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Residential market
overview

Welcome to Residential at JLL Belgium

At the beginning of 2020, JLL Belgium added the
residential sector to the wide range of services that
already includes the office, retail and industrial
segments. The Belgian residential market, particularly
the multi-family market in large cities, is becoming
increasingly important for investors.
Besides the lack of qualitative supply and the
corresponding housing pressure in the big cities, general
affordability of acquiring a (first) dwelling has decreased
during the last few years. As a result, the proportion
owner-occupiers vs. tenants in the metropolitan areas
has shifted to +/- 60% tenants vs. 40% owner-occupiers
and counting.
The recent Covid-crisis will accelerate this trend, as one
of the main Covid-19 lessons learnt is the necessity of
having a modern and qualitative place to live.
This shift leads to a window of opportunity for
investments in Belgian multi-family assets.
The purpose of this first research report of the Belgian
residential market is to give market evidence and
guidance to occupiers, developers and investors. With
the combined capabilities of our residential, capital
markets and research & marketing teams, JLL is well
equipped to assist our clients in their future projects,
from start to finish.
Jean-Philip Vroninks*
CEO JLL Belgium & Luxembourg
*revron gcv
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Macro-economic
1.GDP
The GDP per capita in purchasing power standards in
Belgium in 2019 amounted to €36,615 per capita and exceeds
that of the Eurozone, which amounted to € 31,900. Differences
between Regions apply, with respectively €26,100 for the
Walloon Region, € 37,600 in the Flemish Region and € 60,700
in the Brussels Capital Region. When taking into account in
which Region the workforce lives rather than works, the GDP
of the Brussels Region decreases by 40%, to € 36,700, whilst
that of the Flemish Region increases to € 40,100 and that of
the Walloon Region to € 30,000.

indicators
GDP Forecast
Belgian GDP is expected to fall back in 2020 due to the
Covid-19 crisis, before recovering – albeit not fully - in 2021.
At this point in time, recovery in all sectors is expected to take
until 2022-2023.
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Macro-economic
2. (Un)employment
2019 was a favourable year for the labour market, as the
employment rate increased by 0.8% year-over-year to 70.5%,
while the unemployment rate decreased from 6.0% in 2018 to
5.4% in 2019, which is the lowest annual average since 1983.
Although the global trend on a national level is positive,
differences exist between the three regions. The Flemish Region
has an employment rate of 75.5%, whilst this is 64.6% in Wallonia
and 61.7% in Brussels.

indicators

Whilst still the highest of the three Regions, the unemployment
rate dropped dramatically in Wallonia, from 8.5% in 2018 to 7.2%
in 2019, mainly due to the sharp fall in the unemployment rate
among women.
The unemployment rate fell from 13.4% to 12.7% in Brussels,
and from 3.5% to 3.3% in Flanders.The Brussels rate is perhaps
misleading as the perimeter of the city is very narrow and
excludes most of the suburbs which in most cities would be
included.

Unemployment rate in 2019 (% of labour force aged 15-64 years)
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Macro-economic
3. Population
According to official figures from Statbel, the Belgian statistical
office, the legally resident population of Belgium was
11,492,641 on 1 January 2020, of which 51 % were women
and 49 % were men. The Belgian population has grown by
61,235 persons, or 0.54 % on a yearly basis, a growth rate in
line with that of previous years.

indicators

The main reason behind the population growth is migration,
which accounts for 89% of the increase. The top 5 nationalities
migrating to Belgium are Belgians returning from abroad,
Romanians, French, Dutch and Italians. The remaining 11%
is natural population growth.
It is forecast that the Belgian population will continue to grow
steadily in the next decades.

Millions

Population Growth Forecast by Region (Figures at 1st Jan - existing until 2020, then perspectives)
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1. Housing stock
The latest figures published by Statbel show a total building
stock of 4.552.745 buildings in the country as at 1st January
2019. Between 1995 and 2019, this stock has risen 14%.
As the number of housing units increased by more than 24%
in this same period, it is obvious that apartment buildings
gained market share in comparison with houses over the past
25 years.

