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Belgium’s housing market has seen a 
continuous rise in nominal house prices over 
the years, characterised by moderate overall 
growth. Although at national level nominal house 
prices are rising steadily without interruption, 
regional disparities are pronounced, with the 
Brussels Capital Region (BCR) and neighbouring 
provinces generally commanding higher prices 
than Wallonia. The price-to-income ratio remains 
relatively stable, yet rental prices have outpaced 
house prices in recent years, exacerbating 
affordability issues across regions, in particular for 
vulnerable groups.  

The construction sector is facing labour 
shortages and increasing costs of building 
materials following the COVID-19 pandemic. 
The reduced activity in the construction sector, 
combined with a decline in the number of building 
permits issued since 2022, indicates that the low 
rate of construction will persist at least in the 
short term. A factor influencing the sector’s 
activity is the labour shortage, which remains high, 
with a vacancy rate significantly above the EU 
average. This restricts the sector’s capacity to 
increase housing supply and quality and to meet 
demand, leading to intensified pressures on the 
housing market.  

Belgium faces a challenge in fulfilling social 
housing needs, illustrated by persistently 
long waiting lists despite regional efforts. 
Social housing represents around 6% of the total 
stock in Belgium (400), which is not sufficient to 
meet demand from eligible households in all 
regions. Recent or planned efforts to expand 
supply – although aimed at making social housing 
management more efficient – will face financial 
constraints and complexities arising from the land 
available and long permitting periods. 

Housing market developments 

Belgium’s nominal house prices have 
experienced a steady increase, moderating 
growth and regional disparities, while rental 
prices have risen slowly. Nominal house prices 
in Belgium have been increasing steadily over the 
past 20 years, with some episodes of faster 

 
(400) Regional sources. 

growth and others with stagnating or even slightly 
decreasing prices, for example after the 2008-
2009 crisis. With price increases mostly matching 
income growth, the price-to-income ratio has 
remained broadly stable over the last decade 
(Graph A16.1). The most recent figures from 
Eurostat show that annual growth in property 
prices has increased significantly after two years 
of moderate growth, reaching 3.2% in 2025. 
Rental prices have increased at a lower pace than 
house prices since 2005, albeit with a visible 
acceleration since 2021. There are significant 
regional differences in house prices. Housing units 
are most expensive in the BCR and its 
neighbouring provinces and in Flanders, 
particularly in the Antwerp and Ghent regions and 
on the Belgian coast, while house prices are 
relatively lower in Wallonia. 

Graph A16.1: House prices, rents and price-to-
income evolution in BE and EU27 since 2005 

       

Source: Eurostat 

Construction of new dwellings continues to 
decrease, primarily in response to rising 
producer costs and supply challenges, with a 
continued slowdown in building permits. After 
remaining broadly constant for 15 years, the 
construction of new dwellings has been steadily 
decreasing since 2022, corresponding to a spike in 
the prices of construction materials following the 
COVID-19 pandemic and the associated supply 
chain disruptions (Graph A16.2). High interest rates 
have also played a part. According to the Belgian 
statistical office Statbel, in the first half of 2025, 
the lowest number of building permits was 
granted since 1998, even though the need for new 
construction is particularly high (see Annex 5). This 
indicates that the low rate of construction will 
persist, at least in the short term. According to 
Commission estimates, 138 000 units will be 
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needed in Belgium between 2025 and 2035 (401). 
According to national estimates there will be a 
shortfall of 375 000 units by 2030, which equates 
to 75 000 per year (402). 

Graph A16.2: House supply indicators in BE since 
2005 

      

(1) 4-quarters moving sums (average for prices) 
Source: Eurostat 

Labour shortages in the construction sector 
are constraining its productive capacity. 
Labour shortages remain high (see Annex 11) in 
the construction sector, which had a vacancy rate 
of 5.5% in 2025 (EU average: 2.8%). The 
availability of skilled staff is an obstacle to 
investment, as reported by 74% of Belgian 
construction firms (EU average: 84%) (403). As the 
need for labour in the construction sector is 
expected to grow faster than the Belgian average 
by 2035 (404), the sector faces challenges in 
aligning the supply of construction professionals 
with increasing demand across various 
qualification and skill levels.  

There is a notable increase in housing loans 
and property transactions, particularly in 
regions benefiting from reduced registration 
fees. In a context in which interest rates have 
come down from their peak but remain higher 
than in the pre-2022 period, housing loans 
expressed as a percentage of GDP have recovered 
to 6% after a few years of decline, but remain at 

 
(401) Balouktsi et al. (2026) Housing investment needs in the EU. 

JRC Technical Report 144419. 

(402) Embuild | Embuild. 

