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Spanska Centralbankens syn på fastighetsmarknaden, skuldsättning och lönsamheten hos 
Spanska Bankar. Utdragen är klippt från senaste stabilitets rapport. 

 

 

 

Fastighetsmarknaden 

The recent buoyancy of this market would, inter alia, be a reflection of favorable labor market developments and 
of highly favorable borrowing conditions for house purchases by households. Since 2013, there has been a slow 
but progressive absorption of the housing overhang that built up after the crisis (to below 500,000 units at 
present).  

A further consequence has been relatively high growth rates in house prices (6.6% year-on-year in 2018 Q4). 
Overall, average house prices have grown 22% in real terms from their trough in early 2014. That said, they 
remain 31% below their 2007 Q3 peak (Chart 1.4.A).5  

The indicators and models available, based on aggregate data and subject to high uncertainty, do not show 
generalized signs of overvaluation. Yet, as can be seen in Chart 1.4.B, some indicators suggest that house prices 
are now, on average, very close to their long-term equilibrium value, after having stood significantly below this 
level during the previous years.  

Despite the sector’s buoyancy, the levels of the main indicators of real estate activity are lower than those 
observed in the years in the run-up to the crisis. For example, the volume of housing transactions stood above 
550,000 in 2018, marking a significant recovery from its floor. That said, this remains far below the 885,000 
transactions recorded on average in the 2004-2007 period (Chart 1.4.C).  

 

 

Byggboom? 

Ser vi en ny byggboom I Spanien? Flera har utryckt oro över byggaktiviteten, är oron befogad? Vid förra 
byggboomen stod byggkranarna täta och dessa blev symbolen på krisen. Kan det vara så att byggkranar för alltid 
har blivit en symbol på överdriven byggaktivitet. När man ser en byggkran kopplas denna omedvetet till en 
byggboom.  

The current supply of new housing, proxy by the number of building permits, accounted last year for little more 
than 10% of the pre-crisis peak. The diminished dynamism of supply in the current cycle compared with the 
previous expansion would be due, among other factors, to banks applying a more prudent lending policy to the 
construction and real estate development sector, to the existence of a high stock of unsold houses and to much 
more moderate growth in new household formation (95,000 in 2018, compared with an annual average increase 
of 435,000 in the 2004-2007 period).  

It is worth highlighting with regard to this latter determinant that, although in the final years of the previous 
expansionary cycle the supply of housing grew more sharply than new household formation, in the current cycle  
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the dynamics of the two series are more closely in step (Chart 1.4.D). That suggests fundamentals have been 
more supportive of the recent growth in the sector. 

 

 

 

 

Skuldsättning och belåningsgrad. 

The proportion of loans with a high LTV (of more than 80%) remained stable. As for the LTP ratio, the weight of 
loans with a ratio of between 80% and 100% has increased (to the detriment of the weight of the segments 
above and below these values). The ratios which assess the ability to repay mortgages (the LTI and LSTI ratios) 
are estimated to be far off their pre-crisis levels (an improvement in credit standards). Furthermore, the weight of 
very long-term loans in mortgage financing remains low, whereas the interest rate spreads on mortgages are 
beginning to stabilize following a narrowing in recent years. 
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Hushållens inkomster & skulder 

The cyclical upturn continued contributing to strengthening households’ financial position. Household gross 
disposable income notably increased by 3.2% in 2018, boosted by the increase in employment and the rise in 
wages. Net household wealth continued to recover, underpinned by the increase in real estate asset prices. 
Household debt also fell as a percentage of GDP (Chart 1.7.C). Specifically, it declined by 2.2 pp on a year earlier 
to 58.9% (scarcely 1.3 pp above the euro area average). Combined with the low cost of debt, these developments 
have led the debt burden to continue falling in recent months, albeit very slightly, and to stand at relatively low 
levels from a historical perspective. 
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Dårliga lån 

The NPL ratio of the resident private sector continued the decline observed in recent years and reached 5.8% in 
December 2018, down by more than 2 pp on the same month of the previous year. 
 

