pioneering start-ups like Sweden’s ChromaWay and 
Singapore’s REIDAO.  The Dubai government is also working on proposals for all real estate transactions 
to be recorded on blockchain as part of the wider ‘Dubai Blockchain Strategy’, which aims to record and 
process all documents and transactions in the Emirate on a blockchain by 2020.

Adoption of Global Proptech Tools

Source: JLL, LaSalle Investment Management

While many real estate companies have been eager to use these new technologies and services, their rapid 
expansion has also provoked questions around the quality, consistency and reliability of some of the new 
metrics and datasets powering them – a natural side effect of techniques such as data scraping and ‘big 
data’ collation.  However, succeed or fail, these 250+ global proptech firms have significant potential to 
produce dividends for property investors, tenants and managers in the form of new and easily accessed 
data.  Proptech is taking steps towards being one of the most powerful drivers of improving global 
transparency.  

With thanks to Mike Hart and Kylie Andersen for input.
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by Will McBryde 

Flexible office space providers, including co-working and serviced office providers, have emerged as one 
of the biggest drivers of demand in some of the world’s largest and most transparent office markets, led by 
major operators such as WeWork and IWG; the latter comprising the Regus and Spaces brands.

Flexible Office Space in Major Global Office Markets

Will flex space compromise transparency? 

Total office stock in Hong Kong, Tokyo, Shanghai and Bengaluru refers to total Grade A office stock; London, New York, Paris, San 
Francisco and Los Angeles refer to total office stock.  Asia Pacific cities based on major co-working operators only
Source: JLL, LaSalle Investment Management

Increasingly, the flexible office sector is spreading beyond co-working space used by start-ups and small 
businesses and is being utilised by multinational corporates, who in some cases are taking significant 
volumes.  IBM, for example, occupies all eight floors and 600 seats of the WeWork designed and managed 88 
University Place in New York.
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Source: JLL, LaSalle Investment Management

Questions around transparency emerge
The structural shift towards flexible office space raises questions about potential impacts on real estate 
market transparency, such as growing concerns around the ability of real estate actors to monitor the 
market with accuracy.

Traditional real estate operators can track the spread of flexible space providers but are unable to track 
vacancy and tenants within the buildings themselves.  Flexible office operators may let large volumes of 
space, but this space will subsequently be placed back on the market and compete with other schemes for 
major corporate tenants, skewing the understanding of current market conditions. 

On top of this, information is tightly held by private operators and thus there is limited visibility on pricing, 
terms and size in this increasingly important segment of the market.  Furthermore, usage and access 
may not conform to conventional measurement due to the range of options and memberships available, 
including dynamic pricing structures.  As a result, vacancy in flexible space may change more rapidly than 
traditional space. 

Together, these concerns mean that it may become difficult to track real estate markets with as much 
precision as before.  If flexible office space was to reach a ‘critical mass’, we could see a division between the 
traditional real estate industry and leading flexible space operators, and it is possible that we might also see 
major flexible space operators seeking to disrupt traditional data providers through technological means. 
While flexible office space provision is highest in the largest and most transparent markets (such as 
London), the phenomenon is expanding globally and also into secondary hubs, and will increasingly come 
to the fore in coming years.

Mitigating risk in emerging markets
In emerging markets, co-working is increasingly seen as a method of mitigating risks around low 
transparency for multinational firms.  This has long been the case in the serviced office sector.  However, 
rather than improving the transparency of the wider real estate market, this is a case of neutralising risks by 
paying a premium and sticking with globally recognised brands. 

London 
Structural Shifts in the World’s Most Transparent Market

825 
thousands, 

sqm

3.5% 20%

Flexible 
Office Space

% of Total
Office Stock

% of Take-Up
(2017)

Hidden vacancy in flexible office space 
means overall vacancy rates could 
be under-reported by 70-90 bps in 
London’s leading office submarkets.

The Impact of ‘Hidden Vacancy’?

Submarket
Reported 
Vacancy Rate

Flexible Office 
Adjusted 
Vacancy Rate* 

Difference in 
Vacancy

City 4.7% 5.6% 90 bps

West End 4.0% 4.7% 70 bps

* Assuming 20% vacancy in flexible office space
Correct as of Q4 2017

Key Facts

The State of the Market

• The world’s largest flexible office market
• WeWork is London’s largest corporate occupier
• Major landlords entering the sector with their 

own brands
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by Dan Mahoney

Alternative – or niche – property types, a catch-all for a diverse set of properties including self-storage, seniors 
housing, parking, medical office, hospitals, data centres and student housing, sit on one of the last frontiers 
of real estate transparency.  Even in ‘Highly Transparent’ markets, data on market rents, inventory and pricing 
for alternatives can sometimes be scarce.  Within the same country, some alternatives can have excellent 
market data while others have very little transparency. 

