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Dear reader,

Investors are allocating larger proportions to the 
living sector. In the past 18 months, close to one 
fifth of all investment volume in Belgium went into 
the living sector. The attractiveness of the sector 
throughout Europe and the need for sourcing 
product has brought international investors to our 
main cities, thus ensuring stronger demand and a 
drive to develop new stock.

While senior housing remains the dominant 
subsector, multifamily has outperformed its longer 
term averages in the past few years. Looking forward, 
the growing rental markets in large cities will offer 
opportunities to create steady income flows for both 
specialised and diversified investment portfolios. 

Although some yield decompression is under way as 
a consequence of the general financial and economic 
evolution, we expect the gap with the investment 
market for individual units to remain limited and we 
see growing investment momentum for build-to-rent 
multifamily assets. 

Read on for a detailed market overview. We hope 
you will find our report of interest and look forward 
to interacting with you on this subject.

Adrian Glatt*
Head of Capital Markets Belux
JLL

*Saga bv

“The low risk factor 
of well located 
and sustainable 
multifamily projects 
continues to attract 
both national 
and international 
institutional 
investors.
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1Economic Indicators
Population

Immigration, which is a large source of population 
growth in Belgium, came to a stop during the 
pandemic in 2020-2021. In 2022, however, 
immigration peaked as a consequence immigrants 
fleeing the war in Ukraine. As it is presumed 
that the majority of Ukrainians will return to 
their country after the war, there is no long-term 
impact visible in the long-term population growth 
perspectives outlined below.

When comparing regions, the population growth 
by 2070 is expected to be the highest in the 
Flemish Region (+15%), whilst a population 
growth of 6% is expected in the Brussels and the 

Walloon Region, resulting in a national  growth of 
11% over the period for the whole country.

When comparing wider urban districts 
(arrondissements), Ghent has the highest 
population forecast,+18% by 2070. The districts 
of Leuven, Antwerp and Namur are also expected 
to record double-digit growth over the period, 
whereas 6% and 3% growth over the period is 
forecast for Brussels and Liège respectively. The 
population in the arrondissement of Charleroi is 
expected to decrease by 4% in the same period.
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Source: Bureau du Plan, FOD Economie, Statbel

Population Growth Forecasts by Region and by Arrondissement

Inhabitants at 1st Jan Brussels Capital 
Region Flemish Region Walloon Region Belgium

2022 1.23 million 6.7 million 3.66 million 11.58 million

2040 1.29 million 7.2 million 3.8 million 12.28 million

2070 1.3 million 7.7 million 3.86 million 12.86 million

Evolution 2070 vs. 2022 +6% +15% +6% +11%

Population Growth Forecasts by Arrondissement

Population by age classes and by gender

39,833

39,965

38,934

35,239

38,881

50,409

51,878

46,658

46,216

43,463

40,424

34,695

27,958

21,172

16,520

12,173

8,075

5,087

2,168

486

47

37,912

38,391

37,092

34,011

39,766

54,411

53,085

47,285

44,992

40,264

37,282

33,735

29,742

24,901

21,322

17,242

13,028

10,060

5,773

1,800

262

0-4 years

5-9 years

10-14 years

15-19 years

20-24 years

25-29 years

30-34 years

35-39 years

40-44 years

45-49 years

50-54 years

55-59 years

60-64 years

65-69 years

70-74 years

75-79 years

80-84 years

85-89 years

90-94 years

95-99 years

100+ years old

Brussels Region

Women (2022) Men (2022)

303,839

331,308

349,244

332,056

341,532

364,550

382,211

371,825

380,395

375,083

396,174

404,033

369,049

312,430

264,008

190,241

126,600

78,447

30,026

5,428

423

291,253

316,345

333,233

316,292

330,889

361,046

383,040

373,190

378,280

367,318

386,933

398,861

376,713

332,607

295,217

231,092

178,214

134,671

69,395

18,379

2,138

0-4 years

5-9 years

10-14 years

15-19 years

20-24 years

25-29 years

30-34 years

35-39 years

40-44 years

45-49 years

50-54 years

55-59 years

60-64 years

65-69 years

70-74 years

75-79 years

80-84 years

85-89 years

90-94 years

95-99 years

100+ years old

Belgium

Women (2022) Men (2022)

Countrywide 50- to 60-year-olds dominate. In Brussels 25- to 35-year-olds dominate.

