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1. Introduction

U'sccas au logemant 2 un peix abordable constitue auourd'hul fun des principaux
défits pour una large part de la population, wat au Luembourg que dans les régions
frontalkres (Leduc at i, 2024). Cotta situation résubte duna forte haumse des pricde
Nmmebiicr ot das foyars jusauan 2022 (Licheron at Ferring, 2025, combinda 3 una offra
da logements femant insuffimnts. Par aifaurs, subant les recommandations
suropdannes, les conditions plus strictes Imposdes par kes benques pour loctrol de
oredits hypothécaires ant ranforcs les cbstades 3 'sccaszion 3 la propricta

Le marchd du logamant ast davanu axtrémaemant concurrentiel, sous faffst d'un
demdquilbre parsstant antre une demande croksants ot une offre limitéa, mats auss!
&n raison da 1 part Impartants des Investasours — anvircn 40 % des acquareurs
dappartsments on état futur dachévernant (VEFA] daputs 2017 (Chambre des Députes,
2022, 2024). Catta preszon sexphaue an granda partka par lattractvita du marcha
da lemplor uxambourgacls, que continua da simuler [mmigration. Cartains nont
tout simplamant pas |a possibiita da sa loger au Luxembeourg, tandis quo dautres.
font ke chotx da devanir travallleurs trarsfrontaliars. £n affer, Iz part de travailieurs
transfrontzliers — c'ast-3.dirg los actifs ésidant an dehors du Lusmbowrg mals sy
randant quotidiannement pour travarler - 3 progresse de 41 % entra 2012 at 2022,
pazant da 157 000 3 plus da 221 000 personnes (Allegrezza at al, 2024). Dars ko
mema tamps, Lne part croissanta da réskdents uembourgecis cholst de Sinstalier
au-dels des frontiéres naticnales, prindpslemant pour accédar plus factement 3 la
propriétd Mazaros st al, 2025). Ca phanomene sexpliqua par des prix iImmobiliers
pluz abordables dars les réglons voisinas, ainsl qu'une capachts dachat souvent
plus dewio des travaillsurs transfrontaliens par rapport awx régdents ramunénes sux
salaires locaux § an résulte famargenca da wrtablies baming da vie transfrontaliors

da nombreuses COmMMUNGS sitides 3 prodmitd de i fromiérs volent leur popuiation

www.observatoire-habitat.u Il|LISER
e

cbewrcatoire Fant st (e 3
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Context & goal

Context: housing and residential mobility in the Luxembourg functional area

* Attractive labour market in Luxembourg:
¢ population increased by 25.7% between 2011 and 2021 (STATEC)
*  short-term projections show a further +27% growth by 2050 (EUROSTAT, 2025)
*  47.3% of residents are non-Luxembourgish nationals
* Growing inequalities in access to housing:
*  house price index (2025): 162 (2015=100) (EUROSTAT, 2025)
*  housing shortage: over 20,000 dwellings missing (difference between new households and new dwellings, STATEC, 2021)
* deteriorating housing affordability: tenants spent on average 39% of disposable income on housing (Leduc et al., 2025)
* Spill-over effects on neighbouring regions:
*  47% of employees in Luxembourg are cross-border workers (STATEC, 2025);
*  number of cross-border workers increased by 41% between 2012 and 2022 from 157 000 to 221 000 (Allegrezza et al., 2024);

*  Effects include rising housing demand (for purchase & rent) and pressure on public infrastructure in border areas.

Goal: to compare the key features of dwellings listed for sale in Luxembourg and its the neighbouring regions
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Map 1. Cross-border workers in Luxembourg
by place of residence (2022).

Study area

Spatial units > 1% (over 205 000) of cross-border workers in the
population (between 15 and 64 y old); 20 000 km?2, 1 372
municipalities (blue borders):

* in Wallonia: mainly the Province de Luxembourg, some
municipalities of the Province de Namur, the Verviers district
and a few municipalities in the Liége district and in the Huy in
the Province de Liege,

* in Lorraine (Grand Est): mainly the municipalities located in the
northern part of the departments of Moselle, Meurthe-et-
Moselle and Meuse,

Nombre de travailleurs
transfrontaliers

* in Rhineland-Palatinate: mainly the landkreise Eifelkreis Bitburg-
Prim, Trier, Trier-Saarburg and a part of the Bernkastel-Wittlich B ot
and Vulkaneifel, o4

