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IN A NUTSHELL 
 

 

 — Rapid inflation in France and the Eurozone has led to rising interest rates and markedly higher borrowing costs. This has had a 

significant impact on the French commercial property market, bringing a sharp end to the era of record low yields. 

— We believe the ongoing price correction creates opportunities for certain value-add strategies. Renovating offices in the CBD 

and other supply-constrained areas of Paris in order to meet current occupier and regulatory standards, for example, could 

enable a significant rental uplift. 

— Demand for operational residential – including student housing and senior living – is well-supported by city-level demographic 

and economic trends, and while the yield spread over multifamily residential is compressing, these segments remain attractive. 

— Logistics has repriced considerably in the past six months and could provide some tactical investment opportunities for assets in 

the Greater Paris region and Lyon. 
  

 

The French real estate market is facing a challenging year ahead. We have seen significant repricing towards the end of 2022 in response 

to rising interest rates, and while we believe that a large portion of the total correction has already occurred, this process of adjustment is 

likely to continue early this year. This is particularly the case for the office and retail sectors. However, we see some pockets of opportunity 

for investment. With planning policy in Central Paris increasingly favouring residential over office use, this is likely to constrain new supply 

and enhance rental growth in the office sector. 

 

We also see a supply-demand imbalance in the student housing and senior living sectors. The stock of student housing is currently limited, 

particularly in Paris, where the highest concentration of top-quality universities is located, and rents in the private rented sector (PRS) are 

often unaffordable. The growth in the over-60s population in France also suggests increasing demand for senior living, which is highly 

under-supplied at present. And after a sharp correction in logistics values in the final months of 2022, there may also be opportunities here. 

The possibilities for logistics supply growth around Paris and Lyon remain limited, while occupier demand is still strong, despite the 

slowdown in consumer spending towards the end of 2022 and early this year. 

 

Recession likely to be short 

Although the French economy faces many of the same headwinds as the rest of Europe – tightening monetary policy, erosion of incomes 

due to inflation – the severity of any recession in the fourth quarter of 2022 and early in 2023 is anticipated to be milder than the Eurozone 

average.1 Consumer confidence fell to its lowest ever level in the second half of 2022, and is yet to recover to any great extent;2 however, 

 

 
1 Oxford Economics, December 2022 
2 INSEE, January 2023 
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the labour market has remained resilient and inflation is starting to ease. 

 

As such, we expect the economy to pick up as the slowdown in inflation continues, falling below target by 2024. The re-election of 

Emmanuel Macron for another five-year term should allow him to pursue structural reforms to boost economic competitiveness and raise 

the labour participation rate. However, these reforms are likely to prove complex to implement given that the ruling coalition struggled to 

push through the budget law for 2023, eventually forcing the bill through the National Assembly without a vote. 

 

Opportunity in value-add office 

With prime office yields in Paris CBD starting 2022 at just 2.60%, there was considerable scope for a value correction. At the end of the 

year, French 10-year government bonds briefly exceeded 3.00% – an annual rise of almost 300 basis points – although the rate has since 

dropped back slightly.3 CBD yields have moved out by an estimated 80 basis points so far, leading to a capital value decline of 20%, and we 

are forecasting a further 4% fall in values in early 2023. The regional office markets were slower to respond last year, and we therefore 

expect to see more price correction materialise in the first half of this year. 

 

Office occupier markets have so far proved resilient. This is particularly true for Paris CBD, Lyon, and La Défense, albeit for different reasons. 

Paris CBD has benefitted from the trend of occupiers streamlining their office footprints and focusing on the best-quality space in the most 

prestigious and accessible locations. In Lyon, the regional economy has continued to outperform, driving strong office absorption rates. 

Rents in La Défense have corrected after a supply surge, attracting occupiers from neighbouring submarkets seeking high-quality, well-

connected space at a competitive rental level. However, we have seen vacancy spike in areas such as Northern Paris where occupier de-

mand has failed to keep pace with supply growth. 

 

Office Market Fundamentals (% stock) 

 

Source: DWS, January 2023. 