An expanding real estate universe – alternatives 
property transparency  

In the United States, for example, some niche sectors like seniors 
housing and student housing have transparency equal to the major 
property types, with specialised data providers like the National 
Investment Center for Seniors Housing & Care (NIC) and Axiometrics 
offering granular data on construction, rents, and vacancy.  Yet, other 
niches such as parking and data centres have no specialised data 
providers and market data is limited.

This wide variation, in combination with significant recent changes 
in data availability, prompted us to add a series of questions on 
alternatives transparency to the 2018 Index.  We scored each country 
on whether institutional investors were active across eight alternative 
property types, and then measured data availability for each niche in 
three areas: construction pipeline, rental trends and sales pricing.

We found that institutional investors were actively pursuing each 
niche property type in about one-third of the markets surveyed.  
While there are certainly differences between countries, this result 
suggests that many of these property types are much more universal 
than often perceived.  There are 9 markets, for example, where many 
institutional investors are actively investing in self-storage facilities, 
and another 31 markets where a few institutional investors are 
pursuing self-storage but where it is not yet widely invested. 

Storage facilities also look very different across markets.  In Japan, storage units tend to be smaller, with a 
one tsubo (3.3 square metres) typical unit size versus about 9 square metres on average in Australia and 12+ 
square metres in the United States.  Many storage facilities in Japan are converted office properties in dense 
urban areas where nearby customers can access them easily, whereas they tend to be purpose-built in many 
other countries. Differences in land values, culture and lifestyles all play a role in shaping the sector.  However, 
these are all variations on the same theme and create opportunities for the cross-pollination of transparency:  
improving data on self-storage’s cash flow characteristics in Australia, for example, has the potential to boost 
investor interest in this niche across other markets in Asia Pacific.

There are a few alternative property types that are more specific to particular markets. Education – properties 
leased to English-language private schools – is a significant niche segment in the Asia Pacific region but less 
common elsewhere. In the United States, medical office is a major institutional niche, but less prevalent in 
markets with public health care. Yet these region and country-specific categories appear to be the exception, 
with most alternative property types filling needs that are commonly shared across markets.

Senior Housing

Least Transparent Globally

Student 
Accommodation

Apart-Hotels/
Serviced Apartments

Parking

Most Transparent Globally

Self-Storage

Hospitals

Data Centres

Medical Office 
Buildings
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For data availability, seniors and student housing are the global leaders, yet even these property types 
received average scores of just 3.65 and 3.81 on our 1-5 scale in the 2018 survey.  The most transparent 
countries for alternatives are the UK, Canada, the UAE and the U.S., a list which is well correlated with 
countries where specialist REITs predominate.  Niche property type REITs, from the UK’s Unite Group 
student housing to Canada’s Chartwell senior living have been transparency pioneers, often publishing the 
first data available on alternative property types as part of their quarterly financial disclosures.  In many 
cases, the supplemental financial disclosures of market data provided by these companies offer the most 
detailed and reliable alternatives information available.  Globally, niche property type REITs make up 
approximately 16% of the listed real estate universe by market value, whereas in the United States they are 
a weighty 40% of the listed market.

Global Listed Real Estate: Alternatives Ownership

Alternatives transparency is improving due to a combination of strong investor demand for better 
information and new types of proptech data collection (see ‘Transparency through technology, pagr 
51).  Data providers, like Yardi Matrix’s self-storage product in the U.S., are scraping rental rates from 
public websites and have tracked local rental and supply trends in much greater detail over the last two 
years.  Since 2015, the European Self-Storage Association and JLL have worked together to survey self-
storage operators across the continent, shedding light on storage inventory per capita and occupancy 
across countries, in what had previously been an opaque market segment.  In the same year, Ipsos and 
the Self Storage Association Asia began publishing a survey of self-storage operating companies in the 
region, providing new transparency on inventory per capita, occupancy and rental rates.  Data on sales 
transactions for alternatives, like seniors housing in Asia Pacific, a region that has generally lagged in 
alternatives transparency, is expected to witness meaningful improvement over the next two years.

JLL is also contributing to improved transparency for data centres, which stand out because most of the 
largest owners are globally diversified rather than operating primarily in a single country or region.  JLL 
collects some of the only raw data available on leasing activity, occupancy and rental rates in major data 
centre markets by directly surveying these operators, from Tokyo to Amsterdam.

