
At the end of 2020 the real estate market had already 
proven very resilient, supported by parameters that 
until now have provided reassuring momentum. Key 
questions remain, however, as to its durability. In 
2021, will the market stand the test of a seemingly 
inevitable economic crisis, the true profile of which 
remains very much to be seen? Are the recent trends 
purely reactions to an unprecedented and unusual 
pandemic period, or do they mark the beginning of 
a new approach to buying property? Has this crisis 
simply expedited ongoing projects, or does it herald 
the start of a more fundamental shift?

The latest analyses of volumes for France as a 
whole1 show that since the second half of last year, 
results have been somewhat erratic, fluctuating from 
one month to the next at around the one million 
transaction mark. However, since late October 2020, 
the year-on-year volume of transactions on older 
properties has once again crossed this symbolic 
threshold, reaching 1,020,000 transactions at the 
end of November 2020, down only 4% compared 
to November 2019. There is every reason to believe 
that December 2020 will confirm this moderate 
downward trend at national level. As we set out 
a few weeks ago, the market for older properties 
is expected to close 2020 at around 1 million 
transactions.

Despite the challenging operating conditions (as 
seen across the board), and despite the support 
of French-State guaranteed loans, banks have 
continued to play their “solvency role”, as confirmed 
by the steady growth in new home lending at a rate 

1 - Excluding Mayotte.

of +5.5% in October 2020, amid a slight decline in 
renegotiations of property loans.

This trend is expected to be confirmed in 2021, 
driven initially by interest rates remaining very low 
and falling steadily since July 2020 thanks to the 
action taken by the European Central Bank (ECB). 
Indeed, rates are currently very close to their 
historic low. A new development that 
is helping maintain a robust market 
comes from the now encouraging 
recommendations of the French High 
Council for Financial Stability (HCSF). 
On 17 December 2020, the HCSF 
settled on less restrictive adjustments 
in terms of granting property loans, 
particularly to help first-time buyers.

This initial observation is reassuring: 
such a slight decline in volume is the 
lesser evil after weeks of a near total 
standstill in economic activity – real 
estate activity in particular – between 
March and May 2020. Nevertheless, 

the dynamic is more complex than it seems, given 
the large gap between the French provinces, 
where volumes remained strong, and Greater 
Paris where they dropped by more than 15%.  

Number of older properties sold in total over 12 months - All of France (excluding Mayotte). Source: CGEDD according to notary databases and DGFiP (MEDOC)

Changes in the sales volumes of older properties in the period 2000/2020

No. 50 - JaNuary 2021

•••

INSEE aNd Notary prIcE INdEx varIatIoN*

*  Three-month variation (seasonally adjusted): between Q2 2020 and Q3 2020 
One-year variation: between Q3 2019 and Q3 2020

OLDER PROPERTIES OLDER APARTMENTS OLDER HOUSES

3 months 1 year 3 months 1 year 3 months 1 year

Mainland France 0.5% 5.2% 0.7% 6.5% 0.3% 4.2%

Greater Paris 0.5% 6% 0.5% 6.6% 0.5% 4.8%

French Provinces 0.5 % 4.8% 0.9% 6.5% 0.3% 4.1%

*Change in early indicators based on pre-contracts
in mainland France: projection at end of February 2021.

Older 
apartments

Older
houses

Change 3 months* 0.6% 1.6%

Change 1 year* 5.1% 6.7%

LatESt trENdS
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Number of older properties sold in total over 12 months - All of France (excluding Mayotte)

Number of sales of older properties from 
January 2019 to November 2020

Market resilience and new real estate patterns in 2020?



