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Abstract

We compare various long term (1840-2001) yearly indices: home price and residential property investment in Paris, gold, French long and short term fixed income investment, French stocks and American stocks, on the point of view of an investor whose account currency was the French franc.

The 1840-2001 period can be subdivided into two relatively quiet subperiods (1840-1914 and 1965-2001) straddling a highly troubled one (1914-1965).

The average returns and the volatilities of the various investments show a mostly consistent hierarchy, even during the highly troubled subperiod 1914-1965.

Residential property provides a high diversifying power out of the stock and interest rate risks.

Only the years posterior to 1965 can be significant to help anticipate the future.
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1. Sources

1.1. Old sources

In a pioneering work, (Duon, 1946) provided a yearly home price index for Paris on the 1840-1944 period, as well as a global residential property investment index, including rental income, on the 1914-1944 period.  He built these indices by applying a repeat sales method to the paper database of the "conservation des hypothèques", i.e. the land register of the tax department.  (Carrière, 1957) then provided other indices on the 1914-1955 period, based on auctioned property prices.

1.2. Home price index

During the 1960s and 1970s, there was no significant work about the price of existing homes in France.  Only in the 1980s did new indices appear, the "Notaires-INSEE" indices, based on the notaries' database.  These indices go back to the creation of the database, that is no sooner than the 1980s.  Nevertheless, it is possible to go farther back in time, since the database contains not only the price of the transaction, but also the price of the previous transaction.  For instance, it records that such apartment, sold on December 15, 2001 for FF 1 million, had been purchased by the seller for FF 100 000 on August 27, 1965.  Thus, by using a method derived from the repeat sales method but adapted to the data at our disposal, we have been able to reconstitute home price indices, back to 1949 in Paris and back to the 1930s in France as a whole.  Then, by connecting Gaston Duon's index to ours, we obtained an index of home prices in Paris on the 1840-1999 period (Friggit, 2001).  Updated to 2001, this index provides the basis of the present paper.

1.3. Property investment total return index

It is much more difficult to reconstitute rental income than home prices.  Therefore we had to make approximations to reconstitute this index.  The important point is that we have checked that these approximations do not impact significantly the (quite basic) results we draw from this index, even though they could very well impact other results one might be tempted to draw.

Appendix 1 provides more details about the methods used.

Appendix 2 provides the numerical values of the indices.

Home prices in Paris, 1840-2001

The 1840-2001 period can be subdivided into two relatively quiet periods (1840-1914 and 1965-2001) straddling a highly troubled period (1914-1965) (chart 1).

chart 1 - Index of home prices and various investment total returns
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1.4. 1840-1914

During this period, apartments are not sold by the unit in Paris: only whole buildings are sold.  The housing market is almost purely an investor's market.

The events of 1848-1852 and 1870-1871 generate no durable inflation, only a temporary increase in interest rates and, correlatively, a fall in home prices (chart 1).

The home price index in Paris grows approximately like the GDP per household in France.  

1.5. 1914-1965

There are still very few sales of apartments by the unit before the 1950s.

Number of sales in Paris, residential properties subjected to transaction taxes

	Year
	Whole buildings
	Houses
	Apartments by the unit

	1939
	ca 1 100
	ca 180
	ca 400

	Now
	ca 400
	ca 200
	ca 40 000


Our index reflects the price of whole buildings until 1944, then of apartments sold by the unit (whether rented or vacant).

During WWI, a tight rent control is enforced, in the name of national solidarity.  Combined with high inflation, it divides home prices by three in constant currency.  At the end of the war, it is not lifted, but, between WWI and WWII, it is alternately relaxed or tightened by a string of laws, which explains that, in 1939, home prices were still significantly lower than in 1914 in constant currency.  

The peak which appears on chart 2 during the 1930s is partly an aftershock of the 1929 stock crash (investors shifting their capital from stocks into the supposed security of property) and partly a consequence of a similar evolution of rents.

During WWII, the 1914 scenario repeats itself: a tight rent control combined with an inflation even higher than during WWI lowers home prices (relative to the disposable income per household) to a level previously unheard of.  

The peaks which appear on chart 2 during the first half of the 1940's are caused by the fact that we compare prices which were free (home prices) to an aggregate valued at official consumer prices which were controlled (at that time the economy was not regulated by free market prices but by rationing, waiting lines and black market).  

