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■ GDP has now remained flat for 
three consecutive quarters in France. 
Forecasts predict a return to growth in 
2013 (+0.4%).

■ Public austerity measures that 
were adopted after the presidential 
elections are having a marked impact 
on the ever declining French consumer 
confident. 

■ The slowdown in consumption and 
the changes in consumer behaviour 
are encouraging retailers to reassess 
their development strategy and the 
services they offer. France remains an 
attractive destination for national and 

international retailers.

■ €1.9 billion has been invested in 
retail property in France since the 
beginning of the year, which is an 
increase of 27% compared to the 
same period in 2011. 

■ The most notable factors in 2012 
were the return of foreign investors and 
large transactions exceeding €100M.

■ Overall rents remain stable, with 
upward pressure on prime rents. 
Prime yields have been stable for the 
past year: 4.50% for high street retail 
units, 5.00% for shopping centres and 

5.75% for retail parks.

“The transformation of the 
retail sector and growth 
prospects should help to boost 
consumption.” Marie-Josée Lopes, 
Head of Research Savills

Graph source: Oxford Economics / * forecast Graph source: Savills
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Retail sales Slowdown in 2012
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Prime yields Rates are stable
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SUMMARY
An innovative and efficient market despite the crisis
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Economy 
The fact that GDP has been flat since 
the beginning of the year is troubling 
in France. according to forecasts, 
a return to growth may occur in 
2013 (+0.4% according to Oxford 
Economics). 

Employment figures fell in 2012 and 
there were fewer business start-ups 
than in the same period in 2011. The 
employment rate also increased (10% 
at the end of September and 10.2% 
forecast for 2013). 

The increase in taxation and inflation 
has led to a decline in purchasing 
power and a period of restrained 
consumption. Some of the French 
consumer savings could help to 
overcome this decline and encourage 
a return to increased levels of 
consumption in the coming months. 

Consumer confidence has deteriorated 
since June (the index was at 85 
in September 2012, compared to 
90 in June 2012), primarily due to 
public austerity measures, which 
were adopted after the presidential 
elections. The government's plan to 
support SMEs could boost business 
and have a positive impact on 
household confidence by the end of 
the year.

Retail demand
While the shopping centre 
performance index compiled by the 
CNCC (National Shopping Centre 
Council) has decreased in 2012, 
shopping centre visitor numbers 

appear to be stabilising. Consumers 
continue to visit shopping centres, with 
peak footfalls during the sales periods. 
Despite shrinking budgets and less 
frequent “extras,” consumers retain 
their intentions to purchase and the 
notion of pleasure predominates.

While consumption in 2012 is 
expected to be almost stable, retail 
sales revenue should show an increase 
of +0.3% (compared to +2.7% in 
2011) primarily due to inflation. There 
appears to be a possibility of a 1.6% 
increase in retail sales in 2013 (Oxford 
Economics forecasts). 

Consumer spending sectors that 
continue to see annual growth are 
household equipment (+1%) and other 
manufactured goods (+1.1%). Luxury 
brands continue to buck the crisis and 
have once again seen strong sales. In 
contrast, we are beginning to see the 
first signs of weak consumption in the 
home furnishings sector. 

retailers continue to be committed 
to developing projects in France. The 
number of projects submitted to the 
CDaC (Departmental Commission for 
Commercial Development) remains 
steady, but the uninspiring economic 

climate is encouraging developers 
to extend existing sites, rather than 
new developments. Out of the 1,252 
retail projects, which were given 
planning consent by the CDaC in 2011 
(totalling 3.3 million sq m), 60% were 
for extensions. Between January and 
august 2012, 2.5 million sq m of retail 
development started, which is similar 
to the same period in 2011. 

New developments remain possible for 
the most highly coveted retailers. They 
are able to attract significant footfall 
and can count on the loyalty of their 
clientele thanks to their strong brand 
identity (Chanel, apple, Benetton, 
Zara, etc.). as consumers are looking 
to not only buy, but also enjoy their 
shopping experience, retailers are 
opting to develop stores in prime 
locations. They rely primarily on a 
flagship store, which is highly visible 
and therefore provides significant 
footfall. In parallel to this, they develop 
on-line sales platforms in order 
to reach the maximum number of 
consumers possible and they offer an 
extended range of services, designed 
to inform and assist the customer 
before, during and after a purchase. 
This is demonstrated by on-line price 
comparison services, text messages 
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Planning consent The number of 
projects submitted to the CDAC remains 
constant
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Economy GDP and consumption are on hold in 2012

Graph source: CDaC / * rise of the maximum space threshold subject to the 

CDaC
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“Brands are developing effective strategies 
based on combining the complementary 
advantages of having both in-store and 
on-line commerce.” Christophe Gouny, Director 
head of Retail Savills
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containing targeted information, 
the possibility of buying via mobile 
phone, the choice of delivery location 
and high-quality after-sales services. 
This strategy is based on the 
complementary character of the sales 
methods and on highly monitored and 
interactive client relations.