Figures as at 1st Jan up to 2022, then projections

1,228 
1,308 

1,066 

1,200 

675 626 644 

593 

379 

357 

 -

 100

 200

 300

 400

 500

 600

 700

 800

 900

0

0

0

0

0

2000 2010 2020 2022 2030 2040 2050 2060 2070 2071

Brussels Capital Region Arrondissement Antwerp Arrondissement Gent Arrondissement Liège

Arrondissement Leuven Arrondissement Charleroi Arrondissement Namur



Multifamily investment - Belgium

6 December 2022

(Un)employment

At the end of 2021 the unemployment rate in Belgium 
was 6.3%, well below that of the EU which stood at 7.1% 
at that time. The unemployment rate for Belgium moved 
upward from 5.4% end 2019 to 5.6% at the end of 2020 
and 6.3% at the end of 2021, indicating a rising trend. The 
latest available unemployment rate for the country, 6%, 
applies to the month of September 2022, up from 5.6% the 
previous month. At the same time an employment rate of 
71.7% applied to 20-64 year olds.   

A rise in comparison with 2019 and 2020 was also observed 
in the Flemish and the Walloon Regions, to 3.9% and 8.9% 
respectively. Brussels, however, saw its unemployment 
remain relatively stable at 12.5%, an increase vs. 2020 but 
below the overall 2019 rate. It has to be stressed that the 
rate applicable to Brussels is calculated on the basis of  
the inhabitants of the Brussels Region and excludes daily 
commuters.
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Income

Based upon personal tax declarations the federal statistics 
bureau Statbel calculated that the average net taxable 
income in Belgium in 2020 was € 19,671 per inhabitant.  
The figure was published last month and was calculated 
by dividing the total net taxable income by the number of 
inhabitants (0 – 100+ years of age). Non-taxable income 
such as child allocations do not form part of the fiscal 
income. The average tax rate on income countrywide in 
2020 was 21.8%. 

With regard to the split by region, the inhabitants of the 
Flemish Region have the highest average income, € 21,078, 
and the population of the Brussels Region has the lowest 
income, on average € 15,444 per inhabitant. In the Walloon 
Region the average net taxable income in 2020 was  
€ 18,518.

When looking at  the provincial level , the  provinces   
surrounding  the Brussels Capital Region, Flemish and 
Walloon Brabant, traditionally have the highest net taxable 
income, € 22,836 and € 22,482 respectively in 2020. These 
provinces typically house a lot of workers commuting to 
the capital for work.  The province of East Flanders with 
as main city Ghent ranks 3rd with an average income 
per inhabitant of €21,372. The province of Antwerp ranks 
5th with an average income of € 20,608 per inhabitant. 
Inhabitants of Walloon provinces typically have a lower 
income. The province of Liège takes only 9th position with 
its average income per inhabitant of  € 18,233, after Brabant 
Wallon, Luxembourg and Namur and just in front of the 
province of Hainaut.

Net taxable income per inhabitant

by Region

by Province

€21,078
1. Flanders Region

€22,836
1. Flemish Brabant

€ 20,619
4. West Flanders

€ 19,363
 7. Luxembourg

€18,518
2. Walloon Region

€22,482
2. Walloon Brabant

€ 20,608
5. Antwerp

€19,205
 8. Namur

€17,118
10. Hainaut

€15,444
3. Brussels Region

€21,372
3. East Flanders

€ 19,876
 6. Limburg

€18,233
9. Liège



Multifamily investment - Belgium

8 December 2022

Average income per inhabitant - by municipality

Source: Statbel - Average income in Belgium reached 19,671 euros in 2020 (published  27 October 2022)
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2Multifamily property market
Housing stock

As at the 1st of January 2022, Belgium counted 
4,612,284 buildings totalling 5,381,671 dwellings. 
The current building stock represents an increase 
of 0.5% year-over year, +0.9% vs. 2020 and a 16 % 
increase since 1995. Of this total, 83% or 3,837,076 
buildings are properties for residential use 
(attached, semi-detached and detached houses 
and apartment buildings). 

When focusing on apartments, we note that there 
are 233,052 apartment buildings in Belgium, a 
growth of 3.5%  year-over-year. These buildings 
house a total of 1,585,057 dwellings.   29% of the 
number of dwellings in Belgium are apartments, 
while 71% of the residential stock are houses.

The stock of apartment buildings has risen 
consistently at a pace of more than 3% per year in 
the past three years while the stock of houses grew 
0.3% to 0.4% per year in the same period. 