Rouen
€176,900

-1.8%

Reims
€240,000

5.3%

Lille
€210,500

5.3%

Nantes
€325,000

1.6%

Bordeaux
€360,000

4.7%

Montpellier
€342,200

-2.2%

Tours
€240,000

4.3%

Chartres
€224,800

5.3%

Lyon
€397,900

14.4%

Le Havre
€192,000

9.2%

Grenoble
€318,300

6.8%

Saint-Étienne
€202,000

-1.2%

Metz
€240,000

6.8%

Nancy
€208,300

14.9%
Troyes

€176,000
7.4%

Châteauroux
€129,000

5.7%

Greater Paris
 €331,900

4.8%

Caen
€230,000

3.7%

Dijon
€257,900

8.8%

Limoges
€172,000

3.9%

Amiens
€171,900

7.4%
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Tours
€2,590
15.3%

Saint-Étienne
€1,040

9.5%

Orleans
€2,290

14%

Grenoble
€2,290

0.7%
Bordeaux

€4,650
8.2%

Montpellier
€2,950

9%

Toulouse
€3,070

9.2%

Nantes
€3,740
12.1%

Dijon
€2,260

7.1%

Limoges
€1,270

3.6%

Poitiers
€1,850
11.1%

Rennes
€3,310
14.8%

Caen
€2,390
11.2%

Besançon
€1,810

3.4%

Nice
€3,990

4.3%

Reunion
€2,020
-1.8 %

Guadeloupe
€3,050
-0.2%

Corse-du-Sud
€3,060

1.9%

Corse-du-Sud
€340,000

-2.9%

Haute-Corse
€2,440

1.2%

Reims
€2,170

7.3%

Toulon
€2,180

3.6%

Paris
€10,790

6.9%

Lille
€3,500

8.2%

Rouen
€2,450

3.8%

Amiens
€2,100
-3.5%

Nîmes
€1,730

3.8%

Bourges
€1,300

6.6%

Marseille
€2,610

8.2%

Nancy
€2,050

9.3%

Metz
€2,110
15.5%

Clermont- 
Ferrand
€1,900

8.1%

Bayonne
€3,260

6.6%

Strasbourg
€3,030

9.3%

Lyon
€4,970
11.5%

Marseille/ 
Aix-en-Provence

€331,500
-2.5%

Brest
€192,300

5.6%

Nîmes
€224,800

1.3%

Toulouse
€300,000

-0.9%

Orleans
€228,000

9.1%

Angers
€250,000

2%

Montauban
€203,700

15.7%

Toulon
€390,000

1.9 %

Poitiers
€174,700

1%

Guadeloupe
€271,000

4.8%

Reunion
€219,000

-3.4%

annual change in selling prices
 Less than -2%
 -2% to 2%
 More than 2%

Source: Property databases of Notaires de France
(The prices for Greater Paris are valuations from the INSEE and Notary indexes for the 3rd quarter of 2020)

Median selling price OF Older HOUses in THe 3rd qUarTer OF 2020

Change over one year: 1st July 2020 to 30th September 2020/1st July 2019 to 30th September 2019
The statistics for houses cover the whole urban area (city centre + suburbs)

Median price per sq. M. OF Older aparTMenTs in THe 3rd qUarTer OF 2020

Change over one year: 1st July 2020 to 30th September 2020/1st July 2019 to 30th September 2019

annual price change  
per sq. m.

 Less than -2%
 -2% to 2%
 More than 2%

Source: Property databases of Notaires de France  
(The prices for Greater Paris are valuations from the INSEE and Notary indexes for the 3rd quarter of 2020)
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As such, volumes have clearly held up at national 
level, but in very different ways.

In Greater Paris, the underperformance of volumes is 
already having an impact on prices: prices are rising 
less quickly than in previous quarters (+0.5% between 
Q2 and Q3 of 2020, after +1.8% and +2%) – a trend 
confirmed for inner Paris by the leading indicators 
from pre-contracts. Therefore, year-on-year prices 
will have increased less in the French capital than in 
the whole of the Greater Paris region, something that 
has not happened since 2013.

a shift in the market in 2021?
While it was often said that Paris could be the driving 
force behind the Greater Paris property market, 2020 
definitely put this idea up for debate. The health 
crisis and initial lockdown brought about a collective 
awareness in the urban environment, and even more so 
in the Parisian market: too many financial constraints, 
a tough market, longer travel times… These are all 
factors that caused Greater Paris residents to spread 
out towards Normandy, La Perche or Burgundy, having 
been unable to purchase a house with a garden in the 
outer suburbs. Generally speaking, there has been a 
shift among the urban population towards greener 
areas. What’s more, with the sudden and widespread 
surge of remote working, with employers now being 
more open to this way of operating, employees are 
more able to organise themselves differently and create 
a family life in a greener space, with two distinct living 
areas (one close to the workplace and one as a family 
setting). As such, while the volume of transactions 
at national level fell by 4% year on year in November 
2020, on the Paris market it dropped 18%.