Alternatives transparency has ample room for improvement, in both opaque markets as well as in some 
of the most transparent.  We anticipate alternatives to be among the most dynamic drivers of change in 
the Transparency Index over the next two years.  A positive feedback loop is now in motion, with improved 
information stimulating new investment, which in turn is creating fertile ground for new surveys, data 
collection and subscription data services to sprout.

With thanks to James Kingdom, Mason Mularoni, Sean Kane, and Nicholas Wilson for input.

Source: JLL, LaSalle Investment Management

16%

0

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Global Listed 
Real Estate

Sh
ar

e 
of

 T
ot

al

Alternative/Niche Property Types

Private Rented Residential
Health Care
Hotels
Cell Towers
Data Centres
Self-Storage
Single Family Homes
Airport Assets
Manufactured Homes
Student Accomodation
Life Sciences
Prisons
Other Niche Types



62

Matthew McAuley

City-Level Global Real Estate Transparency Index, 2018
Transparency in 50 Leading Metropolitan Areas

Transparency Trier Global Rank Market Score

High

1 London 1.24
2 Los Angeles 1.28
3 Sydney 1.32
4 San Francisco 1.34
5 New York 1.37
6 Melbourne 1.38
7 Washington DC 1.38
8 Boston 1.40
9 Seattle 1.40

10 Miami 1.40
11 Chicago 1.43
12 Dallas 1.43
13 Paris 1.44
14 Toronto 1.45
15 Houston 1.45
16 Atlanta 1.48
17 Amsterdam 1.51
18 Philadelphia 1.51
19 Munich 1.87
20 Frankfurt 1.88
21 Berlin 1.91
22 Dublin 1.93
23 Stockholm 1.93
24 Singapore 1.97
25 Hong Kong 1.97
26 Tokyo 1.98
27 Milan 2.12

Transparent
28 Barcelona 2.14
29 Madrid 2.14
30 Osaka 2.22
31 Vienna 2.23
32 Taipei 2.32
33 Kuala Lumpur 2.57
34 Seoul 2.60

Semi-Transparent

35 Shanghai 2.67
36 Beijing 2.68
37 Bangkok 2.69
38 Mumbai 2.71
39 Delhi 2.71
40 Sao Paulo 2.75
41 Moscow 2.78
42 Mexico City 2.78
43 Dubai 2.79
44 Shenzhen 2.82
45 Istanbul 2.82
46 Guangzhou 2.82
47 Jakarta 2.87
48 Manila 3.11
49 Buenos Aires 3.47

Low 50 Ho Chi Minh City 3.52

Real estate transparency – a key ingredient 
of city competitiveness 

Source: JLL, LaSalle Investment Management
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Investor demand for enhanced transparency is extending to a broader range of cities across the globe.  At 
the same time, there is a greater acknowledgement among city governments that real estate transparency 
can contribute to a more competitive, efficient and flexible environment for investors and entrepreneurs.  
In recognition of these trends, coverage in the Index has been extended to 158 metropolitan areas across 
the world, highlighting the differences in transparency that can be found even among cities in the most 
transparent national markets.   

London has the world’s most transparent real estate market
As in the national rankings, the leading positions are held by some of the most liquid Anglophone markets, 
with London taking top place as the world’s most transparent real estate market and Los Angeles, Sydney, 
San Francisco and New York City rounding off the Top 5.  However, smaller cities with extensive market data 
coverage and highly-performing regulatory environments, such as San Diego, Denver and Brisbane, have 
also managed to enter the highest echelon.

Transparency Levels – Spread Within Countries
Russia, China and France have the widest dispersion of scores across city markets

Source: JLL, LaSalle Investment Management
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Variations in city transparency even within ‘Highly Transparent’ markets
Countries with a significant history of market data availability and aligned government structures tend to 
have the smallest transparency differences between cities, with most ‘Highly Transparent’ countries – like 
the UK, Germany, Australia and Canada – having consistently high levels of transparency outside primary 
cities.  

However, other developed markets such as France and Japan show a wider divergence between cities, 
with market tracking more limited outside of Paris and Tokyo.  This pattern is also evident to a lesser extent 
in the United States, with variations in transparency between metro areas due to federated governance 
structures and differences in data availability. For example:

• Californian markets rank highly overall, with Los Angeles the most transparent city nationally, in part 
due to more predictable property tax systems.