In 2021 the stock of apartment buildings increased 
the most in the Walloon Region, +6.3% year-over-
year, vs. +3.5% in the Flemish Region and +2.5% in 
the Brussels Region. The pace of growth in Brussels 
was hampered more than in other Regions by a 
delay in the delivery of permits.
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Current residential stock 
(in number of dwellings)

Source: Statbel
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Age of building stock (houses and apartments combined)  
by arrondissement

Antwerp Brussels Charleroi Ghent Liège Belgium

In the Brussels Capital Region, there are 
currently 39,289 apartment buildings, 
up from 38,312 in 2021, representing an 
increase of 2.8% year-over year. These 
apartment buildings house a total of 347,350 
apartments, representing an average 
of 9 flats per building. The number of 
apartments increased from 340,578 in 2021, 
a 2% increase year-over-year. 

From January 2019 to January 2022 the 
number of flats in the Brussels Region 
increased at an average pace of just 
over 7,500 units per year. The pace of 
development slowed down from 8,191 units 
in 2019 to 6,772 units in 2021. 

Only 11% of the apartment buildings 
in Brussels were built after 1981. This 
percentage decreases to 7% when including 
houses. The older housing stock in large 
urban areas offers opportunities for 
reconversion to new sustainable housing.
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Building permits
A total of 17,707 building permits were delivered in 
Belgium in the first seven months of 2022, representing 
a decrease of 8.5% year-over-year. Differences apply, 
however, from one region to another. In the Flemish 
Region the decrease was 7%, whilst in Brussels the 
decrease was 14.7%. In the Walloon Region the number of 
building permits granted between January and July 2022 
was 12.9% lower than in the same period in 2021. It has 
to be noted that the number of permits delivered in 2021 
was high in all regions due to the absorption of the backlog 
incurred during the lock-downs in 2020.  

The long deadlines to obtain building permits in Brussels 
in combination with the strong demand for new housing 
limits the available offer. Residential agents report an offer 
that is significantly less than 5 years ago, whilst demand 
for new sustainable and fossil energy-free housing tends 
to increase as occupiers carefully consider the total 
occupancy cost. The lack of offer causes investors to look 
at forward funding deals or to take development risk. 

Renovations exceed new constructions : 11 to 1 in the 
Brussels Region. In the Walloon Region the balance shifted 
in favour of renovations in 2008. Currently 56% of the 
permits  relate to renovations. In the Flanders Region, new 
constructions slightly exceed renovations, with notable 
exceptions at the start of the century, in 2009 and again in 
2015.

An average of 959 building permits for new dwellings were 
granted in Brussels in the past 3 years. When considering a 
population growth of 58,649 inhabitants per year by 2040 
and an average household size of 2.07 persons, this means 
that there is a need for 1,574 additional housing units per 
year, i.e. approx. 600 units more than granted.

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 a minimum of 80 sq.m. In the Flemish Region 
and the Walloon Region this rule does not apply, resulting 
in average apartments being smaller, at an estimated 75 
sq.m. in the largest cities.

Permits for new dwellings delivered by region
(annual figures, except 2022 provisional at end July)
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Home ownership
Belgium has a strong historical “ownership culture”. A home is 
considered as an asset that procures stability and security and 
can be used as an exchange good in case of need, especially in 
the case of emergency or dependency at a later age. While home 
ownership still remains the norm, this trend is changing in favour 
of the letting market, particularly among young people and 
singles. The younger generations have a different life perspective, 
they are more mobile both in their professional and their private 
lives and less attached to ownership. 

The affordability of ever increasing home prices has become a 
problem. After decades of stable but limited growth home prices 
spiked in recent years whilst at the same time banks tightened 
financing conditions. The loan-to-value ratio has declined, which 
means that potential owners need more personal funds. This 
leads younger people without sufficient own capital towards 
acquiring in more rural locations or to the letting market. For 
owner-occupiers purchasing their first home registration duties 
in the Flemish Region amount to 3%, in Brussels Region to 12.5%  
but € 175,000 are exempt, in the Walloon Region the registration 
duties are 12.5% with an exemption for the first € 20,000.
Registration duties on the purchase of investment properties 
amount to 12% in Flanders and 12.5% in the Brussels Capital 
Region and in the Walloon Region. New build is subject to 21% 
VAT. Notary fees apply to all sales deeds. 