Price trends coincided with the same area of disruption 
and the rise eased off in Q3 of 2020 in Greater Paris 
(+0.5% compared to Q2). Paris saw the same 
slowdown with +6.9% annual growth in Q3 (after +8% 
in Q1). Negotiations for properties are tougher and last 
longer in Paris, while the market in the outer suburbs 
and provinces is smoother and more accessible. As 
a result, Greater Paris buyers have seen a marked 
increase compared to Q3 of 2019 in Yonne (27% 
+9 points), Eure (22% +6 points) and Orne (21%  
+6 points) in departments bordering Greater Paris.

Whenever there was a drop in the Parisian market, it 
was often said that this heralded a downturn in the 
national property market. Yet the health crisis is now 
casting doubt on this assumption, particularly given 
the resilience of the property market’s volumes in the 
provinces. Indeed, it might not be so much a reversal 
in market trends, as a shift towards a real estate 
market that is more provincial, closer to nature and 
with more space, while still remaining connected. 
The shift may also be fuelled by the pursuit of a dual 
living environment.

expected to continue until February 2021 at a similar 
pace in the apartment market (+0.6% compared to 
+0.7% in Q3 of 2020), but a faster pace in the house 
market (+1.6% compared to +0.3% in Q3 of 2020).

In the French provinces, projections from pre-contracts 
for the end of 2020 point to a further acceleration 
in the rise in house prices, with quarterly trends of 
+3% for house and +2% for apartments at the end 
of December. At the end of February 2021, increases 
will be more moderate (around 1.5% for each of 
these markets).

According to indicators from pre-contracts, in Greater 
Paris the price per square metre is expected to peak 
in November 2020 at around € 10,900, before falling 
very slightly for three consecutive months. In February 
2021, the sale price per square metre is expected 
to be around €10,700 in Paris, i.e. a 1.7% decrease 
over three months. However, taking into account the 
accumulated increases in 2020, prices should still 
show a 3.4% annual rise in February 2021. Apartment 
prices appear to be stabilising in the inner and outer 
suburbs, trending at -0.1% and -0.4% respectively 
from November 2020 to February 2021.

The new housing market - Key figures
House building  
St@t info No. 330 - December 2020 
Figures at the end of November 2020

Change  
Q/Q-1 (*) All

Single 
occupancy

Multi- 
occupancy 
buildings
(including 

blocks of flats)

Approved 
housing

+18.7% +15.9% +20.8%

Builds in 
progress

-8.6% -6.1% -10.2%

(1) Last three months compared with the previous three months. 
Source:  
SDES, Sit@del2, estimates at the end of November 2020

Sales of new housing  
St@t info No. 316 - November 2020  
Figures at Q3 2020

3rd quarter 2020

Number of reservations
-16% year on year 

(24,308 units)

Offered for sale
-24.4% year on year 

(18,902 units)

Housing outstanding
-13.1% year on year 

(95,238 units)

Cancellations of 
reservations for sale

+14.7% year on year 
(4,450 units)

Source: SDES, ECLN

Whether it is a collective increase in awareness or 
merely the acceleration of a lifestyle change that 
was already in motion prior to the health crisis, a 
fundamental movement seems to be underway, 
leading to new plans by investors or residents in 
the French provinces and outer suburbs rather than 
in Paris.

It remains to be seen whether this movement will 
continue beyond the pandemic, given that eight 
inter-municipal associations and metropolitan areas 
have expressed their interest in joining the rent control 
experiment that is currently underway in Paris and 
Lille. These include Lyon, Bordeaux, Montpellier and 
Grenoble among others. For those who chose bricks 
and mortar as their safer investment over the low 
returns offered by euro life insurance funds, this could 
act as a deterrent, unless they move their investment 
projects to more medium-sized cities where recent 
performances indicate renewed vitality2.