• New York, with the world’s most liquid commercial real estate market, is ranked 5th globally.  Local 
property measurement standards which differ from international best-practice conventions - for 
example, through non-standardised and occasionally arbitrary loss factors which require negotiation 
between landlord and tenant - contribute to its lower score.

• Non-disclosure laws in Texas mean that transparency around sales prices and transaction activity can 
be lower than other major U.S. markets.

Availability of market data still at an early stage in many metro areas
Access to robust, reliable and comprehensive market and investment performance tracking data is key for 
overall real estate transparency and accounts for the largest differentiation between markets within the 
same country.  Data availability drops off rapidly in secondary and tertiary cities, as well as across sectors, 
in many countries.  For instance, while nearly 50% of the 158 cities covered have some form of investment 
performance index, fewer than 40% track performance of the logistics sector, and only 30% do so for 
residential property.  

As investors and occupiers broaden their coverage, improvements in market fundamentals data is 
continuing to expand in non-primary cities and submarkets.  Chengdu in China, for example, has 
seen advancements in coverage of the office and retail sectors outside the CBD in recent years as 
decentralisation trends increase the size of the market. 

City-Level Investment Performance Indices by Sector
Data availability more limited outside the office sector

Source: JLL, LaSalle Investment Management
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City-Level Real Estate Transparency and Transaction Volumes
Transparency rises with investment activity

Based on direct commercial real estate investment, 2013-2017 (Log Scale)
Source: JLL, LaSalle Investment Management
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Top 20 Markets  
by Transparency Sub-Index