In 1945, rent controls are not lifted, only relaxed.  In 1948 finally, comprehensive rent laws organize a progressive return of to freedom, which explains the fast growth of home prices for the following 15 years.

The situation in France in 1948 (cheap but scarce housing) was not unlike the situation in the former communist countries in 1990.  One can therefore suspect that what has been taking place in the latter ones since 1990 bears many similarities with what happened in France between 1948 and 1965.

chart 2 - Home price index / disposable income per household
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NB: the disposable income per household used in this chart is the average on all French households (whether they live in Paris or not).

1.6. 1965-2001

In 1965, home price growth slows down abruptly.  From that year on, home prices have evolved inside a "tunnel" centered on the disposable income per household and, more or less, 20% wide.  The only exception has been the bubble of 1987-1995, experienced only in the Paris region and a few other places.

Residential property investment performance in Paris, 1840-2001

The performance of residential property investment in Paris should be appreciated by comparison to other investments (chart 1; all results are before income and capital gain tax; the account currency is the FF).

1.7. Financial investment returns

In 2001, when the French Franc disappeared, gold had recovered, more or less, its purchasing power of the time of the "Franc-or", which lasted from 1803 to 1914.  

Short and long term fixed income investments provided a decent return before 1914, but did not resist the high inflation generated by WWI and WWII.  Only since 1981 have they provided a decent return in constant currency.

As one could expect, French stocks have provided the highest return among French financial investments.

They have been providing the same return as American stocks since 1967.  Nevertheless, before 1914 and 1967, the value of an investment in French stocks, compared to the value of an investment in American stocks, was divided by a factor 15 to 40 depending on whether one measures the values of the investments in nominal currency, in constant currency, as a proportion of GDP or as a proportion of GDP per head
.  This striking loss of value can be attributed mostly to the devastations caused by both world wars.  It shows that residential property investment was not alone in being affected by the wars.

Between 1860 and 1914, the investment in French stocks had provided the same return as the investment in American stocks as a proportion of GDP but a lower return if one uses other measures.

chart 3 - Value of an investment in American stocks / value of an investment in French stocks
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1.8. Residential property and financial investments: return and volatility

The parallel hierarchies of returns and volatilities which appear on charts 4 are no surprises: they confirm that higher returns go in pair with higher risks.  The investment in residential property in Paris appears somewhat intermediary between bonds and stocks, in terms of  return as well as in terms of volatility.

Some exceptions appear for the 1914-1965 period.

· Gold volatility (caused mostly by a very high price between 1940 and 1944) appears very high compared to its return.  One should nevertheless keep in mind that price volatility is not the only component of risk.  During this highly troubled period, the detention of gold enabled many people to save their life, which arguably was more important than minimizing the volatility of their investments: the risk incurred by gold holders would appear much lower if one took into account this "last resort asset" property of gold, crucial in troubled times.

· Residential property investment volatility appears low compared to its return.  One should nevertheless factor in risks specific to this investment which were particularly acute at that time: illiquidity caused by high transaction taxes (around 20% during most of the period), laws which were much more favourable to lessees than to lessors, etc.

Also, during the same period, the risk of the investment in American stocks would appear much higher had we factored in foreign exchange controls, as well as the high illiquidity of this investment during most of WWII.

During the 1965-2001 period, gold volatility appears very high compared to its return, but gold is considered less and less as a financial asset.

charts 4 - 5 year return volatility as a function of average yearly return for various investments and various periods
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Although return and volatility hierarchies appear quite stable on the long term, they can vary widely on shorter time periods.  For instance, an investor who, in 1950 (like many French institutional investors at that time), sold a housing investment and bought stocks instead of just keeping it, divided its capital by around 15 between 1950 and 1977 (chart 5).

chart 5 - Value of various investments relative to the value of residential property investment
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1.9. Correlations

The low correlations which appear on chart 6 confirm the diversifying power of residential property investments out of the stock and bond risks, at least for the 1840-1914 and 1965-2001 periods.

chart 6 - Correlation of various investments with residential property investment
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The low correlation of home prices with bonds (besides its sign) is somewhat paradoxical, since it is equivalent to a low correlation with interest rates, whereas half of the amount of housing purchased is financed by borrowed (mostly fixed rate) capital.  Nevertheless, it is confirmed by most other studies, including on shorter time scales (Maurer, Pitzer & Sebastian, 2001).  It is the basis of the diversifying power of residential property investment.