Likewise, some cities are openly opposed to 
“overbuilding”, preferring to pursue the promise of 
a greener living environment following the example 
of Grenoble, which seems to be paving the way for 
Bordeaux, Lyon, Marseille, Strasbourg, Besançon and 
Poitiers. This movement is a concern for the building 
sector and will undoubtedly have an impact on the 
volume of transactions in cities with a risk of putting 
pressure on prices. To date, this trend has more of 
a rebalancing effect on the market and, once again, 
involves a potential shift to medium-sized cities that 
still offer all facilities in terms of connections.

Foreigners are notably absent on the national map. 
The share of non-resident foreign investors (a key 
factor for places of investment and a driving force for 
property prices to rise) is now close to its lowest level 
in 10 years (1.5% in 2019). In the same vein as French 
residents, non-resident foreign buyers in the provinces 
are shifting their investment from urban centres to 
rural areas. And Paris has been no exception: if we 
look at the most sought after arrondissements by 
non-resident foreign buyers (the 6th, 7th, 8th and 16th), 
their market share is clearly declining, particularly in 
the 6th arrondissement which accounted for 17% of 
buyers in 2015, yet only 9.4% in Q3 of 2020.

More generally, a prolonged health crisis can only 
damage a sector that was inevitably entering a phase 
of slowdown. The property market is unlikely to be 
able to evade the looming economic and social crisis.

pre-contracts
According to projections from pre-contracts, the 
price trend seen in Q3 of 2020 in mainland France is 

2 - See “Baromètre de l’immobilier des villes moyennes” -  
no. 1 - September 2020, Notaires de France/Action Cœur de Ville

credit - Banque de France data 
Figures at end of november 2020

Steady growth in new home lending

-  The year-on-year growth rate of personal lending remained stable (+4.6% in November 2020, 
after +4.7% in October 2020), driven by home loans whose growth rate remained steady at 
+5.5% in both November and October (after +5.4% in September).

-  Outstanding consumer loans fell slightly (-0.1% in November, down from +0.5% in October).

-  Seasonally-adjusted monthly home lending amounted to 22.5 billion in November (after  
23.4 billion in October) driven by its component excluding renegotiations, which remained 
dynamic, albeit down slightly (18.8 billion in November from 20.2 billion in October). The share 
of renegotiations rose to +16.4% in November, up from +13.5% in October.

-  The interest rate on new home loans fell slightly to +1.27% in November from +1.29% in October.

Rates of new home lending (of all terms)

Source: Banque de France



No. 50 - JaNuary 2021

Contact: Conseil supérieur du notariat (High Council  
of French Notaries), Development department

Editorial committee: Peggy Montesinos,  
Frédéric Violeau, Thierry Delesalle, Élodie Frémont, 
Olivier Compère, Mathieu Ferrié, François Proost

Publication Director: Isabelle Mariano

Published by: Conseil supérieur du notariat 
60, boulevard de La Tour-Maubourg - 75007 Paris  
Tel.: +33 01 44 90 30 00 - www.notaires.fr

Production: ADNOV

ISSN: 2100-241X - Photo credits: iStock

definitions
Seasonally adjusted indexes
In the same way that the index calculation method smooths out structural effects, corrected 
seasonal variations adjust seasonal fluctuations. The purpose is to ensure a fair comparison 
of trends between two consecutive quarters, without this interpretation being distorted by 
the time of year. For example, property prices rise during the third quarter of each year, 
house prices in particular, due to demand from families driven by the school year.
Median prices
The INSEE (French National Institute of Statistics & Economic Studies) and Notary 
indexes are only available for geographical areas where the number of changes of 
ownership is high enough. At more detailed levels, median prices are used. The median 
price is such that 50% of transactions were concluded at a lower price and as many 
at a higher price. It more accurately represents the “midpoint” of the market than the 
average, as it is less affected by extreme values.
INSEE (French National Statistics & Economic Studies Institute) and Notary indexes
The calculation method used for the INSEE and Notary indexes is based on econometric 
models which break down the price of a property according to its main characteristics 
(location, size, comfort, etc.) in order to be better able to withstand structural effects that 
cause transaction prices to vary from quarter to quarter.