This has a direct impact on the residential market, which 
now counts a higher number of tenants than a few years ago, 
especially in large cities where young professionals find more 
career opportunities. They have to compete on the letting 
market with expats active in one of the many   international 
corporates in the country’s large cities. The letting market In 
Brussels also absorbs demand from expats working for one of 
the international  administrations such as the European Union, 
the United Nations, or Embassies. 

Tenure status in European countries 
(percentage of owners vs. tenants in 2021)

In comparison with other European countries, Belgium is in 
the middle pack with 71% of home owners. Romania has 
the highest percentage of owners in Europe, 95%, while 
Germany has the lowest, 49.5%, due to  high transfer taxes, 
no mortgage interest tax deductions for owner-occupiers 
and broad eligibility for social housing.

Brussels, Antwerp and Ghent are already strong rental 
markets with a proportion of respectively 60%,  55% 
and 55% of tenants. It is expected that the proportion 
of tenants will increase substantially in the next 
decade.
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Although the affordability of housing in Belgium is under 
pressure due to the steep rise in prices over the past decade, 
home ownership still remains accessible to full-time workers 
with an average wage. Single households, young people and 
generally those in a less favourable financial situation, are more 
likely found in the rental market. Prices are the highest in urban 
areas, so the mortgage burden on households tends to  be 
higher for properties in those locations, which causes people to 
remain in the rental market for longer. Based upon information 
from Immotheker Finotheker the average age of couples who 
buy their first home is 42 years, up from 31 in 2007 and 36 in 
2019. 

The multifamily property market is a stable, well performing 
market showing steadily increasing prices over the last 40 years. 
Even in the exceptional circumstances of the health crisis in 
2020, the prices of apartments have increased steadily.

Sales prices show a clear upward trend. The median sales 
price for apartments in Belgium rose from € 200,000 in 2020 to 
€ 226,000 mid-2022 (+13%). Differences apply from one region 
to another, the Walloon Region being the most affordable with 
a median apartment price of € 172,000. Brussels is the most 
expensive region with a median price of € 250,000 at mid-2022, a 
4.6% increase year-over-year, and this on top of a 7.7% increase 
the year before (mid-2020 to mid-2021).  

The evolution of third quartile prices, which are deemed closer 
to prices for new-build apartments than median prices,  show a 
clear upward trend over the past decade, as shown on the graph 
below. The price per sq.m. in the Brussels Region for instance 
has climbed 51% since 2010.

Prices

Evolution of third quartile sales prices since 2010  (€/sqm)
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Third quartile sales prices  
in the Brussels Region (€/sqm)

Third quartile sales prices
 in the largest Belgian cities(€/sqm)
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When taking into account an average apartment size of 80 
sq.m. in the Brussels Region,  and 75 sq.m. in the Flanders 
Region and the Walloon Region, the highest current third 
quartile price per sq.m., which we think is the closest  to 
prices for new-build apartments, applies to the city of 
Ghent, € 4,667 per sq.m., up from € 3,200 per sq.m. ten 
years ago, followed by Brussels (€ 4,250 per sq.m.) and 
Antwerp (€ 3,853 per sq.m). Large cities in the Walloon 

Region are more affordable, Namur being the most 
expensive at € 3,200 per s.qm. followed by Liège with 2,680 
per sqm and Charleroi, where a third quartile price of  € 
2,107 per sq.m. applies.

+51%
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Access to property ownership becomes more 
difficult
As explained in the chapter Home Ownership above, 
the rising acquisition prices in combination with rigid 
financing conditions increase the threshold to acceed 
to ownership, particularly for young generations and 
those who have limited own funds.  The increasing 
mortgage rates also put a brake on home sales, 
particularly for first-time buyers, although some 
buyers accelerated their purchase to avoid even 
higher interest rates on their mortgage. Experts expect 
the home ownership rate in Belgium to decrease 
towards 65% nationally. In large cities such as 
Brussels, Antwerp, Ghent and Liège, this proportion 
already lies well below that figure. The percentage of 
home-owners in the lower income segment has been 
steadily decreasing for years, to approximately 37%.

Delays in grants of building permits 
The delays incurred during the pandemic lockdowns  
in 2020 increased the already lengthy duration for 
the obtention of  building permits, particularly in the 
capital.  This obviously causes delays in completions, 
thus enhancing the competition between buyers 
and putting upward pressure on prices. The lack of 
building materials and the inflationary environment 
equally put a strain on prices.