=05

I 10,01 - 15,00
Il 15,01 - 54,40

* in Saarland: mainly the landkreise Merzig-Wad Saarloui ,
In Saariand: mainly the landkreise erzig adern, >aariouls, as Zone dimpact potentiel Uit tormorites 2. g cppon 13 popuston.
. . Communauté germanophone de Belgique [‘u"fgnigfu',;a'g‘g;:\)’g{:f,i'?gsgg;“nfn‘:jﬁgs s ¥ 1% bt Teppcia popdiion,
well as a part of Regionalverband Saarbriicken and St. VWendel. [ its régonaies
D Périmétre d'étude (> 8 % transfrontaliers)* ii:‘;es arf::: ig":‘ INSEE 2019; Regronaldaterizank 2021 0652022
7 5o iz 5 i For 10 10 20 40 . data public.lu)
D Périmetre d'étude (> 1 % transfrontaliers) 1 Auteurs : K. Skoczylas, B. Darud, K. Zieba-Kulawik, LISER 2023

Source: Gorczynska-Angiulli et al. 2024.



Data

Table 1. Number of dwelling listings for sale in the study area in 2024.

Real estate
portal

Study area

Houses
SR:::Ie; ::d-Palatinate, www.immowelt.de 5922
Wallonia www.immoweb.be 2 585
North Lorraine www.leboncoin.fr 9242
Luxembourg www.immotop.lu 13 967
Total 31716

*FSO, 2025 ** STATBEL, 2025 *** INSEE, 2025 **** STATEC, 2024

Number of
Dwelling listing collected in 2024 dwellings

Apartments Total Total
628 000*
2 386 8 308
825 3410 283 000**
5219 14 461 555 000***
21268 35235 250 000*#*
29 698 61 414

NOTE: the listings after cleaning. We removed duplicates, advertisements with missing information, real estate properties other than
houses or apartments, listings incorrectly coded on real estate portals, and those with extreme prices.

Source: Goérczynska-Angiulli et al. 2025.
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Key findings

(a) Housing types (houses vs apartments)

Luxembourg:

e apartments account for > 60% of listings and 53% of the
housing stock in 2021 (Paccoud et al., 2024); houses are
concentrated in less populated areas and are less represented
among newly constructed dwellings.

Neighbouring regions:

houses represent > 60% of listings for sale, reflecting the structure

of the local housing stock:

* in Wallonia: houses represent 74% (STATBEL, 2025) with even
higher shares in the districts of Virton (79 %), Marche-en-
Famenne (78%), Neufchateau (77%) and Bastogne (76%);

* in Lorraine, houses represent 55% (INSEE, 2025), rising to 67%
in the department Meurthe-et-Moselle and 88% in Meuse;

* in Rhineland-Palatinate houses account for 44% and 38% in
Saarland (FSO, 2025); apartments dominate in the landkreise of
Trier (83%) and Saarbriicken (72%).

Map 2. Share of houses listed for sale in the
study area (2024).

Wallonie

Part des maisons
mises en vente
<25%
25-50 %
B 50-75%
> 75%
| | Nombre d'annonces insuffisant
Communauté germanophone de Belgique " ©
m Limites régionales
E Périmétre d'étude (> 8 % transfrontaliers)*

o 10
[ périmétre d'étude (> 1% transfrontaliers)**




Map 3. Average advertised house prices
per m? in the study area (2024).

Key findings

(b) House prices per m?

Gerolstein

"thé anie

i Daun

Table 2. Advertised prices of houses for sale in the study
area (2024

Number Price in € per m?2

of listings Average Min Max

Bernkastel-Kues

Study area

RUIGEELGEE
Palatinate, 5922 2 492 500 7498
Saarland

cCTore,
Loraine.
lu Longuyonnas

oy

Ba—

2 585 1911 500 4130

9 242 2250 500 5862
13 967 5957 897 15147

Source: Gorczynska-Angiulli et al. 2025. Prix moyens annoncés

au m2 des maisons
(en € courant)

<&
L ccesour
CedoDamiterssoincourt IR

[ moins de 1500
[ 1501-2000

[ 2001 - 2500
I 2501 - 4 000
B 4 001-6 000
Il 6 001 ou plus
[ Nombre d'annonces insuffisant

Grand Est

Unités territoriales :

Communauté germanophone de Belgique  "p, i nic palatinat : Verbandsgemeinden

Sarre, Wallonie, Luxembourg : Commune
- Grand Est: EPCI

f_':j Limites régionales
[ périmatre d'étude (> 8 % transfrontaliers)*

% " 2 0 10 20 40
D Périmeétre d'étude (> 1% transfrontaliers)**




Map 4. Average advertised apartment
prices per m? in the study area (2024).

Key findings

(b) Apartment prices per m?