2. What next?

Except when a good reason leads to proceed otherwise, the best way to anticipate the future is to project the trends observed in the past.

Obviously, the shock caused by both world wars is such that only the years posterior to 1965 can be used for that exercise.

Assuming that home prices in Paris go on growing as the disposable income per household (calculated on the whole of France), say at 1,7%
 per year plus inflation, and that the average net rental income is around 3,5%, the return (before income and capital gain tax) of residential property in Paris should be 5,2% plus inflation.

Since 1967, French stocks have provided on average the same return as American stocks, say 6,8% per year plus inflation, or 7,8% if one includes "avoir fiscal" (a tax refund supposed to compensate the shareholder for the fact that companies' net income has been taxed before dividend distribution).

Thus, stocks should provide investors with a return 2% higher on average than residential property.  This difference may vary widely depending on the tax status of the investment and of the investor.

One sees few reasons why the volatility of these investments should be significantly different from what it has been since 1965: as a counterpart to its lower return, residential property should provide a lower volatility, of 6 to 8% against 21% for stocks.

For bond investment, the 1965-2001 period might not be representative of the future: European monetary unification on the German model should generate an inflation much lower and stable than between 1965 and 1985.  Thus, interest rates should be lower (both because of a lower inflation and because of a lower risk premium), as well as their volatility.  This should increase the spread between bond and residential property investment, in terms of both return and volatility. 

As far as correlations are concerned, one sees few reasons why the low correlations of residential property with bonds and stocks should change.  Therefore, its diversifying power should remain.  Relative to bonds and stocks, the geographical diversification it provides should even increase: interest rates are now unified inside the Euro zone and stock risk is less and less diversified geographically, whereas residential property risk remains geographically diversified (even in a country economically unified such as the United States, property price evolutions are differentiated among its various geographic components).

Of course, any investment decision must take into account other parameters:

· taxes, whether transaction taxes (much higher on property than on securities), income taxes or capital gain taxes, can vary widely,

· home prices' long term trend relative to the disposable income per household was 10% lower in Paris than their actual level in 2001 (cf. chart 2),

· stocks' long term trend relative to the CPI was 30% lower than their actual level in 2001 (cf. chart 7), 

· etc. 

chart 7 - Various measures of American stocks' total return index
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3. Conclusion

It is possible to reconstitute an index of home prices in Paris back to 1840 and in France as a whole back to the 1930s.  An index of residential property investment's global return can be reconstituted too.

Whereas the nineteenth century was a somewhat stable period, in spite of its revolutions and wars, the shock caused by both world wars through high inflation coupled with rent controls was huge.  Only in 1965 was it absorbed.

Since 1965, our home price index has grown in parallel with the disposable income per household, with the exception of the 1987-1995 bubble.

Residential property investment's volatility and return appear intermediary between stocks' and bonds', and it provides a huge diversifying power out of both these investments.  This situation should last for the foreseeable future.  


Appendix 1: description of the series used in this paper

1. Home price index

This index was reconstituted in three steps.

1.1 Reconstitution from the notaries' database

We have updated to 2001 the index on 1840-1999 mentioned in (Friggit, 2001) by using the INSEE index of the price of residential property in France and the Notaires-INSEE index of the price of apartments in Paris (there are very few individual houses, almost only apartments in Paris).

The 1840-1999 index was built as follows.

The notaries' database
 contains, on top of the usual fields relating to the transaction, 3 fields relating to the previous change of ownership of the property: the day of the previous transaction, its type (acquisition, succession, donation, etc.) and, when it is an acquisition, the transaction price.

In addition, 20% of the records contain the year of construction and 60% the period of construction (for instance: before 1850, between 1850 and 1913, between 1914 and 1947, etc.), which helps know whether the property was new or not at the time of the previous transaction. 

By comparing the price of the transaction and, when available, the price of the previous transaction, and by aggregating the results, we can build a price index.

The dates of the transactions were all comprised between 1993 and 2000, whereas the dates of the previous transactions were comprised between 1900 and 2000.