In our pipeline, we have recorded a total future supply of
10,692 apartments in the Brussels Region, excluding
affordable housing. A total of 4,216 apartments are currently
under construction with delivery scheduled in the next two
years. The highest number of units under construction, more
than 500 units each, can be found in Uccle, Evere and in the
City of Brussels.

Number of Apartment Buildings by Region

Thousands
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Evolution of Building Stock in Brussels

Source: Statbel
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The redevelopment potential remains high. Country-wide
73% of all buildings, all types from multi-family properties to
detached houses considered together, were built before 1981
(situation 2019). In the Flemish Region, 68% of the buildings
were built before 1981, whereas in the Walloon Region the
proportion of buildings older than 40 years is 79%.

Average sizes of apartments vary from one Region to another.
In Brussels minimum areas are imposed for living room and
bedrooms, which gives an average 2-bedroom apartment of
minimum 80 sq.m., whereas in the Flemish Region this rule
does not apply, causing average apartments to be smaller, at
an estimated 70 sq.m. in the largest Flemish cities.

In the Brussels Region, however, the proportion of buildings
that were built before 1981 is more than 93%, suggesting that
this Region in particular holds a high redevelopment potential.
A total of 39,781 social housing units are reported by the
Brussels Region as at end 2018 on a total number of 579,600
dwellings. According to BISA, the Brussels Institute for
Statistics, a total number of 551,243 private households were
registered in the Region in 2019.

2. Home ownership
A majority of Belgians own their own house: 67.8% in 2018
according to a report published by the OECD. In the Flemish
Region, 72% of the households owned their house or
apartment in 2018, only a slight decrease from the 74%
published in 2005. In urban areas, however, Statistics Flanders
reported a home ownership rate of 45% in 2018. In the
Walloon Region, this proportion was 66% at the time. In the
country’s largest cities Brussels and Antwerp, the home
ownership rate varies between 39%-42%.
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3. Pricing
In the past few years, median prices for apartments have
increased at a pace well in excess of inflation. At the end of
2019, the median price for an apartment in Belgium amounted
to € 190,000, which corresponds to € 2,375 per sq.m. at an
average size of 80 sq.m. per apartment. Differences between
Regions vary from € 1,850 in the Walloon Region to € 2,625
per sq.m. in Brussels.
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The house price index published by Statbel, according to a
harmonised European methodology also followed by
Eurostat, shows a steady increase over time. The average
inflation for 2019 amounts to 4.0%, in line with previous years.
The housing index calculated by the University of Leuven in
collaboration with ERA, a large network of franchised estate
agents, takes into account additional factors that influence
prices, such as size, situation and the quality of finishings,
which shows an increase of 3.52% in 2019, still more than 4
times the consumer price inflation.
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Evolution median prices apartments (in EUR)
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For apartments in Brussels, capital values for new
developments typically vary between €2,500 and 3,500 per
sq.m. for the mid-market. The price per sq.m. can rise to
€4,000 – 4,500 per sq.m. for the upper market. High-end
projects in the most prestigious axes such as Avenue Louise
or Avenue de Tervuren trade at around € 6,000 per sq.m., but
these levels are exceptional with just a few deals.
According to the activity report 2019 from the Federation of
Belgian notaries, the average prices in the Brussels Region
amounted to € 478,603 for a house and to € 253,540 for an
apartment. Prices rose 5.5% and 5.7% year-on-year. When

taking into account an average size of 80 m², this represents
€ 3,169 per sq.m. With the exception of 2010, just after the
financial crisis, the annual inflation of prices for property
steadily exceeded the consumer price inflation over the past
15 years. Most recently, the Federation of Notaries reported
a 5.9% rise in prices for apartments in the first six months of
2020. The current average price of an apartment in Belgium
is € 242,024. The increase was noted in the three Regions,
with apartments in Brussels currently at an average price of
€ 268,923. The average price of an apartment was € 14,000
higher than in 2019. The main reason behind the rise is the
impact of the high demand for new apartments.