Demand for energy-efficient housing grows
The energy crisis turns the attention of occupiers 
to the total cost of tenureship rather than merely 
the acquisition price. Fossil-free energy multifamily 
housing will quickly become the norm as the prices 
of gas and other fossil fuels have recently risen 
dramatically. In addition, the uncertainty of  the 
supply of gas in a potentially cold winter accelerates 
the shift to green energy sources. The recent legal 
initiatives for a (partial) one-time “index-jump” for 
properties that are not energy-efficient, will also lead 
to an increased investor preference for sustainable 
properties.

New living concepts - real estate as a service 
Co-living concepts are here to stay. As in other 
European countries, sharing common areas such 
as a garden or a kitchen appeals to the younger 
generation. Not only do they find here a community 
of other young people to socialise with, the all-
in monthly rents avoid uncertainty of costs and 
the shorter duration of leases for this type of 
accommodation provide a very flexible housing 
service. A variety of investors and specialized 
operators are very active in the Belgian market. 
Brussels especially plays a pioneering role in the 
development of this niche-segment.

General cautiousness
Potential buyers could postpone the acquisition of a 
home  due to the uncertain labour market. General 
cautiousness in the light of tight financing conditions, 
high inflation and a general economic downturn 
could also play in favour of the rental market. The 
nascent letting market in large Belgian cities is 
attracting more institutional investors and, therefore, 
offers new state-of-the-art sustainable units, often in 
well located districts near mobility hubs. 

Trends
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Rents
Rents for apartments in Brussels
Mid-2022 the average rent in Brussels was € 13.8 per 
sq.m. per month, based upon a monthly rent of € 
1,100 for an apartment of 80 sq.m. Rents vary from 
one municipality to another : rents are the most 
expensive in Woluwe-Saint-Pierre, Ixelles and in Uccle 
and the most affordable in Molenbeek-Saint-Jean, 
Anderlecht and Jette. For Ganshoren and Koekelberg, 
two small municipalities, it is difficult to find sufficient 
data for analysis. 

Rental growth has further accelerated in 2022 as a 
result of inflationary pressure and a general lack in 
qualitative rental supply, which gives price-setting 
power to landlords.

Rents for apartments in Antwerp
Rents in the city of Antwerp are the highest in the 
Flemish Region, just above those applicable in 
Ghent. Our analysis shows an average rent per sq.m. 
per month of € 13.12,  up from € 12.09 in 2021 (+8%). 
While the growth is higher than in previous years it 
nevertheless remains below inflation, reflecting the 
slight lag between inflation and rent indexation. 

Average rent per sq.m. per month for apartments in Brussels (€)

Sources: CIB, Federia, Immoweb

Municipality 2019 2020 2021 Mid-2022

Woluwe-Saint-Pierre 15.5 15.9 16.0 17.6

Ixelles 14.1 14.3 14.1 16.5

Uccle 14.2 14.2 14.4 16.0

Auderghem 12.5 12.6 13.1 15.7

Brussels City 13.9 13.3 13.7 15.1

Woluwe-St-Lambert 13.0 13.2 13.7 14.6

Evere 13.4 12.9 13.4 14.3

Saint-Josse-ten-Noode 12.1 10.8 11.1 14.2

Etterbeek 12.8 12.4 12.8 14.1

Forest 12.2 12.3 12.9 13.6

Saint-Gilles 12.3 11.9 12.6 13.4

Watermael-Boitsfort 12.7 13.5 12.8 13.4

Schaerbeek 11.0 11.4 11.4 12.9

Berchem-Sainte-Agathe 9.5 10.7 10.9 11.5

Jette 9.5 10.0 9.8 10.8

Anderlecht 9.9 10.6 10.1 10.4

Molenbeek-Saint-Jean 9.6 10.5 11.1 10.2

Brussels Region - Global 12.2 12.4 12.6 13.8
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Average rent per sq.m. per month in the main Belgian cities (€)

Sources: CIB, Federia, Immoweb, JLL

Rents for apartments in Ghent
Rents in the city of Ghent tend to be in line with the other 
large city in Flanders, Antwerp. Our analysis shows an 
average rent per sq.m. per month of € 11.09 per sq.m. 
per month, up from € 10.85 in 2021, representing a 2.2% 
increase.

Rents for apartments in Liège
Of all large cities in Belgium, the rents in Liège are the most 
affordable. The current average rent of € 9.60 per sq.m. per 
month represents nevertheless a rise of 12% versus 2019 
and  narrows the gap with the other three main cities. 