To build an index in basis 1999, we had to transform a transaction price for a year other than 1999 into a 1999 price.  We could have used the Notaires-INSEE indices for that; nevertheless, we didn't do it, because a) 13% of the territory is not covered by these indices yet (it should be within a few months) and b) by using another method we could keep the Notaires-INSEE indices as a comparison point.  Instead, we used a differential method: for instance, by comparing the price increase between 1965 and 1998 on one hand, and between 1965 and 1999 on the other hand, we obtain an information on the price increase between 1998 and 1999.

Properties held for a short time (less than a few years) show a price increase between the year of the purchase and the year of the resale much higher than the variation of the index.  Therefore, for recent years, we had to apply a correction, which we calibrated by using the Notaires-INSEE index in Paris (we later checked that the result was consistent with the Notaires-INSEE index elsewhere in France).

At end 2000, the notaries' database contained 5 million records.  After elimination of the properties other than apartments and houses (30%), of the new properties (15%), of the properties for which at least one of the 3 fields mentioned above was not filled (66%
), of the properties which the seller did not acquire (but inherited, received as part of a donation, etc.) (33%), and of the properties which were excluded for other reasons, we kept 563 000 records.  The index for France was reconstituted from around 100 records for 1950, 1000 for 1962, 10 000 for 1978.

In Paris, we could go back to 1949.  In France considered as a whole we could go back to the 1930s, but the value of the index prior to 1950 can be considered only as a rough approximation.

Obviously, this index includes quality effects, which were huge on the long term: in 1962, only 29% of French homes had a shower or a bathtub against 96% in 1998.

The index also includes structure effects.  For instance, we do not know whether the property was vacant or rented at the time of the previous transaction.  Since we have good reasons to think that the proportion of properties vacant at the time of the sale increased during the 1950s, and since rented properties have a lower price than vacant properties (the price difference having itself decreased, from on average 70% in 1950 to 40% in 1959 and around 20% today), this effect has contributed to the growth of our index during the 1950s.

This index obviously has weaknesses compared to indices on more recent periods (such as the Notaires-INSEE indices, which should be preferred to it anytime and anywhere they exist).  Nevertheless, it provides an opportunity to go several decades back in time.  One should keep in memory its methodology when making use of it. 

Within one or two years, the continuous increase in the number of records in the database, the availability of auxiliary data which are not available yet and improvements of the methodology should enable us to reconstitute better indices from the same database.

1.2. Gaston Duon's index in Paris

Gaston Duon was working with the agency which preceded INSEE (the National Institute of Statistics) during WWII.  By applying a repeat sales method to the paper database of the "conservation des hypothèques", i.e. the land register of the tax department, he reconstituted a yearly index of home prices in Paris on the 1840-1944 period. 

Before 1840, he didn't have enough records to reconstitute a yearly index.  He reconstituted indices on 10 year periods back to 1790.  By connecting his index to other ones on 25 year periods, it is possible to go back to 1625.  Farther back in time, we know only of anecdotal data back to the 13th century.

We considered only the years posterior to 1840.

Gaston Duon reconstituted indices separately for whole rented buildings and for apartments sold by the unit.  Nevertheless, apartments sold by the unit were non existent prior to WWI and they were rare and concentrated in a few neighborhoods prior to WWII (in 1944, only 3% of the Parisians owned their home), so that we chose to use Gaston Duon's index for whole buildings.  

1.3.  Connection in Paris

To obtain an index in Paris on the 1840-1999 period, we had to connect Gaston Duon's index on 1840-1944 with the index calculated from the notaries' database on 1949-1999.

To fill the vacuum between 1944 and 1949, we made use of the series mentioned in (Carrière, 1957), we made use of prices per m² mentioned by Gaston Duon, and we compared the results to information found in a few other sources.

It must be kept in mind that our index reflects the price of apartments in the mode of detention and occupation in which they happen to be the year considered: whole rented buildings before 1944, apartments vacant or rented (in proportions which vary in time) later. 

Between 1944 and 1955 in particular, the index can be considered only as an approximation.

(Eichholtz, 1996) provides an index on a longer period (1628-1973) but on a smaller area (banks of the Herengracht canal in Amsterdam).  

2. Residential property investment index

It is much more difficult to reconstitute rental income than home prices. 

On one hand, rent controls and social housing have segmented the market after 1914.  On the other hand, rents are not registered and, before the 1950s, the available series mostly report "average rent for a worker's family" or similar data which can be handled only with caution.  Finally, operating costs are known only sparsely on most on the period.  Therefore, except on the 1914-1944 period, we have had to approximate the net rental income.