Wallonie Ostbelgien

Gerclstein

Table 3. Advertised prices of apartments for sale in the study , . 4 - N :;RhgﬁaQE?'Pa'a"“at

area (2024

Number

d
Study area of listings

Average Min Max

RUILEELGLE

Palatinate, 2 386 3 645 927 6450
Saarland

826 2678 832 4967
5219 2488 505 5728

g 21 268 9713 2200 19879
Source: Goérczynska-Angiulli et al. 2025.

Prix moyens annoncés
au m? des appartements
{en € courant)

| moins de 2 500
[ ]2501-3500
7713501 - 4 500
[ 4 501- 6 500
Il 6501 -9 000
Il © 001 ou plus
| | Nombre d'annonces insuffisant

Communauté germanophone de Belgique e

f_.:j Limites régionales =
D Périmeétre d'étude (> 8 % transfrontaliers)*
D Périmétre d'étude (> 1% transfrontaliers)*™




Map 5. Share of apartments below 70m? listed
for sale in the study area (2024).

Key findings

nrsine

(c) Surface area of apartments

Luxembourg: one third of apartment listings for sale are smaller than
70m?

Lorraine: nearly half of apartment listings for sale fall below 70m?

Wallonia, Rhineland-Palatinate, Saarland: less than one third of
apartment listings for sale are below 70m?
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Key findings

Map 5. Share of houses over 130m? listed
for sale in the study area (2024).
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(c) Surface area of

houses
Luxembourg: big houses (>130m?) represent over 90% of the

listings
Lorraine: big houses (>130m?) represent 41% of the listings

Wallonia, Rhineland-Palatinate, Saarland: big houses (>130m?)

represent over 70% of the listings
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80%
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rmoins de 70-90 m2  90-110m2 MO0-130 m2 130-150 m2 150 m?
70 m? et plus

m Lorraine = Wallonie m Rhénanie-Palatinat et la Sarre = Luxembourg

Source - Ministere du Logement et de FAmenagement du territoire - Obsendatoire de 'Habitat, 2025

Figure 2. Share of houses listed for sale by their surface (2024).
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Key findings

(d) Energy performance: availability of

Table 4. Listings of dwellings for sale in the study area by availability of energy
performance information (2024).

Part des annonces Indiquant la classe de
performance énergeétique

Périmetre d'étude T
;:‘::'f J: Malsons Appartements
en Rhénanle-Palatinat, Sarre 22 % 18 % 27 %
en Wallonle 90 % 92 % 88 %
en Lorraine B84 % 87 % 80 %
au Luxembourg 67 % 75 % 62 %

e et | ’ ARt o ([ -. P T T i a2 riraTiae ‘B aTmatalattali=Nal=N 4 i Y1
Source - Ministére du Logement et de FAmaenagement du territoire — Obsenaatoire de 'Habitat, 2025



Key findings

(d) Energy performance: issues of cross-country data comparability

Table 5. Energy performance classes in Belgium, France and Luxembourg

(apan;grr?fnts).

rmance

énergétique Belgique France Luxembourg
Classes agrégées Label :3::: :‘:; Label ;’: :: :‘:‘ Label ::; ::: :{‘

trés basse

Source: Gérczynska-Angiulli et al. 2025.



Key findings

60%
50%
40%
30%

(d) Energy performance

Luxembourg: the most energy-efficient: 39% of
apartments and 55% of houses listed for sale; 1% of
apartments and 6% of houses listed for sale fall into
the highest energy consumption classes; substantial
share of listings lack of information about energy
consumption

Lorraine: the most energy-efficient: 1% of
apartments and 11% of houses listed for sale; the
highest energy consumption: 5% of apartments and
4% of houses listed for sale.

Wallonia: the most energy-efficient: 21% of
apartments and 8% of houses listed for sale; the
highest energy consumption: 11% of apartments and
24% of houses listed for sale.
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Figure 3. Apartments listed for sale in the study area by energy

performance (2024).
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Figure 4. Houses listed for sale in the study area by energy
performance (2024).
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Conclusions

« Strong heterogeneity of local housing markets within the Luxembourg functional area, each presenting
distinct dynamics

* Significant differences between the territories in terms of housing types, prices, dwelling surface and
quality are confirmed; further data collection is needed (on additional dwelling characteristics, rental
markets, land prices) to provide a more comprehensive picture

* Further research on how the characteristics of housing for sale in neighboring regions may influence
the sociodemographic composition of cross-border workers settling there in the future

*  While individual & household decision-making related to cross-border residential mobility remains a relevant
research question and a topic of public debate, there is a need for reinforced collaboration and
coordination among national and local housing stakeholders within the Luxembourg functional
area to address housing challenges going beyond the borders.

* INTERREG DIALOG project (01.01.2026-31.12.2028) on cross-border housing governance in the Greater Region
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