Internet sales have been particularly 
successful for the electrical appliance, 
cultural goods and ready to wear 
sectors. Certain groups have carried 
out internal restructuring. They 
promote certain brands by moving 
them to the best locations and resort 
to arbitration for the least profitable 
locations. 

The current transformation of the 
cultural and entertainment market 
is related to this logic of profitability 
and streamlining of surface area and 
costs. For example, Fnac is looking 
to reposition its brand concept by on 
the one hand developing its on-line 
sales and, on the other, developing a 
franchise network of smaller stores in 
France's main cities. 

Similarly, hypermarkets, whose 
customers went to them due to 
the fact that they offered a wide 
mix of products, have seen their 
performance decline. Book and home 
appliance departments are gradually 
disappearing from stores, as these 
are the departments that are most in 
competition with on-line sales.
however, shops remain indispensable 
for fresh produce and vegetables, and 
convenience is key. The consumer 
looks for quality and prefers to go 

to the shop in person, in order to 
compare products and feel that he/she 
is in control of what they choose. The 
city centre is therefore seeing more 
activity.
In line with new changing consumer 
behaviour (looking to make savings, 
ecologically oriented and less 
constrained), the major food retailers 
are stepping up their strategy of 
locating in high street locations. Local 
convenience stores are returning in 
force, with new mini-supermarket 
concepts such as Daily Monop’ (55 
shops in France at the beginning of 
2012 with 5,600 items), Carrefour City 
(205 shops), Carrefour Contact (206 
shops), Intermarché Express, etc. 

This strategy, which was primarily 
adopted by Franprix a few years ago, 
is now being rolled out across all cities. 
Its success is mainly down to extended 
opening hours, convenience, brand 
image and a wide range of products.

Rental values
rental values continue to be resilient, 
particularly for prime locations which 
are under upward pressure. Up sharply 
compared to 2011, the top zone a 
prime rent for high street units on the 
Champs-Elysées reached €15,000 
per sq m/year. Prime shopping centre 
rents remain at €2,000 per sq m GLa 
and €185 per sq m for prime retail 
warehouses in retail Parks. This 
resilience can be explained primarily by 
the concentration of a large portion of 
the market looking for prime locations. 
rents in secondary locations may fall 
in 2013.
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E-commerce turnover services are successful
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Investment market
Contrary to all expectations, 
the investment market has not 
experienced the decline expected to 
happen in 2012. More than €11 billion 
was invested in commercial real estate 
over the first nine months of the year in 
France, compared to €10.8 billion for 
the same period in 2011. The market 
remains dominated by equity driven 
investors and is characterized by an 
ever increasing aversion to risk.

The beginning of the year was 
marked in particular by the arrival of 
Qatari funds with several landmark 
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Shopping centre and retail park Rents 
remain stable

Graph source: Savills
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Cities Prime streets
Prime rents 
(per sq m/year)

amiens rue des trois Cailloux € 600 - 2 200

Bordeaux rue de la Porte Dijeaux
rue Sainte Catherine

€ 200 - 2 300
€1 200 - 2 300

Lille rue Béthune
rue de la Grande Chaussée

€1 800 - 2 200
€1 700 - 2 200

Lyon rue de la république €2 000 - 2 800

Marseille rue Saint-Ferréol €1 500 - 1 700

Metz rue des Clercs
rue Serpenoise

€700 - 1 300
€800 - 1 700

Paris av. des Champs Elysées
rue royale place Vendôme

€10 000 - 15 000
€4 500 - 6 500

rouen rue du Gros horloge €1 300 - 2 000

Toulouse rue alsace Lorraine €1 300 - 2 200

TaBLE 1

High street retail units The Prime rents 
are stable
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transactions for prestigious sites. 
a key example is the acquisition of 
52 avenue des Champs Elysées for 
€515M. This purchase boosted the 
investment volume and placed high 
street units in top position by asset 
class. These transactions account 
for 56% of retail investment in 2012, 
followed by shopping centres (32%) 
and retail parks (12%). 

Over the first nine months of the year, 
investment in retail properties totalled 
€1.9 billion (compared to €1.5 billion 
for the same period in 2011). The year 
is expected to be successful, since an 
annual increase of 27% of investment 
has already been registered. 

The market remains largely domestic, 
with 52% of investments made by 
French investors. Nevertheless, the 
playing field appears to be changing, 
as some foreign investors are 
returning. The Qataris represent 26% 
of the buyers, followed by the Swedes 
with 9% and the americans with 4% 
of the total turnover recorded so far 
this year. We would also note the 
return of the Spanish who have made 
up 2% of total retail investment, and 
the withdrawal of the Dutch and the 
Germans. 