· 1840-1914: even though we had a series of rents (in F/month, expenses included) for this period, we did not trust its representativity enough to use it.  So we added to the price index mentioned above a flat 4% net rental income (after information we found in the literature), from which we subtracted 1%, equivalent to the depreciation on 20 years of the transaction costs (transaction, tax, etc.).

· 1914-1944: from an index of residential property total return mentioned in (Duon, 1946) we subtracted 1% per year, equivalent to the depreciation on 20 years of the transaction costs.

· 1944-1961: during that period of time, in many instances, rents were so low that net rental income could remain positive only through a sharp reduction in maintenance (which had the result that Paris looked very run down in the 1950s).  We added a flat 1% to the price index mentioned above, then subtracted 1% equivalent to the depreciation on 20 years of the transaction costs.  

· 1961-1999: we added to the price index a net rental income based on an index of rents and on operating expenses growing like the disposable income per household and equal to 37% percent of the rent in 1999, and we subtracted 0,3% per year, equivalent to the depreciation on 20 years of the transaction costs.

This index, more than the others, can be only considered as an approximation.  

Nevertheless, we have checked, by using other rental income series, that the impact of these approximations on the average return and the volatility is acceptable for the use we make of them: using other rental income series may impact the first decimal of the return of our index, but its position on charts 4 remains intermediary between stocks and bonds; it does not change significantly the volatility of our property investment index, which is determined much more by the volatility of the capital gain than by the volatility of the rental income.

3. Gold

· Before 1840: gold standard.

· 1840-1999: (Friggit, 2001), based on INSEE and Banque de France.

· 1999-2001: based on the yearly average of the monthly averages of the price of the ingot (Banque de France).

4. Money market

· Before 1840: Banque de France.

· 1840-1999: (Friggit, 2001), based on INSEE and Banque de France.

· 1999-2001: yearly average of the monthly averages of EONIA (ECB).

5. Bonds

· Before 1840: average of the April 1st and October 1st values of the portfolio index mentioned in (Vaslin, 1999).

· 1840-1999: (Friggit, 2001), based on INSEE and Banque de France.

· 1999-2001: based on the yearly average of the monthly averages of long term French government debt interest rates.

Other indices for this investment can be found in (Vaslin, 1999) and (Tanay, 2002).  We have checked that using these indices would not change significantly the results we draw from this index.

6. French stocks

· 1840-2000: (Arbulu, 1998), updated to 2000 by P. Arbulu.

· 2000-2001: SBF250 total return.

Other indices for this investment can be found in (Friggit, 2001) and (Tanay, 2002).  We have checked that using these indices would not change significantly the results we draw from this index.

7. American stocks

· 1802-1871: (Schwert, 1990).

· 1871-1999: after (Shiller, 2000).

· 1999-2001: S&P500 total return.

8. French CPI and GDP

INSEE.

9. French households' disposable income

· 1896-1950: P.Villa (CEPII).

· 1950-2001: INSEE.

10. French population

INSEE (missing values interpolated in the XIXth century).

11. French number of households

INSEE (missing values interpolated).

12. American CPI and GDP

· Before 1929: Historical Statistics of the United States (Bicentennial Edition, 1975).

· After 1929: Stats-USA.

13. American population

US Census Bureau (missing values interpolated).

14. $ / FF exchange rate

· Before 1840: after the gold standard.

· 1840-1928: Statistical Retrospective Yearbook, INSEE, 1951.

· 1929-1949: United Nations Statistical Yearbook 1949-1950.

· 1948-1999: Statistical Yearbooks, INSEE.


Appendix 2: numerical values

(1): home price index, Paris

(2): home price index, France

(3): residential property investment total return index, Paris
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1840

1841

1842

1843

1844

1845

1846

1847

1848

1849

(1)

7,36E-5

7,50E-5

7,63E-5

7,50E-5

8,02E-5

8,67E-5

8,56E-5

8,67E-5

8,95E-5

7,77E-5

(3)

6,03E-7

6,33E-7

6,64E-7

6,71E-7

7,39E-7

8,24E-7

8,38E-7

8,74E-7

9,29E-7

8,31E-7

Yr

1850

1851

1852

1853

1854

1855

1856

1857

1858

1859

(1)