 

We see the main opportunity in the French office market in future-proofing properties in supply-constrained locations, where a high rent 

can be commanded to compensate for renovation costs. With minimum energy performance standards requiring non-residential buildings 

to meet at least energy performance certificate level F by 2027 and E by 2030,4 an estimated 52% of office stock in France is likely to be 

obsolete.5 Paris CBD faces an even greater challenge with only just over a quarter of stock completed in the last 20 years.6 Low vacancy and 

 

 
3 Macrobond, January 2023 
4 As a result of a 2021 revision to the European Energy Performance of Buildings Directive   
5 Savills, December 2022 
6 PMA, April 2021 
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high rents in this submarket (prime rents reached €960 psm in the third quarter of 2022)7 reduce the risk of vacancy on completion of 

extensive renovation works and increase the potential upside, suggesting a retrofit strategy would be a good fit for this submarket. We see 

similar dynamics in  the 3rd -11th arrondissements, where vacancy is just 2.5% and prime rents are only 15% below the CBD.8  

 

Outside Paris, we see limited opportunity to apply this strategy. While rental growth in Lyon has been promising in recent years, we expect 

strongly increasing supply to weaken the momentum. In Lille, a weaker regional economy has resulted in almost no rental growth for the 

last 10 years and office vacancy is high at over 8%. In Marseille, a renovation strategy is likely to be constrained by the relatively low rents 

that occupiers are wiling to pay, although the Euroméditerranée area is sufficiently supply constrained to minimise letting risk on comple-

tion of any works. 

 

Operational residential a growing focus 

Student housing offers attractive entry pricing at a yield of around 90 basis points above prime multifamily residential in Paris, although 

the spread continues to narrow. The affordability constraints that limit rental growth in Paris’s private rented sector offer an opportunity 

for purpose-built student housing, which can compete on price and offer an all-inclusive package for students arriving in the capital from 

abroad or elsewhere in France. Paris offers a selection of some of the top universities worldwide including Sorbonne University and Uni-

versité PSL, attracting students from across France, French-speaking North Africa, and China.9 These groups are more likely to prefer pur-

pose-built accommodation for their studies, and applications increased by 18% for the 2022/23 academic year compared to 2018/19.10 

There is currently enough purpose-built stock to accommodate less than 15% of students in Paris, compared to 26% in London.11 In addition, 

the stock of student housing in Paris is limited in both quantity and quality. The main challenge in this sector is acquiring or creating housing 

that is sufficiently accessible from the main universities to be attractive for students, when the development opportunities are largely 

located outside the Intra-Muros area. 

 

Senior housing also offers an attractive spread to residential, with prime yields in Paris currently at around 4.10%.12 With the over-70s 

population expected to grow by over 2% per annum for the next 10 years, there is an increasing need for suitable homes for this age group. 

At present there is only enough purpose-built accommodation in the assisted living sector for 3% of the population over 75, compared to 

around 7% in the U.S., suggesting there may be considerable scope for growth, not only to increase market penetration but to keep up with 

demand. 

 

The outlook for PRS is less convincing, however. Across France, the number of permits to construct new housing has been trending up over 

the past two years, particularly for multifamily, and now stands around 50% higher than the long-term average.13 This suggests that supply 

is catching up with demand and may weigh on rental growth in the near future. 

 

In Paris, over the past 10 years, prime residential rental growth failed to keep pace with the European average. This is partly because of 

ongoing population movement out of Central Paris and into the greater Ile-de-France region, and partly because of stretched affordability. 

We expect these trends to persist, weighing on prospects for rental growth. Despite these dynamics, prime residential yields have tended 

to be among the lowest in Europe. While population growth in the western submarkets of greater Paris is more promising and pricing has 

corrected significantly over 2022, we do not expect demand to be sufficient to generate rental outperformance. 

 

Logistics once again on the radar 

At the start of 2022, prime logistics yields were at an all-time low, and 40% below the 10-year average. Even assuming a strong outlook for 

rental growth at this point, it had become increasingly difficult to meet return targets at this price point. Now, the sector has repriced 

 

 
7 CBRE, November 2022 
8 CBRE, November 2022 
9 Campus France, 2022 
10 Campus France, 2022 
11 HEPI, July 2022 
12 CBRE, December 2022 
13 BNP Paribas, November 2023 
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sharply. Yields moved out by an estimated 50 basis points in the final two months of the year, and are currently about 100 basis points 

above their early-2022 trough.14 Given the extent of the repricing to date, we expect that yields have almost fully corrected and will stabilise 

by mid-2023. 