All the rents mentioned above are average rents for existing 
and new buildings combined.
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Rents

Rent indexation in Belgium
An automatic annual rent indexation is applicable in 
all Belgian regions. The tenancy law states the annual 
indexation of rent using the health index of the month 
preceding the start of the lease (Flemish Region) or of the 
month preceding the signature date of the lease (other 
regions). The tenancy law only applies if the tenant uses 
the apartment as principal residence. 

As a result of the energy crisis, temporary amendments to 
rent indexation for a duration of one year were voted by 
the different regional authorities to stimulate landlords to 
make rental properties energy-efficient. 

Rent indexation restrictions - but not for EPC 
certificates A, B and C
An energy performance certificate in which properties are 
labelled A++ to G is compulsory for housing units let or sold 
in Belgium. Differences apply, however, from one region 
to another. In Brussels for instance category F starts at 
276 kWh per sqm per year, while this is 425 in the Walloon 
Region and 400 in the Flemish Region. 

The recent amendments to indexation of rents apply for 
a one-year period only. Owners of properties with energy 
performance certificates A, B or C can fully apply the 
annual rent indexation. 

For properties with energy certificates D or lower, however, 
or for properties without a certificate, restrictions apply, 
which differ from one region to another.  
In the Brussels Region tenants of properties with certificate 
D will see their rent fully indexed, those occupying 
properties with certificate E will see their rent indexation 
limited to 50%, while F or G certificates will automatically 
block any indexation of rent until 13 October 2023. 

The same measures apply in the Walloon Region, except 
for certificate D, where the indexation is capped at 75% 
until 31 October 2023.

In the Flemish Region owners of rental properties with 
energy performance certificate D can only apply 50% of 
the rent indexation, while properties with lower energy 
performance can not be indexed until 1 October 2023, after 
which a correction factor will apply. 

Rent-setting and indexation in a European 
context
It is noteworthy that the setting of asking rents in Belgium 
is not subject to any government restriction whatsoever. 
This is a favourable situation for landlords and relatively 
exceptional in Europe.  

“
Thomas Mundy
Head of EMEA Capital Markets Research
JLL

Rental growth is evident across most European markets reflecting 
the slowdown in supply coupled with increasing demand for rental 
product.
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Source: JLL EMEA Research

Country
Rent-
setting

Rent  
indexation

Legislative 
risk Comment

Belgium ++ ++ + No restrictions on rent-setting, which is the 
result of a free negotiation between landlord 
and tenant. Rent indexation only (partially) 
capped in 2023 (one-year “index-jump”) for old, 
non-sustainable buildings for 2023.

UK ++ ++ + No restrictions on amount of rent and 
increases, some un-acted provisions in 
Scotland and Wales related to the cost of living 
crisis.

Netherlands - - -- Majority of properties under rent controls, free 
market currently limited to CPI+1%. Proposal 
to limit free sector rent increases to wage 
growth + 1% instead of CPI (to be announced in 
December 2022 and possibily introduced start 
of 2023).

Denmark * * - Multiple tenancy types. Newly introduced 4% 
rental cap for unregulated market (but can be 
higher if operating costs increase by more than 
4%).

France -- - * Rent reference index for setting and 
adjustments in ‘tense zones’. Newly introduced 
3.5% rental cap until July 2023. 

Germany * - * Rent increases limited to 15% within 3 years, 
some more specific controls; newer builds 
exempt (2014-).

Sweden - -- * Rents set and adjusted by state-level 
bargaining beween landlords and tenant 
associations.

++ = very positive
+ = positive
*= neutral
- = negative
-- = very negative



Multifamily investment - Belgium

24 December 2022

3
Multifamily investment market
Investor activity

Solid market fundamentals
Investor appetite for the multifamily segment in Belgium 
rose for the second consecutive year in 2022.  Volumes 
invested in the segment in the first three quarters of 2022 
already exceed the annual volume recorded in 2021, which 
was a record-breaking year in terms of invested volume.  
What will the future bring?
The annual indexation of rents provides a guarantee for 
steady returns and partly compensates the rising cost of 
financing and inflation. The growing letting market in the 
main cities and the rental growth prospects continue to 
attract national and international institutional investors.
So far, however, investment opportunities have been 
limited as apartments were easily sold individually. As 
individual sales could decelerate due to the rising interest 
rates on mortgages, the increasing own funds required 
and the energy shift, this will provide opportunities for 
developers and investors.