Average prices for apartments - H1 2020 (in EUR)
Brussels Region

Flemish Region

Walloon Region

268,920

245,850

188,840

+6% vs. 2019

+5.8 vs. 2019

+6.2% vs. 2019

Source: Federation of Belgian Notaries, July 2020
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Average prices for new apartments in the Brussels Region (in EUR per sqm)
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In the Brussels Region, asking prices for apartments in
communes in the centre and the southeast are generally
higher than in the northern and western parts of the Brussels
Capital Region. Average prices per sq.m. for a new 2-bedroom
apartment are the highest in the communes Ixelles, WoluweSaint-Pierre and Etterbeek, where asking prices currently vary

between € 4,740 and € 5,250 per sqm. Average asking prices
are the lowest in Anderlecht, Ganshoren and Neder-OverHeembeek where they vary from € 2,500 to € 2,650 per sq.m.
for a standard new 2-bedroom apartment. These figures do
not take into account affordable housing or co-living
properties.

Evolution of median price for apartments vs. inflation in Belgium
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1. General dynamics in favour of the rental market

The rental market has been steadily gaining importance in Belgium, but remains
largely behind the owner-occupation market, particularly in the Flemish and
Walloon Regions, where the rental market represents 28% and 33% of the market
respectively.

Rental
market growth

In the Brussels Capital Region, however, the letting market is the dominant market
segment, with a current proportion of 61% tenants vs. 39% home owners. The
shift away from owner occupation in the capital has been rapid, with the proportion
of home owners declining to this level from 60% just a decade ago. In Antwerp the
latest figures state 42% ownership vs. 58% tenancy. This trend, in particular within
major cities, is expected to continue in favour of tenancy.

A number of factors are expected to intensify the trend towards letting rather than
purchasing property. The net inflow of international migrants is mainly oriented
towards the rental market. Home ownership for those born abroad is 38.9%,
compared to 77.3% for those born in Belgium (source Eurostat).

Steady net inflow

In 2019 the net inflow in the Flemish Region amounted to 36.500 persons, in
Brussels 28.500 persons and the lowest net regional inflow, nearly 12.300 persons,
occurred in the Walloon Region.

Increasing
urbanisation

The urbanisation trend continues. Belgium is already an incredibly urban country,
even by Western European standards - over 97% of people live in urban areas
according to the World Bank. And population growth in core cities (Brussels,
Antwerp, Ghent) has been and continues to drive this. In the population figures of
2019, the population of the municipality of Brussels City grew 1.86% vs 0.54% for
the country. The population living in the two largest Flemish cities and their
periphery, Antwerp and Ghent, increased 0.65% and 0.63% respectively in 2019.
In the Walloon Region, the population of Charleroi and Liège slightly grew as well.

Residential Market Report
Overview
Belgium
Belgium
| H1
| H1
2020
2020
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Times are changing. Flexibility is the new key word. Gone are the days when
Belgians bought a house for life. People adapt their housing to their personal
situation, which is also changing more often than a couple of decades ago. Single
person households increase, young couples settle later, the divorce rate remains
high and people live longer.

Changing housing
preferences

All these phases in life come with different demands for housing. Large residential
developments also take into account the mobility factor and the demand for low
energy consumption, a main problem of the older housing stock. With the impact
from Covid-19, a terrace or a small garden will rise on the criteria list of potential
occupiers.