(403) EIB Investment Survey 2025: Belgium overview. 

(404) Cedefop (2025 Skills Forecast). Link tool; link report. 

lower levels than those registered before 2022 
(Graph A16.3). The number of new loans can 
deviate from the number of housing transactions 
for several reasons. The 2025 notaries’ barometer 
also shows a increase in new deeds signed: up 
14.2% nationally, following a decrease of 0.7% 
between 2023 and 2024, with record increases 
seen in Wallonia – up to 28% in Walloon Brabant, 
where the lowering of registration fees for new 
deeds may reinforce the impact of the relative 
reduction in borrowing costs. 

Graph A16.3: Borrowing costs and housing loans, in 
BE and EA since 2018 

      

Source: Eurostat and ECB 

Structural policies 

Belgium’s housing policy is shaped by an 
institutional structure, with responsibilities 
shared between federal, regional and local 
governments. Each region – Flanders, Wallonia 
and BCR, and, since 2021, the German-speaking 
Community – is responsible for housing, land use 
and building regulation, creating diverse 
approaches within the country and in some 
instances redundancies. Because housing policy is 
a regional responsibility in which municipalities 
play a key role, the different regions often advise 
municipalities to, for example, develop local 
housing strategies that weigh local housing needs 
against available housing supply, both in terms of 
existing stock and undeveloped plots. Rental 
policies, although formally codified at regional 
level, share similarities, and fundamental 
principles (decent housing, transparency, anti-
discrimination), and are set at federal level.  
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Belgium faces significant challenges in 
meeting social housing needs, despite targets 
to increase the stock. Belgium's social housing 
stock remains limited and unable to meet the 
needs of all households in its target group, with 
social housing comprising approximately 6% of 
the total housing stock. Regional targets exist for 
increasing the share of social housing (405). 

Belgium’s approach to social housing 
involves both direct government and private 
funding, seeking to address demand through 
new construction and renovation. Belgium has 
leveraged EUR 294 million of the EU Recovery and 
Resilience Facility for the construction and 
renovation of social housing in the different 
regions (see Annex 12). In Wallonia, the social 
housing sector relies solely on public funding. The 
delay in establishing a functioning government in 
the BCR has stalled the allocation of public 
budgets, with a direct impact on the social and 
affordable housing sector. In Flanders, even 
though the budget for social housing has been 
increasing, investment needs (new build and 
renovation) seem to surpass this budget. As rents 
are indexed on household income, the 
impoverishment of social housing tenants 
fragilises the financial stability of social housing 
providers and their capacity to build and renovate. 
Recently,  Flanders (EUR 1.7 billion loan) and 
Wallonia (EUR 1.3 billion loan) have mobilised also 
significant financing with the European Investment 
Bank to build and renovate social housing units. 

Reforms in the social housing sector in some 
regions aim to boost efficiency and 
transparency. In Flanders, social housing 
providers and social rental offices have been 
merged to increase efficiency, professionalise the 
social housing provider sector, simplify application 
procedures for potential tenants and allow for 
more transparency. Over the current legislative 
term(406), Wallonia intends to rationalise 
implementation of its housing policy significantly 
by creating a single Walloon housing agency and 
local housing hubs. BCR has been working to 
restructure the social housing sector to improve 
efficiency.  

 
(405) Flanders’ current government strategy aims to bolster social 

housing with targets, such as quadrupling production to 
100 000 homes by 2035. 

(406) 2024-2029. 

Complementary regional strategies exist to 
improve housing affordability by trying to 
activate the private rental sector. Flanders 
implements a budget rentals scheme to help 
middle-income earners secure housing. This 
initiative allows them to rent below market value, 
determined by a statistical tool, with the aim of 
ensuring fair pricing. Budget rentals can be 
developed by housing companies or integrated into 
mixed-use projects by private developers, who 
receive subsidies and a rent guarantee for up to 
27 years. Tenants benefit from reduced rents, 
while housing companies enjoy increased returns, 
expanding their influence in local housing policy. 
The scheme uses regular evaluations and caps 
rental prices, depending on the region, to prevent 
overcompensation of developers and to maintain 
affordability. This policy option has not gained 
much attention from private landlords and/or 
developers so far. In Wallonia and BCR, social 
rental agencies act as intermediaries between 
private landlords and low-income tenants, offering 
tax benefits to encourage participation.  