European context
On a European level the compound annual growth rate 
of multifamily investment in the decade 2012 to 2021 
was 14%. In 2022 no less than €36.9 billion were invested 
in the segment. This nevertheless represents a 23% 
decrease against the same period last year, mainly due 
to the slowdown of market activity over the summer as 
a result of the energy crisis. Looking forward, multifamily 
will continue to offer stable income returns and the 
opportunity for capital appreciation, all with relatively low 
risk. Over the next 12-24 months we expect the focus to be 
on income return.

ESG requirements are playing an increasingly important 
part for investors. The current state of the housing market 
is not compatible with NZC targets. It is estimated that 97%  
of the existing building stock in Europe requires major 
upgrades to meet 2050 NZC targets, which will form both a 
challenge and an opportunity for investors.

Multifamily investment - Belgium
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Belgian market  
The volume invested in the Living sector in Belgium so far 
this year amounts to € 794 million, split between  
€ 468 million senior housing and € 326 million multifamily 
properties and student housing. 14 multifamily 
transactions have been recorded in Belgium this year in 
the categories above € 2.5 million, nearly tripling the 5 
transactions recorded in the full year 2021. 
The largest transaction in Belgium in 2022 involved the 
Viridis project in Schaerbeek. Patrizia purchased the 20,000 
sq.m. project from  developer Besix RED for € 59 million  in 
a forward funding deal advised by JLL. 

Main market players
Belgian specialised REIT Home Invest Belgium is a long-
established pure play multifamily investor with a real 
estate portfolio of € 743 million spread over 50 buildings 
and covering more than 2400 housing units. Almost 67% 
of the portfolio is located in Brussels, 11.1% in the Flemish 
Region, 11.9% in the Walloon Region and 10% in the 
Netherlands.
International investors investing in Belgium include 
Primonial, Patrizia, Catella Real Estate, Swiss Life, BNP 
Paribas REIM, Aberdeen and others are expected to follow 
soon. Belgian REIT Befimmo is developing a residential 
tower as part of the mixed project ZIN in the North district 
of Brussels. 

ION Residential Platform (IRP) is an investment fund 
created by ION together with Bouwinvest and CBRE 
GIP. This year IRP purchased Kanal Brussels Terrasses, 
a multifamily project in the North district of Brussels.  
Belgian REIT Inclusio invests in social housing. It has 
been quoted on Euronext Brussels since December 2020. 
Vicinity Affordable Housing Fund (VAHF) is an  open-ended 
fund which targets affordable housing solutions. Its first 
acquisition was a portfolio of more than approx. 300 units 
in Brussels and in the Walloon Region for a reported price 
of close to €100 million. Buysse & Partners Smart Living 
(BPSL) is an investment fund established by the Belgian 
investor Buysse & Partners in 2021. Currently, BPSL has 
a portfolio for an estimated amount of more than €90 
million. 

Outlook 
The investor appetite for product is driven by the  
fundamental demand for quality rental housing which is 
more important than ever in the current energy crisis.  As 
we are entering a period of ‘repricing’ the lack of quality 
supply combined with the strong occupational demand 
should provide investors with continued confidence in the 
resilience of the multifamily sector and particularly as a 
hedge to broader inflationary pressures.

Copyright Besix RED

Copyright Besix RED
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Viridis - Rue H. Evenepoel - Schaerbeek - Seller : Besix Red - Buyer : Patrizia (Living Cities fund) - Amount: 59 M€ 
Forward funding 115 flats, child day care centre,retail - Delivery 2024 
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“Yields
A period of yield decompression throughout Europe and 
in all asset classes started in the summer, putting an end 
to years of yield compression. The European aggregate 
multifamily prime yield currently stands at approx. 3.25%, 
up from its historically lowest point, 2.85%, which it 
reached at the beginning of the year. The decompression 
on an annual basis varies from 5 to 75 basis points 
dependent upon the city. Forward Funding deals remained 
a large portion of the market despite construction cost 
uncertainty, showing great resilience with a 43% share of 
all European investment volume.  
The historically lowest prime net initial yield for 
Brussels,   3.35%, dates from the summer of 2021 and has 
decompressed to the current level of 3.50%. 

Although the outlook for multifamily yields points upward, 
this is caused by the general investment climate rather 
than by the asset class. Multifamily properties remain one 
of the most resilient investments with strong credentials 
for the long-term as occupational demand for quality 
rental stock is growing, the income risk is spread over 
many tenants and the rents are fully indexed.