Considering that housing prices have risen steadily over the past 20 years at a pace
well in excess of inflation, young people find it increasingly difficult to buy. That is
one of the reasons behind the purchase of a home later in life, in combination with
stricter mortgage rules and tax changes.
Standard practice is that buyer-occupiers are obliged to finance approx. 10% of
the value of the purchase as well as all transaction costs. One fifth of the loans
exceeds 50% of the borrowers’ monthly income, whilst this is generally advised
not to exceed one third.
In addition, regional authorities are downscaling the fiscal deductibility of loans
for property. Brussels has canceled the ‘bonus logement’ in 2017, however
accompanied by lower registration duties, and the Walloon Region has replaced
its ‘bonus logement’ by a ‘Chèque Habitat’ in 2016, for a maximum annual income
of € 81.000 in phases, whereby the lowest income band up to €21.000 obtains the
highest advantage.
In the Flemish Region, the ‘woonbonus’ was canceled as from 1st January 2020,
albeit in combination with a reduction of registration duties from 7 to 6% for the
acquisition of a first and only dwelling to be inhabited by the purchaser, causing
an increase in property purchases at the end of 2019.

Lack of
affordability

Residential Market Report
Overview
Belgium
Belgium
| H1
| H1
2020
2020

In addition, the potential impact of Covid-19 pandemic on general affordability
remains to be seen, but it can be assumed that individuals will be more cautious
and could rent rather than buy in the current economic uncertainty and that banks
will apply strict rules on loans in the current economic downturn.
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2. Rental prices
Rents in Belgium rose steadily over the past 40 years, as evidenced by the rental
index published by Statbel. According to the latest rent barometer of CIB Vlaanderen,
the Confederation of Real Estate professionals in Flanders, rents increased 3.7%
in 2019. In the province of Antwerp, the city centre of Antwerp is one of the three
most expensive municipalities, with a reported average rent of € 916 per month.
In the province of East Flanders, the city centre of Ghent takes place 8 in the top
10, with an average monthly rent of € 776. BISA, the Brussels Institute of Statistics,
reports an average monthly rent of € 770 for a two-bedroom apartment in the
Brussels Region (figures 2018).

Average monthly rent
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Source: EU-SILC, IWEPS (figures 2018)

Rents for the main cities are higher than the regional average. It is difficult to find
detailed information per city from one source, so the table below is an overview of
the average rents per city from various sources, so the data should be considered
with care.
City

2015

2019

Brussels

591*

770**

Antwerp°

626

687

Ghent°°

664

776

Liège²

494

543

Sources : , *Observatoire des loyers enquête 2010, **BISA figures 2018, °stadincijfers.antwerpen.be, °° Dienst Wonen Gent 2016, CIB Vlaanderen,²L’Echo
carte interactive.
Note: Due to regional regulations, average size of apartments in Brussels and Walloon region is approx. 80m², in Flemish region 70 m²
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14

Rental

market

A survey by JLL in March 2020 of the main websites offering apartments for rent in Brussels resulted in
a rent of € 13.3 per sq.m. per month for new apartments and apartments qualified as new, with a variation
from € 9.7 per sq.m. per month to € 20.8 per sq.m. per month dependent upon the commune and the
size of the apartment.

€ per sq.m. per month

Average rent unfurnished new apartments Brussels - € per sqm per month
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Source: JLL Research, figures March 2020

In Antwerp, average rents per sq.m. per month amounted to € 9.99 for all districts combined in 2019, on
the basis of an average apartment size of 70 sq.m. These are rents for existing and new buildings
combined. Rents for new built apartments will assumably be 15%- 25% higher.

Average rent for apartments in Antwerp (districts)
Average rent for apartments in Antwerp (districts)