prOperTy pUrcHasing pOwer in Mainland France (1999 – 2019)

On 1 January 2019, according to INSEE, 40% of households are renting and 58% 
own their primary residence. The proportion of homeowners varies from region 
to region, rising to just over 65% in Brittany but falling to just under 50% in Greater 
Paris. This has remained stable in France since the subprime mortgage 
crisis of 2008, having been slightly lower in the early 2000s (55%). It is the 
ratio between households’ borrowing capacity and property prices that determines 
households’ property purchasing power1, i.e. the number of square metres that 
a household is able to purchase for an older property. The analysis will focus 
on the trends since 1999 initially in mainland France and then in the regions.

renewed purchasing power since the 2008 economic crisis
In the space of 20 years, between 1999 and 2019, property purchasing power 
decreased by 13%. It has gone through two phases:

I  a long phase during which property purchasing power fell from around 100 Sq. m 
in 1999 to 60 Sq. m in 2008 (down 42%), when it dropped to its lowest level. 
This period was characterised by a continuous rise in property prices (+89% 
between 1999 and 2008) with credit rates fluctuating between 3.7% and 5.9%;

I  a long phase during which property purchasing power rose (except for 2011), 
reaching just under 90 sq. m in 2019 (+49% since 2008). This period was 
characterised by property prices increasing and decreasing until 2015, and then 
stabilising (-9% between 2008 and 2019). At the same time, credit rates underwent 
an almost continuous decline from 5% in 2008 to 1.4% in 2019.

Of the three key factors in determining property purchasing power, household 
disposable income has trended in much smaller proportions compared to 
the other factors, varying annually between -2% and +2%. Annual changes in 
house prices ranged from -6% to +14%, and credit rates fluctuated between 
1.4% and 5.9% per year.

Property purchasing power in mainland France (1999-2019)

Sources: Notaires de France BIEN and Perval databases - ADNOV calculation  
using Banque de France and INSEE data

1 - Property purchasing power is calculated by dividing the household’s borrowing capacity by the 
average price per sq. m of housing sold. Property prices are the average price per sq. m in constant 
euros at 2017; the monthly payment is one-third of households’ average disposable income in constant 
euros at 2017; the loan is calculated over a 20-year period, with no personal contributions, at a fixed 
insurance rate of 0.36%; lending rates are the annual average rates for new home loans to individuals.

From 50 sq. m in greater paris to 180 sq. m in limousin
I   In 2019, the Greater Paris and Provence-Alpes-Côte d'Azur 

regions had the least property purchasing power (between 50 
and 60 sq. m). These are followed by Aquitaine, Rhône-Alpes and 
Languedoc-Roussillon, at around 90 Sq. m. These are the regions 
with the most expensive prices per square metre. Except for Langue-
doc-Roussillon, they are also the regions with the highest incomes.

I   On the other hand, it is in the North-East (except for Alsace) and 
Limousin that property purchasing power is the highest, being almost 
three times higher than Provence-Alpes-Côte d'Azur. Limousin has 
both the lowest prices and incomes in the area.

Property purchasing power in 2019 and changes since 2008 
by administrative region (breakdown before 2016)

Sources: Notaires de France BIEN and Perval databases - ADNOV calculation  
using Banque de France and INSEE data

smallest gain in property purchasing power 
in corsica and aquitaine
Since 2008, property purchasing power has risen in all regions:

I   households in Corsica, Greater Paris and Aquitaine are the ones 
that made the smallest gain in terms of property purchasing power, 
at around 30%. They are also the only regions where average prices 
per sq. m have increased;

I   Languedoc-Roussillon and Provence-Alpes-Côte d'Azur are 
among the regions with the lowest property purchasing power, but 
also those with the highest growth compared to 2008 (over 70%). 
This is also the case for Burgundy, Champagne-Ardenne and Limousin 
which, however, are among the regions with the most purchasing power.