Performance Measurement

Sub-Index
Rank Market

2018 
Sub-Index
Score

2018 
Composite
Score

1 United Kingdom 1.01 1.24

2 United States 1.14 1.37

3 Australia 1.23 1.32

4 France 1.62 1.44

5 Japan 1.67 1.98

6 Netherlands 1.71 1.51

7 Canada 1.72 1.45

8 New Zealand 1.84 1.59

9 Switzerland 1.86 2.02

10 Singapore 1.96 1.97

11 Sweden 2.03 1.93

12 Hong Kong 2.13 1.97

13 Germany 2.23 1.88

14 Italy 2.33 2.12

15 Belgium 2.39 2.08

16 Ireland 2.41 1.93

17 South Africa 2.42 2.21

18 Spain 2.47 2.14

19 Finland 2.63 1.95

20 Norway 2.69 2.30

Market Fundamentals

Sub-Index
Rank Market

2018 
Sub-Index
Score

2018 
Composite
Score

1 Netherlands 1.42 1.51

2 Australia 1.55 1.32

3 New Zealand 1.59 1.59

4 United States 1.60 1.37

5 Canada 1.60 1.45

6 France 1.68 1.44

7 United Kingdom 1.77 1.24

8 Hong Kong 1.79 1.97

9 Poland 1.89 2.15

10 Taiwan 2.01 2.32

11 Germany 2.02 1.88

12 Finland 2.03 1.95

13 Singapore 2.03 1.97

14 Italy 2.14 2.12

15 Denmark 2.17 2.11

16 Spain 2.18 2.14

17 Indonesia 2.23 2.87

18 China 2.26 2.67

19 Russia 2.26 2.78

20 Slovakia 2.27 2.40
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Source: JLL, LaSalle Investment Management

Governance of Listed Vehicles

Sub-Index
Rank Market

2018 
Sub-Index
Score

2018 
Composite
Score

1= New Zealand 1.00 1.59

1= United States 1.00 1.37

3 United Kingdom 1.01 1.24

4 Belgium 1.09 2.08

5= Australia 1.13 1.32

5= Switzerland 1.13 2.02

7 Germany 1.20 1.88

8 Canada 1.21 1.45

9 South Africa 1.26 2.21

10 France 1.28 1.44

11 Ireland 1.29 1.93

12= Sweden 1.30 1.93

12= Finland 1.30 1.95

14 Netherlands 1.41 1.51

15 Spain 1.51 2.14

16 Romania 1.52 2.49

17 Denmark 1.61 2.11

18 Mexico 1.63 2.78

19 Singapore 1.73 1.97

20 Austria 1.83 2.23

Regulatory and Legal

Sub-Index
Rank Market

2018 
Sub-Index
Score

2018 
Composite
Score

1 Canada 1.19 1.45

2 United Kingdom 1.20 1.24

3 Poland 1.24 2.15

4 United States 1.38 1.37

5 Australia 1.42 1.32

6 Netherlands 1.43 1.51

7 France 1.45 1.44

8= Romania 1.51 2.49

8= Czech Republic 1.51 2.26

8= Portugal 1.51 2.30

11 Slovakia 1.54 2.40

12 New Zealand 1.60 1.59

13= Denmark 1.62 2.11

13= Ireland 1.62 1.93

15 Sweden 1.63 1.93

16 Slovenia 1.65 3.06

17 South Africa 1.68 2.21

18= Japan 1.71 1.98

18= Austria 1.71 2.23

20 Hong Kong 1.72 1.97

Transaction Process

Sub-Index
Rank Market

2018 
Sub-Index
Score

2018 
Composite
Score

1= New Zealand 1.00 1.59

1= Ireland 1.00 1.93

3= France 1.04 1.44

3= Finland 1.04 1.95

5 Czech Republic 1.08 2.26

6= Denmark 1.13 2.11

6= United Kingdom 1.13 1.24

6= Australia 1.13 1.32

9 Canada 1.20 1.45

10 Belgium 1.22 2.08

11= Netherlands 1.23 1.51

11= Romania 1.23 2.49

13 Spain 1.27 2.14

14 Portugal 1.28 2.30

15 Germany 1.37 1.88

16 Taiwan 1.39 2.32

17 Switzerland 1.40 2.02

18= United States 1.42 1.37

18= Norway 1.42 2.30

20 Israel 1.43 2.72

Sustainability

Sub-Index
Rank Market

2018 
Sub-Index
Score

2018 
Composite
Score

1 France 1.00 1.44

2 Australia 1.57 1.32

3= United Kingdom 1.86 1.24

3= Japan 1.86 1.98

5 Canada 2.00 1.45

6 Netherlands 2.14 1.51

7 United States 2.43 1.37

8= Czech Republic 2.71 2.26

8= Denmark 2.71 2.11

8= Belgium 2.71 2.08

8= Spain 2.71 2.14

8= Portugal 2.71 2.30

8= Germany 2.71 1.88

8= Italy 2.71 2.12

8= Sweden 2.71 1.93

8= Austria 2.71 2.23

8= Hong Kong 2.71 1.97

18 Finland 2.86 1.95

19= New Zealand 3.00 1.59

19= Switzerland 3.00 2.02

19= Singapore 3.00 1.97

19= South Korea 3.00 2.60
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Transparency by topic area

Score Range by Topic Area, 2018

Average Score by Topic Area, 2018

Source: JLL, LaSalle Investment Management

Source: JLL, LaSalle Investment Management
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The Transparency Index
The JLL Global Real Estate Transparency Index is based on a combination of quantitative market data 
and information gathered through a survey of the global business network of JLL and LaSalle Investment 
Management across 100 countries and 158 city markets.  For each market we use 186 separate factors, 
both quantitative datapoints and survey questions, to calculate the composite score. The survey data and 
quantitative measures complement each other. For instance, knowing the market coverage and length 
of a country’s direct real estate index is only one half of the story; for a complete picture, we also gather 
qualitative data on whether investors actually trust and use the index. Local research teams, in consultation 
with business leaders and real estate professionals active in each market, complete the survey. A table 
summarising the factors behind the Index is at the end of this note.

In the 2018 Index we have continued to break general questions into more specific, granular components 
and to include new elements, moving from 139 constituent factors to 186.  For example, in place of 
questions on the availability of databases on alternatives sectors in general, we have broken this into 
separate questions on the institutional investment market and data availability for a number of specific 
alternatives sectors, including: parking, seniors housing, self-storage, medical office, hospitals, data centres, 
student accommodation and apart-hotels. These changes allow us to drill deeper into where markets differ 
and to reduce measurement error by making the overall scoring less reliant on any single factor.

Quantitative Factors
61 of the 186 scoring factors, accounting for 31% of the overall factor weighting, are quantitative. These 
quantitative factors, primarily added to the Index in 2012, include the number of years fundamentals’ data 
series (like vacancy) have been available, the market coverage of property return indices, and the free float 
of publicly-listed real estate securities markets.  We score most of these quantitative factors on a continuous 
scale from 1 to 5, with 1.00 indicating very high transparency.  For datapoints on performance measurement 
indicators, such as the market coverage of property return indices, we have set the top score of 1 equal to 
the 90th percentile observation in 2012.  The cut-off thresholds to qualify as a ‘highly transparent’ market 
have been fixed at their 2012 level, so that markets can improve to higher tiers over time. For datapoints on 
market fundamentals data, such as the length of a market’s office vacancy series, we have set the top score 
of 1 equal to a time series of 30 years or more, which we view as the ‘gold standard’. 