€ per sq.m. per month
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Source : Antwerpen Stad in cijfers.be
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1. Investors are (becoming) active
The appetite from institutional investors for the asset class is growing, as prices
have shown a steady upward trend in the past 40 years. So far capital flows into
the asset class have been somewhat limited, as developers preferred to sell
apartments individually to end-users or to private investors.
Demand for home ownership is declining, however, particularly in metropolitan
areas. Not surprisingly this is where the first institutional transactions into the
segment took place in 2018.
At the end of 2018, French REIT Primonial acquired 50% of the residential portfolio,
mainly on prime locations in Brussels, of Belgian REIT Aedifica, the latter focusing
on the senior housing market. Since that time, Primonial has acquired an additional
25% of Aedifica’s portfolio for its PERF fund.
That same year, Catella Real Estate created a Benelux residential fund aiming one
fifth of its funds at the Belgian market. Other foreign investors active in Belgium
include Patrizia and Aberdeen.
Due to the lack of available product, Home Invest Belgium, a Belgian REIT focusing
on residential properties, is now developing for its own portfolio. Belgian REIT
Befimmo is currently developing a residential tower as part of the mixed project
ZIN in the North district of Brussels that will replace the former WTC office towers.
Other residential funds were created by local developers, amongst which ION,
Re-Vive, Inclusio,...

Euro, Millions

Residential (multi-family) investment volume
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Source : JLL
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2.Pricing
The total Aedifica portfolio purchased by Primonial is estimated at € 200 million with an initial
yield of 5.1%. Recent sales were reported at 4.0% gross yield, without risk of (re)development.
Net yields for the institutional segment are in the region of 3.5%, as the property tax is due by
the landlord and cannot be recovered from the tenant. In neighbouring countries yields tend
to be lower. In the largest cities in the Netherlands the institutional residential market quotes
at yields between 3.20% and 4.10%. Note that net yields for private investors (individual studio
or apartments sales) are approx. 3% with further downward pressure.

Prime yields for multi-family properties (Q4 2019)
6.00%
5.00%
4.00%
3.00%
2.00%
1.00%
0.00%

Source : JLL
Note : Prime yields reflect status of investment-grade property in the city - i.e. city yields in UK, Ireland, Italy, Poland
and Spain are weighted towards forward funding returns, others are based off income producing returns. In other
markets (Germany, Sweden, Netherlands, Denmark, France), add 50-100bps for a forward funding yield.
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3. Outlook
It is anticipated that future demand for rental properties will target the smaller market
segments. Currently small to mid-size apartments are targeted as they meet the demand
criteria of single and mono-parental households and the ageing population. Currently
in the pipeline compiled by JLL, 235 multifamily projects are identified in Brussels and
Antwerp combined, 139 of which consist of 50 units or more. Investor demand is
expected to focus on new development opportunities.

Project
pipeline
Brussels
and Purchasing
Power
per Capita 2019
Project pipeline
Brussels
and Purchasing
Power per
Capita
Legend
Property type
•
Multifamily project
•
Other

2019 Purchasing Power per Capita (€)
>30,900 - 71,000
>25,000 - 30,900
>19,100 - 25,000
>13,200 - 19,100
0 - 13,200

Source: JLL, Esri, Michael Bauer Research GmbH

Investor demand will focus on new apartments with low energy consumption and
modern design, thus driving change in energy efficiency of residential buildings. This
will increase the pace of replacement of older housing stock, which in Brussels still
represents more than 90% of all buildings. JLL also anticipates a trend for redevelopment
of larger properties such as large villas or single houses into apartment properties, the
supply of houses becoming ever scarcer. Most new developments are targeting the
middle and upper class population and, as a result, the lack of affordable housing will
form an opportunity for the rental market. In addition, the impact of the Covid-19
pandemic on economic and financial conditions in the next few years should further
drive demand towards the rental market.
Residential Market Overview Belgium | H1 2020
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Conclusion
The residential market in Belgium clearly has
growth potential for investors. The combination of
many factors induces us to state that the time is
right for professional investors to become active in
the residential market.
Access to property ownership becomes more
difficult for individuals and the current housing
stock is not in line with climate awareness. As access
to property becomes more difficult (and probably
even more difficult for a sustainable house/low

energy house) and climate and ecological
awareness increases, demand for energy-efficient
multi-family housing on the rental market will
increase.
The growing population in large cities will need
quality housing. The Belgian residential market
offers potential and forms a valid alternative asset
class for investors looking for stable yields and
steady capital value growth.
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