Gross yields in Belgian cities moved over the 4.0% 
mark,  with Brussels at 4.0%, Antwerp and Ghent at 4.2% 
and Liège 4.5%.  The difference between gross and net 
yields can amount to 15% - 20% and mainly consists 
of the property tax and insurance costs, which are the 
responsibility of the landlord and cannot be recovered 
from the tenant. 
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Prime net initial yields in Belgian and other European cities - Q3 2022

Nick Whitten
Head of EMEA Living and Residential Research
JLL

Q3 saw a 21 basis point uptick 
in the JLL weighted average 
prime multifamily yield across 
European cities. However, 
through this period of ‘pricing 
discovery’ a lack of quality 
supply, combined with strong 
occupational demand, should 
provide investors with continued 
confidence of the resilience of 
the sector.
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S WOT

Outlook
The imbalance between supply and demand is felt the 
hardest in large cities, particularly in Brussels where delays 
in delivering permits are the longest. The current uncertainty 
due to the inflationary context and resulting heightened 
cost of financing causes developers to adopt a cautious 
approach. The repricing that is currently underway could 
cause the amount of invested volume to pause until some 
stability is reached, after which the strong fundamentals of 
high occupational demand, free rent setting and annual 
indexation should attract institutional capital to this low-
risk stable income producing asset class. 

The build-to-rent investment market will focus on mid- to 
large-size multifamily properties in the affordable segment. 
The set-up and unit mix of the property should appeal to a 
diverse tenant audience.

The shift of building standards to sustainable materials and 
properties with low energy consumption and fossil-free 
fuels has recently accelerated. The supply of living units 
becoming scarcer, particularly in large cities, the trend for 
reconversion of older properties into multifamily units is 
forecast to continue. 

Affordable housing is a growth segment with demand 
largely outweighing supply, as most new developments 
target the middle and upper class population. In addition, 
the impact of inflation will be felt particularly by lower to 
middle income segments and could drive demand towards 
the rental market. 

SWOT analysis

Source : JLL Research

Strengths
Strong occupational 
demand  

Full rent indexation if 
energy certificate A, B 
or C 

Rent-setting is free 

Higher yields than in 
surrounding countries

Weaknesses
Investment product 
is scarce 

Potential long delays 
in delivery of permits

Opportunities
Reconversion of 
older building stock 

Nascent BTR  
market 

Green shift

Threats
Inflationary  
context 

Traditionally strong 
individual housing 
sales market
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Despite the ongoing macro-economic headwinds, the multifamily market is still very popular among investors 
given its defensive characteristics and pressure on the rental levels.

The fundamentals for the Belgian market are looking very healthy with a growing proportion of tenants, a lack 
of qualitative supply and very solid legislative frameworks that ensure full rent indexation and free rent-setting.

Rental growth in the Belgian cities has accelerated in 2022 and it is expected that rents will further increase in 
the months to come. These substantial rent increases are likely to offset the valuation impact of decompressing 
yields.

Yield levels in Belgian cities are attractive compared to other European peer cities. Capital values are also rather 
affordable which implies a reduced risk while offering considerable upward potential.

The current cocktail of macro-economic uncertainty, solid supply and demand dynamics, a strong 
legal framework and an important development pipeline, means a true momentum for the further 
institutionalization of the Belgian multifamily investment market.

Conclusion

Kristof Buelens
Head of Living Capital Markets Belgium
JLL

“As soon as the inflationary environment 
stabilises, a wall of institutional investment 
money will focus on multifamily assets 
in large cities, as the underlying demand 
drivers are solid and the low-risk, stable 
income producing character of the sector 
becomes clearer than ever.
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Summary dashboard

Population (2022) Population Forecast 2070 Unemployment (2021)

Belgium:   11,579,430  12,863,874 (+11%) Belgium:   6.3%

Location Population Average rent
€/sqm/month

3rd quartile 
sales price  

Q2 2022

Gross initial 
yield

%

Brussels 
Capital Region

1,227,809

Outlook 2050:

1,299,772 
€ 13.79 €4,250/sqm 4.00%

+20 bps y-o-y

Antwerp 

1,066,275
(Arrondissement)

Outlook 2050:

1,153,588

€ 13.12 €3,854/sqm
4.20%

+25 bps y-o-y

Ghent

568,984
(Arrondissement)

Outlook 2050:

636,876

€ 11.09 €4,666/sqm
4.20%

+30 bps y-o-y

Liège

625,816 
(Arrondissement)

Outlook 2050:

641,432

€ 9.60 €2,680/sqm
4.50%

+10 bps y-o-y
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