 

 

 

 

 

In December 2018, the NPL ratio of the resident private sector stood at 5.8%, quickening the pace of decline of 
recent years. This ratio is the lowest observed since December 2010, following a decline of 207 bp in the past 
year and of 814 bp since December 2013, when the highest NPL ratio of the whole series was recorded 
(see Chart 2.4). The fall in the NPL ratio was the result of the sharp decline observed in non-performing assets in 
recent years. In particular, since December 2013, non-performing assets have decreased by more than €122 
billion, which accounts for 64.5% of the total. In the past year, they have declined by €27.5 billion (-29.1%). As 
mentioned above, the decrease was largely due to the sale by some institutions of asset portfolios linked to 
construction and real estate activities. These declines were related to some extent to the intense pressure exerted 
by supervisors in recent years. 

 

Over the past year, new NPLs decreased, NPLs written off remained stable and NPL recoveries and sales increased 
notably. Chart 2.5 shows a breakdown of NPL movements. New NPLs accounted for 27.3% of the initial volume of 
NPLs in 2018. Write-offs remained at 13.6% of total NPLs at the beginning of the period, although it should not be 
overlooked that, in absolute terms, they also fell significantly. Lastly, recoveries, which include foreclosed assets 
and NPLs sold to third parties, rose notably in absolute terms, to account for 42.8% of the amount at the 
beginning of 2018. 

The downward trend in the volume of foreclosed assets was also more pronounced this year, to a large extent 
due to wholesale portfolio sales. The decline in foreclosed assets, which began in 2014, was appreciably more 
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pronounced in 2018. From December 2017 to December 2018, the volume of these assets decreased by more 
than €20 billion, representing .1 a year-on-year decline of more than 30% (see Chart 2.6.A).1 In 2019, 
confirmation of the announced portfolio sales will further reduce the volume of foreclosed assets. By type, most 
foreclosed assets relate to construction and real estate development (see Chart 2.6.B), followed by assets 
stemming from lending to households for house purchase (more than 26%). 

 

Lönsamhet I Spanska banksystemet. 

In 2018 the Spanish banking sector recorded consolidated profit attributable to the parent of €19,438 million, 
24.8% higher than in 2017. 

This increase in consolidated profit represented growth of 11 bp in the return on assets (ROA), from 0.44% in 
2017 to 0.55% in 2018 (see Annex 2). The return on equity (ROE) rose from 6% at December 2017 to 7.2% at 
December 2018, which, in principle, improves the resilience of Spanish banks against future shocks. The recovery 
of profitability contributes to bringing the ROE closer to the levels of cost of equity (COE) estimated for the 
banking sector, although it is still below the average COE values seen after the economic crisis of 2008. 

In the current low interest rate environment, banks have focused somewhat more on the provision of banking 
services, with the result that fees and commissions increased. 

This trend in recent years (downward in net interest income and upward in net fees and commissions) also arose 
in the activity of credit institutions in Spain, although net interest income has already remained stable in the past 
year (see Chart 2.14.A). Net fees and commissions continued to grow in 2018, almost 4% year-on-year, resulting 
in an almost 

0.4 pp increase in its weight in gross income (see Chart 2.14.B). 

 

In any event, the main determinant of the improvement in profit for the Spanish banking sector in 2018 was the 
decrease in impairment losses. In keeping with the pattern of recent years, impairment losses declined in 2018 
(see Chart 2.13.B). The decline was substantial, over 16%, and amounted to close to €3 billion. In a setting of 
stagnant margins, it is the main driver of the improvement in profit for Spanish institutions in 2018. 

Additionally, the positive change in the contribution of extraordinary operations also boosted profitability. 

 

In terms of profitability and efficiency, Spanish institutions stand above the European average. Based on 
European Banking Authority (EBA) data as at December 2018. 

The Spanish banking sector is one of the highest ranking in profitability in comparison with the main European 
countries (see Chart 2.16.A). Similarly, the cost-to-income ratio, i.e. the ratio of operating expenses to gross 
income, of Spanish institutions is one of the lowest (best) in Europe (see Chart 2.16.B). I 

In terms of return on assets, Spanish institutions stand above the European average and that of the main 
European countries. Along these lines, the Spanish banking sector’s cost-to-income ratio is among the lowest 
(best) in Europe. 
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