7,91E-5

8,29E-5

8,29E-5

8,43E-5

9,74E-5

9,99E-5

1,09E-4

1,24E-4

1,29E-4

1,41E-4

(3)

8,71E-7

9,40E-7

9,68E-7

1,01E-6

1,21E-6

1,27E-6

1,44E-6

1,67E-6

1,80E-6

2,02E-6

Yr

1860

1861

1862

1863

1864

1865

1866

1867

1868

1869

(1)

1,40E-4

1,37E-4

1,38E-4

1,46E-4

1,41E-4

1,50E-4

1,62E-4

1,61E-4

1,79E-4

1,87E-4

(3)

2,06E-6

2,09E-6

2,17E-6

2,36E-6

2,34E-6

2,57E-6

2,86E-6

2,92E-6

3,35E-6

3,61E-6

Yr

1870

1871

1872

1873

1874

1875

1876

1877

1878

1879

(1)

1,75E-4

1,61E-4

1,57E-4

1,51E-4

1,34E-4

1,38E-4

1,46E-4

1,55E-4

1,62E-4

1,84E-4

(3)

3,48E-6

3,29E-6

3,30E-6

3,29E-6

3,00E-6

3,19E-6

3,47E-6

3,79E-6

4,07E-6

4,78E-6

Yr

1880

1881

1882

1883

1884

1885

1886

1887

1888

1889

(1)

2,00E-4

2,12E-4

2,05E-4

2,09E-4

1,97E-4

1,97E-4

1,95E-4

1,96E-4

1,95E-4

2,04E-4

(3)

5,35E-6

5,83E-6

5,82E-6

6,11E-6

5,93E-6

6,11E-6

6,22E-6

6,44E-6

6,60E-6

7,11E-6

Yr

1890

1891

1892

1893

1894

1895

1896

1897

1898

1899

(1)

2,07E-4

2,07E-4

2,07E-4

2,13E-4

2,08E-4

2,00E-4

2,01E-4

2,07E-4

2,07E-4

2,15E-4

(3)

7,42E-6

7,64E-6

7,87E-6

8,37E-6

8,41E-6

8,33E-6

8,64E-6

9,13E-6

9,40E-6

1,01E-5

Yr

1900

1901

1902

1903

1904

1905

1906

1907

1908

1909

(1)

2,26E-4

2,26E-4

2,28E-4

2,31E-4

2,30E-4

2,28E-4

2,30E-4

2,33E-4

2,36E-4

2,41E-4

(3)

1,09E-5

1,12E-5

1,17E-5

1,22E-5

1,25E-5

1,27E-5

1,33E-5

1,38E-5

1,44E-5

1,52E-5

Yr

1910

1911

1912

1913

1914

1915

1916

1917

1918

1919

(1)

2,53E-4

2,60E-4

2,63E-4

2,66E-4

2,74E-4

2,89E-4

3,22E-4

3,05E-4

2,98E-4

3,00E-4

(3)

1,64E-5

1,74E-5

1,81E-5

1,88E-5

2,00E-5

2,24E-5

2,62E-5

2,64E-5

2,73E-5

2,91E-5

Yr

1920

1921

1922

1923

1924

1925

1926

1927

1928

1929

(1)

2,98E-4

3,16E-4

3,49E-4

4,05E-4

4,45E-4

5,02E-4

5,57E-4

5,86E-4

5,95E-4

6,24E-4

(3)

3,07E-5

3,43E-5

3,97E-5

4,77E-5

5,44E-5

6,36E-5

7,32E-5

7,97E-5

8,34E-5

9,03E-5

Yr

1930

1931

1932

1933

1934

1935

1936

1937

1938

1939

(1)

7,20E-4

7,64E-4

7,98E-4

7,93E-4

7,78E-4

7,38E-4

7,05E-4

6,88E-4

6,86E-4

7,09E-4

(2)

6,38E-4

7,64E-4

7,42E-4

7,14E-4

(3)

1,07E-4

1,17E-4

1,27E-4

1,30E-4

1,33E-4

1,34E-4

1,36E-4

1,39E-4

1,52E-4

1,69E-4

Yr

1940

1941

1942

1943

1944

1945

1946

1947

1948

1949

(1)

7,98E-4

9,48E-4

1,16E-3

1,25E-3

1,26E-3

1,38E-3

1,51E-3

1,65E-3

1,81E-3

1,98E-3

(2)