Large transactions exceeding €100 
million have made a remarkable 
comeback and accounted for 60% 
of the amounts invested since the 
beginning of the year (primarily 
portfolios). 
The excellent volume of capital raised 
by real estate investment trusts (SCPI) 
once again provides for good market 
liquidity on deals from €15 million to 
€50 million. Investment funds using 
OPCI/ SCPI type vehicles continue 
to drive the market. The new OPCI 
funds dedicated to retail property in 
2012 (amundi Immobilier, Primonial 
reim, Urban Premium Immorente 2, 
etc.) will ensure a significant number of 
investments for the end of 2012 and in 
to the near future.

There were fewer investors in the 
market due to the lack of financing in 
the market. although banks have been 
less active over the past few years, 
they do nevertheless have an on-going 
interest in retail properties in France. 
The financing of French portfolios by 
foreign banks, particularly German 
banks, remains a reality (this is how 
Mercialys financed its portfolio of 
shopping centres located throughout 
France).

We would point out that the time 
needed to complete a transaction 

is extending. The time needed for a 
potential buyer to carry out its due-
diligence is longer because of their 
increased levels of caution, particularly 
with regard to the technical condition 
of the buildings and their administrative 
status. This behaviour has led to 
increasingly bitter negotiations, even 
for prime properties.

“The financing of 
French portfolios by 
foreign banks shows 
on-going interest in 
retail properties in 
France” David Poole, 
Director of Valuation Savills

Price 
(€)

Purchaser Seller Type State

Paris
Champs Elysées

515,000,000
Qatar Investment 

authority
Groupama 
Immobilier

Street high Unrefurbish

Portfolio France 
(30 succursalles)

175,000,000 Foncière LFPI PSa retail park Unrefurbish

Portfolio France
(11 boutiques)

170,000,000 Pardes Patrimoines NC Street high Unrefurbish

Paris QCa 165,000,000 ramsbury aB hammerson Street high refurbish

Portfolio France 146,500,000 Primonial reim Mercialys Sopping centre Unrefurbish

Portfolio 
Bordeaux

Grand'Tour1 et 
Grand'Tour2

82,600,000 Ciloger altarea Cogedim Sopping centre Unrefurbish

Cannes
65 Croisette

80,000,000 Thor Equities Kanam Sopping centre Unrefurbish

Wasquehal 50,000,000 Financière Groupe Barneoud Unibail rodemco Sopping centre Unrefurbish

TaBLE 2

Retail investments Key transactions in 2012

Graph source: Savills
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Outlook
The retail revolution has just 
only begun

Yields
Yields remain stable. The prime yield 
for high street units is 4.50%. This 
yield could even harden slightly due to 
the upward pressure on highly priced 
prime and Core+ assets. 

Yields in shopping centres and retail 
parks remain at 5.00% and 5.75% 
respectively. regardless of the retail 
category, the opportunity to acquire a 
prestigious address or landmark site 
could lead some investors to sign at 
even more agressive yields.■

Savills team 
Please contact us for further information

Savills plc
Savills is a leading global real estate service provider listed on the London Stock Exchange. The company established in 1855, has a rich heritage with unrivalled growth. It is a company 
that leads rather than follows, and now has over 500 offices and associates throughout the americas, Europe, asia Pacific, africa and the Middle East.

This report is for general informative purposes only. It may not be published, reproduced or quoted in part or in whole, nor may it be used as a basis for any contract, prospectus, 
agreement or other document without prior consent. Whilst every effort has been made to ensure its accuracy, Savills accepts no liability whatsoever for any direct or consequential loss 
arising from its use. The content is strictly copyright and reproduction of the whole or part of it in any form is prohibited without written permission from Savills research.

Christophe Gouny
Director head of retail
+33 1 44 51 73 91
cgouny@savills.fr

Marie-Josée Lopes
head of research
+33 1 44 51 17 50
mjlopes@savills.fr

■ access to new technologies is causing a change in 
consumer behaviour and in turn a revolution in retail 
that the crisis cannot affect.

■ Brands, particularly international brands, are 
undertaking new sales and installation strategies 
accompanied by customer relations that go the extra 
mile and have more targeted services. These changes 
are likely to increase over the coming years.

■ retail properties continue to be non-volatile 
assets and continue to attract investors looking for 
opportunities both inside and outside Paris. The 
upward pressure on sales prices for prime properties 
is making the market more and more “select” and 
coveted. 

■ rental values could fall in 2013, particularly in 
secondary locations. Nonetheless, retail properties 
are once again demonstrating their resilience and 
the 2013 investment market could be even more 
promising than in 2012.
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Retail investment The volume is increasing
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