Researchers at JLL and LaSalle Investment Management have collected detailed data on the available 
market fundamentals’ time-series for each of five property types: office, retail, industrial, residential and 
hotels. We have included all available data series, not only those produced by JLL.  For national surveys the 
market fundamentals data is based on conditions in the principal city of each country.

Data on property-level returns indices is from Investment Property Databank (IPD), NCREIF and other 
industry associations.  Data on publicly-listed real estate comes from the European Public Real Estate 
Association (EPRA), Bloomberg, NAREIT and the LaSalle Investment Management Securities group.  Fund-
level index data is primarily from INREV, NCREIF, IPD and ANREV.

Global Real Estate Transparency Index 
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Qualitative Survey Factors
The balance of the scoring factors, totalling 125 datapoints, are qualitative survey questions scored by 
local JLL and LaSalle Investment Management teams.  For each, local research teams are provided with a 
detailed rubric of five answer choices, ranging from 1 – most transparent – to 5 – opaque.  Based on where 
their market fits within that rubric of options, local experts assign a score.  Respondents consult JLL’s local 
accounting, finance, asset management and legal experts to inform their responses to questions in those 
topic areas.

Scores within each region are then reviewed by regional and then global coordinators to ensure objectivity 
and rigour. Global and regional reviewers interrogate country teams’ responses and challenge teams to 
justify changes in question scores from prior updates.  The review process, high level of detail provided in the 
answer choices, and improved question granularity reduce subjective bias in scoring, and all contributors 
strive for impartiality in their responses.

Compiling the Transparency Index
We group the 186 individual transparency measures into 14 topic areas, summarised in the table at the end 
of this note.  These topic areas are grouped and weighted into six broad Sub-Indices: 

• Performance Measurement – 28.5%
• Market Fundamentals – 16.5%
• Governance of Listed Vehicles – 10%
• Regulatory and Legal - 25%
• Transaction Process – 15%
• Sustainability – 5%

The Transparency Index scores range on a scale from 1 to 5.  A country or market with a perfect 1.00 score 
has total real estate transparency; a country with a 5.00 score has total real estate opacity.  Markets are 
then assigned to one of five transparency tiers. The thresholds for these tiers are based on Jenks’ Natural 
Breaks classification. 2012 scores are used to fix the thresholds, so that markets can move between tiers 
as transparency changes over time, even if their relative position does not change. This algorithm finds the 
cut-offs that minimise within-group variance and maximise between-group differences. We create 10 groups 
using this method and then aggregate them into five tiers with the following thresholds:  

• Tier 1: Highly Transparent   Total Composite Score: 1.00–1.96
• Tier 2: Transparent    Total Composite Score: 1.97–2.65
• Tier 3: Semi-Transparent   Total Composite Score: 2.66–3.50
• Tier 4: Low Transparency   Total Composite Score: 3.51–4.16
• Tier 5: Opaque    Total Composite Score: 4.17–5.00 

Transparency Index Time Series
2018 marks the 10th edition of the JLL Global Real Estate Transparency Index.  Since its inception in 1999, 
the Index has evolved and been refined to reflect the changing demands of cross-border investors and 
corporate occupiers.  Factors added over time have been included historically where available.  Where no 
historic data is available, we have extended back data from the edition in which a factor was added so that 
changes in the new factors do not drive movement in the historic scores.  A brief history of recent additions 
to the Index includes:

• 2008: New questions were added to embrace the perspective of corporate occupiers relating to occupier 
service charges and facilities management.  Questions concerning debt financing and the frequency 
and credibility of property valuations were also included.
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• 2010: The existing questions regarding debt financing were substantially revised to more appropriately 
reflect the key issues of debt transparency, relating to the availability of information on commercial real 
estate debt and the role of bank regulators in monitoring commercial real estate lending.  There were 
also revisions to questions on the transaction process covering pre-sale information and the bidding 
and negotiating process.

• 2012: Major additions were made to incorporate a greater number of quantitative measures of 
investment performance and market fundamentals.  In each of these two areas, general questions were 
divided into many different granular questions to better capture nuanced differences between markets.  
In all, 50 new factors were added by decomposing general questions into more detailed questions.  

• 2014: We continued to decompose general questions into more specific ones, resulting in the addition 
of 32 new factors.  These additions were spread across categories, as shown in the table below.  For 
example, rather than asking a single general question on tax fairness as we did in 2012, we included 
four questions on tax in 2014, covering the consistency of enforcement and predictability of tax rates for 
both domestic investors and foreign investors. 