 

At current pricing levels, logistics looks more attractive. While the sector must contend with waning consumer spending, alongside rising 

energy, labour and transport costs, the long-term fundamentals are good. E-commerce continues to make inroads into in-store sales, driv-

ing occupier demand. At the same time, supply is constrained, with vacancy falling by 16% year-on-year across France to reach 3.8% in the 

final quarter of 2022.15 The Hauts-de-France region is the only area where supply is keeping pace with demand, with space being particularly 

scarce around the Greater Paris region and Lyon. This is likely to maintain pressure on rents, and we expect annual growth of close to 3% 

in these markets over the next three years. With existing logistics stock increasingly dated compared to occupier standards today, we would 

therefore acquire older stock on a selective basis, undertaking an active management strategy in order to meet current occupier require-

ments where pricing is sufficiently compelling. 

 

Percentage Change in Yield, May 2022 vs. December 2022 (%) 

 

Source: CBRE, January 2023. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
14 CBRE, January 2023 
15 CBRE, January 2023 

0%

5%

10%

15%

20%

25%

30%

35%

Residential Logistics Office Student Housing Hotel Senior Housing Shopping Centres



France Real Estate Strategic Outlook March 2023 

 

This information is subject to change at any time, based upon economic, market and other considerations and should not be construed as a recommendation. Past performance is not indicative of future 

returns. Forecasts are not a reliable indicator of future performance. Forecasts are based on assumptions, estimates, opinions, and hypothetical models that may prove to be incorrect. Investments come with 

risk. The value of an investment can fall as well as rise and your capital may be at risk. You might not get back the amount originally invested at any point in time. Source: DWS International GmbH. 

 

\ 5 

Real Estate Research Team 

Office Locations  Teams 

Chicago 

222 South Riverside Plaza 

34th Floor 

Chicago 

IL 60606-1901 

United States 

Tel: +1 312 537 7000 

 

Frankfurt 

Mainzer Landstrasse 11-17 

60329 Frankfurt am Main 

Germany  

Tel: +49 69 71909 0 

 

London 

Winchester House 

1 Great Winchester Street 

London EC2N 2DB 

United Kingdom 

Tel: +44 20 754 58000 

 

New York 

875 Third Avenue 

26th Floor 

New York 

NY 10022-6225 

United States  

Tel: +1 212 454 3414 

 

San Francisco 

101 California Street  

24th Floor 

San Francisco 

CA 94111 

United States 

Tel: +1 415 781 3300 

 

Singapore 

One Raffles Quay 

South Tower 

20th Floor 

Singapore 048583 

Tel: +65 6538 7011 

 

Tokyo  

Sanno Park Tower  

2-11-1 Nagata-cho  

Chiyoda-Ku 

18th Floor  

Tokyo  

Japan  

Tel: +81 3 5156 6000 

 Global  

 Kevin White, CFA 

Global Co-Head of Real Estate Research 

 

Simon Wallace 

Global Co-Head of Real Estate Research 

   

 Americas  

 Brooks Wells 

Head of Research, Americas 

 

 

Ross Adams 

Industrial Research 

 

 

Sharim Sohail 

Property Market Research 

 

Liliana Diaconu, CFA 

Office Research  

 

 

Joseph Pecora, CFA 

Apartment Research 

 

 

 

 

 Europe  

 Ruben Bos, CFA 

Property Market Research 

 

 

Siena Golan 

Property Market Research 

 

 

Carsten Lieser 

Property Market Research 

 

 

 

Tom Francis 

Property Market Research 

 

 

Rosie Hunt 

Property Market Research 

 

 

Martin Lippmann 

Property Market Research 

 Asia Pacific  

 Koichiro Obu 

Head of Real Estate Research, Asia Pacific 
 

  

Hyunwoo Kim 

Property Market Research 

 

Natasha Lee 

Property Market Research 

 

 

Seng-Hong Teng 

Property Market Research 

 

 



France Real Estate Strategic Outlook March 2023 

 

This information is subject to change at any time, based upon economic, market and other considerations and should not be construed as a recommendation. Past performance is not indicative of future 

returns. Forecasts are not a reliable indicator of future performance. Forecasts are based on assumptions, estimates, opinions, and hypothetical models that may prove to be incorrect. Investments come with 

risk. The value of an investment can fall as well as rise and your capital may be at risk. You might not get back the amount originally invested at any point in time. Source: DWS International GmbH. 