7,48E-4

8,02E-4

1,08E-3

1,60E-3

1,90E-3

2,06E-3

2,57E-3

3,15E-3

3,92E-3

4,88E-3

(3)

2,05E-4

2,60E-4

3,33E-4

3,76E-4

3,94E-4

4,30E-4

4,70E-4

5,14E-4

5,62E-4

6,14E-4

Yr

1950

1951

1952

1953

1954

1955

1956

1957

1958

1959

(1)

2,16E-3

3,01E-3

3,81E-3

4,71E-3

6,15E-3

8,17E-3

1,17E-2

1,76E-2

2,09E-2

2,25E-2

(2)

5,19E-3

5,86E-3

6,97E-3

7,88E-3

8,96E-3

1,09E-2

1,40E-2

1,76E-2

2,18E-2

2,68E-2

(3)

6,71E-4

9,32E-4

1,18E-3

1,45E-3

1,89E-3

2,51E-3

3,59E-3

5,36E-3

6,37E-3

6,85E-3

Yr

1960

1961

1962

1963

1964

1965

1966

1967

1968

1969

(1)

2,76E-2

3,42E-2

4,09E-2

5,32E-2

6,27E-2

7,60E-2

8,06E-2

7,75E-2

9,00E-2

1,03E-1

(2)

3,28E-2

3,77E-2

4,41E-2

5,44E-2

6,68E-2

8,08E-2

8,91E-2

9,43E-2

1,01E-1

1,12E-1

(3)

8,38E-3

1,07E-2

1,33E-2

1,79E-2

2,18E-2

2,73E-2

3,00E-2

3,04E-2

3,66E-2

4,35E-2

Yr

1970

1971

1972

1973

1974

1975

1976

1977

1978

1979

(1)

1,07E-1

1,13E-1

1,23E-1

1,36E-1

1,60E-1

1,73E-1

1,99E-1

2,23E-1

2,32E-1

2,66E-1

(2)

1,17E-1

1,24E-1

1,35E-1

1,49E-1

1,71E-1

1,91E-1

2,22E-1

2,56E-1

2,85E-1

3,23E-1

(3)

4,71E-2

5,20E-2

5,87E-2

6,70E-2

8,12E-2

9,01E-2

1,07E-1

1,23E-1

1,32E-1

1,55E-1

Yr

1980

1981

1982

1983

1984

1985

1986

1987

1988

1989

(1)

3,12E-1

3,55E-1

3,63E-1

3,78E-1

4,03E-1

4,46E-1

4,99E-1

5,83E-1

7,23E-1

8,86E-1

(2)

3,87E-1

4,30E-1

4,54E-1

4,77E-1

4,95E-1

5,12E-1

5,35E-1

5,74E-1

6,35E-1

7,12E-1

(3)

1,85E-1

2,16E-1

2,27E-1

2,43E-1

2,67E-1

3,04E-1

3,49E-1

4,17E-1

5,26E-1

6,54E-1

Yr

1990

1991

1992

1993

1994

1995

1996

1997

1998

1999

(1)

1,04E+0

1,06E+0

9,51E-1

8,87E-1

8,77E-1

8,20E-1

7,53E-1

7,26E-1

7,37E-1

8,08E-1

(2)

7,75E-1

8,15E-1

7,96E-1

7,84E-1

7,83E-1

7,76E-1

7,83E-1

7,96E-1

8,05E-1

8,62E-1

(3)

7,80E-1

8,07E-1

7,44E-1

7,13E-1

7,24E-1

6,98E-1

6,65E-1

6,64E-1

6,97E-1

7,86E-1

Yr

2000

2001

(1)

9,16E-1

1,00E+0

(2)

9,26E-1

1,00E+0

(3)

9,16E-1

1,00E+0
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� Choosing other indices of the value of an investment in French stocks would change these coefficients but would not change the conclusion.  See Appendix 1.


� This would be consistent with a long term GDP growth of 2.7% plus inflation, the number of households growing by 1% par year.


� This database can be purchased as a CD-Rom for the Paris region.


� 100% before 1993 and 60% since then.  What determines that these fields are filled or not is mostly the type of formalism used by the various notaries, and the type of form they send to the database.  We have checked that there is little risk of bias here.