• 2016: We added 18 new factors that captured the proportional market coverage of disaggregated 
databases on leasing, buildings and transactions, one example being Real Capital Analytics.  We 
included coverage of alternative property sectors (such as student accommodation and self-storage).  
We also enhanced our debt questions to make them quantitative (based on the start year of data time 
series) and to cover LTV and margin data.

• 2018: New questions have been included to capture the extent of investor activity and data on 
alternative property sectors, resulting in 32 new factors being added. To reflect the growing importance 
of property ownership transparency, we have included questions on beneficial ownership disclosure 
and anti-money laundering regulations.  Questions on city-level direct performance indices, availability 
of fund indices by investment style (for example, core versus higher-return), publicly-available appraisal 
assumptions, and the alignment of local property measurement conventions with global standards 
have also been added. The 2018 GRETI also marks the first time the Real Estate Environmental 
Sustainability Transparency Index, comprised of seven questions, has been incorporated within the 
main survey results as a sub-index. 

Factor Comparison
Number of 

Factors  2012
Number of 

Factors  2014
Number of 

Factors  2016
Number of 

Factors  2018

Direct Property Indices 5 6 6 9

Listed Real Estate Securities 5 7 7 7

Unlisted Fund Indices 2 3 3 5

Valuations 2 4 4 5

Fundamentals Data 47 47 68 94

Financial Disclosure 2 4 4 6

Corporate Governance 2 3 4 4

Regulation 6 13 13 13

Land and Property Registration 3 7 7 9

Eminent Domain 2 3 3 3

Debt Regulation 2 7 8 8

Sales Transactions 3 5 5 7

Occupier Services 2 6 7 9

Sustainability 0 0 0 7

Source: JLL, LaSalle Investment Management
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Sub-Index 14 Topics Factors (186 Total)

Performance 
Measurement

Direct Property 
Indices

Existence of Direct Property Index
Reliability of the Index and Extent to which it is Used as a Benchmark of Performance
Type of Index (Valuation Based vs. Notional)
Length of National Direct Property Level Returns Index Time Series
Size of National Institutional Invested Real Estate Market
Market Coverage of Direct Property Index
Length of City-Level Direct Property Returns Index Time Series
City-Level Private Real Estate Index Publication Frequency
Size of City Institutional Invested Real Estate Market

Listed Real Estate 
Securities Indices

Dominant Type of Listed RE Securities (i.e. long term holders of real estate vs. homebuilders and conglomerates)
Use of Listed Real Estate Securities Data on the real estate market
Years Since the First Commercial Real Estate Company was Listed
Value of Public Real Estate Companies as % of GDP
Existence of a Domestic Listed Real Estate Index and Its Use as a Benchmark
Existence of an International Listed Real Estate Index and Its Use as a Benchmark
Length of Public Real Estate Index Time Series

Private Real Estate 
Fund Indices

Existence of a Domestic Fund Index and Its Use as a Benchmark
Existence of International Fund Index and Its Use as a Benchmark
Length of Unlisted Fund Index Time Series
Existence of Unlisted Fund Indices for Distinct Investment Styles (i.e. core vs. higher-return)

Valuations

Independence and Quality of Third-Party Appraisals
Use of Market-based Appraisal Approaches
Competition in the Market for Valuation Services
Frequency of Third Party Real Estate Appraisals
Availability of Appraisal Assumptions

Market 
Fundamentals

Market 
Fundamentals 
Data

Existence and Length of Time Series on Property Rents (Office, Retail, Industrial, and Residential)
Existence and Length of Time Series on Take-up/Absorption (Office, Retail, Industrial, and Residential)
Existence and Length of Time Series on Vacancy (Office, Retail, Industrial, and Residential)
Existence and Length of Time Series on Yields/Cap Rates (Office, Retail, Industrial, Residential, and Hotels)
Existence and Length of Time Series on Capital Values (Office, Retail, Industrial, Residential, and Hotels)
Existence and Length of Time Series on Investment Volumes (Office, Retail, Industrial, Residential, and Hotels)
Existence and Length of Time Series on Revenue per Available Room for Hotels
Existence and Geographical Coverage of a Database of Individual Buildings (Office, Retail, Industrial, Residential, Hotels)
Existence and Geographical Coverage of a Database of Leases  (Office, Retail, Industrial, Residential, Hotels)
Existence and Geographical Coverage of a Database of Property Transactions  (Office, Retail, Industrial, Residential, Hotels)
Proportional Coverage of Databases on Individual Buildings (Office, Retail, Industrial, Residential, Hotels)
Proportional Coverage of Databases of Leases (Office, Retail, Industrial, Residential, Hotels)
Proportional Coverage of Databases of Property Transactions (Office, Retail, Industrial, Residential, Hotels)
Institutional Investment Market for Alternatives (Parking, S. Housing, Self-Storage, Medical Offices, Hospitals, Data Centres, Student Accom., Serviced Apart's)
Existence and Coverage of Databases for Alternatives (Parking, S. Housing, Self-Storage, Medical Offices, Hospitals, Data Centres, Student Accom., Serviced Apart's)