 

\ 6 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

AUTHORS 

 

 

Simon Wallace 
Global Co-Head of Real Estate Research 

 

Siena Golan 
Property Market Research  



France Real Estate Strategic Outlook March 2023 

\ 7 

Important information  

For North America: 
The brand DWS represents DWS Group GmbH & Co. KGaA and any of its subsidiaries, such as DWS Distributors, Inc., which offers investment products, or DWS Investment Management Americas, Inc. and 
RREEF America L.L.C., which offer advisory services. 
 
This material was prepared without regard to the specific objectives, financial situation or needs of any particular person who may receive it. It is intended for informational purposes only. It does not constitute 
investment advice, a recommendation, an offer, solicitation, the basis for any contract to purchase or sell any security or other instrument, or for DWS or its affiliates to enter into or arrange any type of 
transaction as a consequence of any information contained herein. Neither DWS nor any of its affiliates gives any warranty as to the accuracy, reliability or completeness of information which is contained in 
this document. Except insofar as liability under any statute cannot be excluded, no member of the DWS, the Issuer or any office, employee or associate of them accepts any liability (whether arising in contract, 
in tort or negligence or otherwise) for any error or omission in this document or for any resulting loss or damage whether direct, indirect, consequential or otherwise suffered by the recipient of this document 
or any other person. 
 
The views expressed in this document constitute DWS Group’s judgment at the time of issue and are subject to change. This document is only for professional investors. This document was prepared without 
regard to the specific objectives, financial situation or needs of any particular person who may receive it. No further distribution is allowed without prior written consent of the Issuer. 
 
Investments are subject to risk, including market fluctuations, regulatory change, possible delays in repayment and loss of income and principal invested. The value of investments can fall as well as rise and 
you might not get back the amount originally invested at any point in time. 
 
An investment in real assets involves a high degree of risk, including possible loss of principal amount invested, and is suitable only for sophisticated investors who can bear such losses. The value of shares/ 
units and their derived income may fall or rise. 
 
War, terrorism, sanctions, economic uncertainty, trade disputes, public health crises and related geopolitical events have led, and, in the future, may lead to significant disruptions in US and world economies 
and markets, which may lead to increased market volatility and may have significant adverse effects on the fund and its investments.  
 
For Investors in Canada.  No securities commission or similar authority in Canada has reviewed or in any way passed upon this document or the merits of the securities described herein and any representation 
to the contrary is an offence. This document is intended for discussion purposes only and does not create any legally binding obligations on the part of DWS Group. Without limitation, this document does not 
constitute an offer, an invitation to offer or a recommendation to enter into any transaction. When making an investment decision, you should rely solely on the final documentation relating to the transaction 
you are considering, and not the document contained herein. DWS Group is not acting as your financial adviser or in any other fiduciary capacity with respect to any transaction presented to you.  Any 
transaction(s) or products(s) mentioned herein may not be appropriate for all investors and before entering into any transaction you should take steps to ensure that you fully understand such transaction(s) 
and have made an independent assessment of the appropriateness of the transaction(s) in the light of your own objectives and circumstances, including the possible risks and benefits of entering into such 
transaction. You should also consider seeking advice from your own advisers in making this assessment. If you decide to enter into a transaction with DWS Group, you do so in reliance on your own judgment. 
The information contained in this document is based on material we believe to be reliable; however, we do not represent that it is accurate, current, complete, or error free. Assumptions, estimates, and 
opinions contained in this document constitute our judgment as of the date of the document and are subject to change without notice. Any projections are based on a number of assumptions as to market 
conditions and there can be no guarantee that any projected results will be achieved. Past performance is not a guarantee of future results. The distribution of this document and availability of these products 
and services in certain jurisdictions may be restricted by law. You may not distribute this document, in whole or in part, without our express written permission. 
 