Governance of 
Listed Vehicles

Financial 
Disclosure

Stringency of Accounting Standards
Level of Detail in Financial Statements
Frequency of Financial Statements
Data Disclosure by Listed Vehicles
Availability of Financial Reports in English

Corporate 
Governance

Manager Compensation and Incentives
Use of Outside Directors and International Corporate Governance Best Practice
Alignment of Interests / Shareholder Power
Free Float Share of the Public Real Estate Market

Regulatory and 
Legal

Regulation

Extent to which the Tax Code is Consistently Applied for Domestic Investors
Extent to which Real Estate Tax Rates are Predictable for Domestic Investors
Extent to which the Tax Code is Consistently Applied for Foreign Investors
Extent to which Real Estate Tax Rates are Predictable for Foreign Investors
Existence of Land Use Rules and Zoning
Predictability of Changes in Land Use and Zoning
Enforcement of Land Use Rules and Zoning
Existence of Building Codes and Safety Standards for Buildings
Enforcement of Building Codes and Safety Standards for Buildings
Simplicity of Key Regulations in Contract Law
Efficiency of the Legal Process
Level of Contract Enforceability for Domestic Investors
Level of Contract Enforceability for Foreign Investors

Land and Property 
Registration

Existence of Land Registry
Accessibility of Land Registry Records to Public
Availability of Title Insurance 
Accuracy of Land Registry Records
Completeness of Land Registry Records on Ownership
Completeness of Public Records on Transaction Prices
Completeness of Public Records on Liens and Easements
Existence of Property Beneficial Ownership Records
Accessibility of Beneficial Ownership Records to Public
Enforcement of Beneficial Ownership Disclosure Legislation

Eminent Domain / 
Compulsory Purchase

Notice Period Given for Compulsory Purchase
Fairness of Compensation to Owners in Compulsory Purchase
Ability to Challenge Compulsory Purchase in Court of Law

Real Estate Debt 
Information

Existence and Length of Time Series on Commercial Real Estate Debt Outstanding
Existence and Length of Time Series on Maturities and Originations of Real Estate Loans
Existence and Length of Time Series of Delinquency and Default Rates of Commercial Real Estate Loans
Availability of Data on Loan-to-Value Ratios for Commerical Real Estate Loans
Availability of Data on Margin Rates for Commerical Real Estate Loans
Requirements for Lenders to Monitor Cash-Flows and Collateral Value of Property with Loan Facilities
Requirements for Lenders to Carry Out Real Estate Appraisals
Penalties for Non-Compliance with Requirements

Transaction 
Process

Sales 
Transactions

Quality and Availability of Pre-Sale Information
Fairness of the Bidding Process
Confidentiality of the Bidding Process
Professional and Ethical Standards of Property Agents
Enforecement of Professional and Ethical Standards of Property Agents
Existence of Anti-Money Laundering Regulations
Enforcement of Anti-Money Laundering Regulations

Occupier 
Services

Availability of Professional Third-Party Facilities and Project Management Companies
Providers of Property Management Services Known to Occupiers
Service Expectations for Property Management Clear to Occupiers
Alignment of Occupier and Property Manager Interests
Frequency of Service Charge Reconciliation
Accuracy and Level of Detail in Service Charge Reports
Ability for Tenants to Audit Landlord's Accounts and Challenge Discrepancies
Consistency of Property Measurement Standards

Sustainability Sustainability

Existence of Green Building Financial Performance Index
Existence and Usage of Green Building Certification System
Existence of Carbon Reporting Framework
Existence and Use of Energy Benchmarking System
Existence and Coverage of Minimum Energy Efficiency Standards for New Buildings
Existence and Coverage of Minimum Energy Efficiency Standards for Existing Buildings
Existence and Use of Green Lease Framework

Source: JLL, LaSalle Investment Management
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