For EMEA, APAC & LATAM: 
DWS is the brand name of DWS Group GmbH & Co. KGaA and its subsidiaries under which they do business. The DWS legal entities offering products or services are specified in the relevant documentation. 
DWS, through DWS Group GmbH & Co. KGaA, its affiliated companies and its officers and employees (collectively “DWS”) are communicating this document in good faith and on the following basis. 
 
This document is for information/discussion purposes only and does not constitute an offer, recommendation, or solicitation to conclude a transaction and should not be treated as investment advice. 
 
This document is intended to be a marketing communication, not a financial analysis. Accordingly, it may not comply with legal obligations requiring the impartiality of financial analysis or prohibiting trading 
prior to the publication of a financial analysis. 
 
This document contains forward looking statements. Forward looking statements include, but are not limited to assumptions, estimates, projections, opinions, models, and hypothetical performance analysis. 
No representation or warranty is made by DWS as to the reasonableness or completeness of such forward looking statements. Past performance is no guarantee of future results. 
 
The information contained in this document is obtained from sources believed to be reliable. DWS does not guarantee the accuracy, completeness, or fairness of such information. All third-party data is 
copyrighted by and proprietary to the provider. DWS has no obligation to update, modify or amend this document or to otherwise notify the recipient in the event that any matter stated herein, or any opinion, 
projection, forecast, or estimate set forth herein, changes or subsequently becomes inaccurate. 
 
Investments are subject to various risks. Detailed information on risks is contained in the relevant offering documents. 
 
No liability for any error or omission is accepted by DWS. Opinions and estimates may be changed without notice and involve a number of assumptions which may not prove valid. 
DWS does not give taxation or legal advice.  
 
This document may not be reproduced or circulated without DWS’s written authority.  
 
This document is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or located in any locality, state, country, or other jurisdiction, including the United 
States, where such distribution, publication, availability, or use would be contrary to law or regulation or which would subject DWS to any registration or licensing requirement within such jurisdiction not 
currently met within such jurisdiction. Persons into whose possession this document may come are required to inform themselves of, and to observe, such restrictions. 
 
© 2023 DWS International GmbH 
 
Issued in the UK by DWS Investments UK Limited which is authorised and regulated by the Financial Conduct Authority (Reference number 429806). 
© 2023 DWS Investments UK Limited 
 
In Hong Kong, this document is issued by DWS Investments Hong Kong Limited and the content of this document has not been reviewed by the Securities and Futures Commission. 
© 2023 DWS Investments Hong Kong Limited 
 
In Singapore, this document is issued by DWS Investments Singapore Limited and the content of this document has not been reviewed by the Monetary Authority of Singapore. 
© 2023 DWS Investments Singapore Limited 
 
In Australia, this document is issued by DWS Investments Australia Limited (ABN: 52 074 599 401) (AFSL 499640) and the content of this document has not been reviewed by the Australian Securities Investment 
Commission. 
© 2023 DWS Investments Australia Limited 
 
For investors in Bermuda: This is not an offering of securities or interests in any product. Such securities may be offered or sold in Bermuda only in compliance with the provisions of the Investment Business 
Act of 2003 of Bermuda which regulates the sale of securities in Bermuda. Additionally, non-Bermudian persons (including companies) may not carry on or engage in any trade or business in Bermuda unless 
such persons are permitted to do so under applicable Bermuda legislation. 
 
For investors in Taiwan: This document is distributed to professional investors only and not others. Investing involves risk. The value of an investment and the income from it will fluctuate and investors may 
not get back the principal invested. Past performance is not indicative of future performance. This is a marketing communication. It is for informational purposes only. This document does not constitute 
investment advice or a recommendation to buy, sell or hold any security and shall not be deemed an offer to sell or a solicitation of an offer to buy any security. The views and opinions expressed herein, which 
are subject to change without notice, are those of the issuer or its affiliated companies at the time of publication. Certain data used are derived from various sources believed to be reliable, but the accuracy 
or completeness of the data is not guaranteed, and no liability is assumed for any direct or consequential losses arising from their use. The duplication, publication, extraction, or transmission of the contents, 
irrespective of the form, is not permitted. 
 
© 2023 DWS Group GmbH & Co. KGaA. All rights reserved. (2/23) 081347_5 