Rent regulation policies in various regions 
demonstrate a range of approaches and 
challenges in ensuring fair rental practices 
and accurate market data. While rent 
regulation exists in the three regions, their 
specifics and implementation vary. In BCR, rents 
can be challenges when they exceed the reference 
rent by more than 20%. The Rent Assessment 
Commission provides non-binding guidance on rent 
fairness, using reference rents based on historical 
data. However, this reliance on data highlights the 
need for high quality data and insights into the 
private rental market. The introduction of a rental 
contract registration system in 2025 is a step 
towards improving data accuracy, focusing initially 
on new contracts. At present, at federal level, there 
is a rent register based on tax information and 
Flanders is exploring similar initiatives to possibly 
use federal tax registrations to obtain oversight.  

Belgium has adopted rent regulation policies 
linking rent indexation rights to energy 
performance certificate ratings. Properties 
with a low rating (E, F or G) face restrictions or a 
ban on imposing annual rent increases. This 
approach aims to encourage landlords to improve 
energy efficiency while shielding tenants from 
price hikes in substandard housing (see Annex 9).  

Most land in Belgium is privately owned and 
municipalities have limited instruments to 
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steer or acquire it (407). Decentralised planning 
and high levels of private ownership make it 
difficult to coordinate land development or control 
land acquisition. Decreasing land availability and 
increasing land prices, in particular in high-demand 
areas, mean new solutions need to be found to 
produce housing. This all-increases production 
costs for housing and poses a challenge for the 
balance sheet for social and affordable housing. In 
Flanders, a task force on housing and spatial 
planning is seeking solutions to optimise available 
land.  

Leasehold agreements in BCR try to tackle 
land scarcity and support housing projects, 
yet bureaucracy and limited government 
authority delay vital financial frameworks. In 
the BCR, leasehold agreements (erfpacht) are 
employed to manage land scarcity, negotiating 
long-term land use rights to facilitate housing 
projects. However, the former caretaker status of 
the government had a significant impact on 
financing mechanisms, restricting the decisive 
financial frameworks needed to drive housing 
initiatives forward. Bureaucratic delays often 
impede housing permits in the BCR.  

Wallonia plans to undertake several reforms 
in the short to medium term to accelerate 
permitting and reduce administrative costs. 
Initiatives to accelerate permitting in Wallonia 
include implementing a single window procedure, 
digitalising permitting procedures and introducing 
stricter procedural time limits. Such reforms are 
expected to accelerate affordable housing 
projects, making permitting more efficient and less 
costly. Wallonia also aims to activate public land 
for social and affordable housing through public-
private partnerships (‘Design, Build, Finance & 
Maintain’ (DBFM) partnerships) to be implemented 
by the Société Wallonne du Logement.  

Taxation related to housing in Belgium is 
shifting, with planned federal changes to 
mortgage interest deduction and Wallonia 
cutting registration fees for first-time 
buyers. While mortgage interest relief for primary 
residences has already been abolished, the 2025-
2029 federal government agreement now also 
plans to abolish mortgage interest deduction for 

 
(407) Research for HOUS Special Committee - Mapping the 

housing needs in the EU, assessing the impacts of scarcity 
and providing an overview of relevant EU legislation (Study). 

non-primary residences, altering longstanding 
incentives for property investment. In Wallonia, the 
recent cut in registration fees, from 12% to 3% 
has increased the purchasing capacity of first-time 
buyer households and has led to a significant 
increase in the number of transactions. 

Belgium’s regional policies on regulating 
social housing quality reveal disparities and 
challenges in maintaining standards across 
the country. In Flanders, stringent building 
regulations ensure that social housing units are of 
a higher quality and larger than those in the 
private sector, focusing on durability to reduce 
long-term maintenance costs. These regulations 
pose challenges for construction companies, 
requiring them to be well-versed in public 
procurement processes and familiar with the 
additional regulations. Social housing providers 
face financial challenges because of price limits 
and rising (material) costs, which affect financial 
sustainability. BCR meanwhile faces relatively high 
vacancy rates in its social housing sector, 
impacting its capacity to serve eligible groups 
effectively. To address housing quality issues in 
the private sector, a dedicated unit verifies the 
adequacy of housing units and has recently 
implemented resettlement allocations for tenants.  
To address housing quality issues in the private 
sector, all regions have dedicated units to verify 
the adequacy of housing units with resettlement 
policies for tenants. Limited available housing 
however impedes such policies, leading some time 
to evictions without resettlement options. 

Vulnerable groups 

Significant challenges in housing 
affordability persist for vulnerable groups. 
While Belgium’s overall housing cost overburden 
rate is lower than the EU average at 6.7% (EU: 
7.7%)(408), vulnerable groups face heightened 
pressures. Persons at risk of poverty and 
individuals with disabilities have above-EU-
average housing cost overburden rates (31.3% 
and 12.0% respectively (409)). Regional disparities 
are evident, with housing cost overburden rates of 

 
(408) The overburden rate should be read together with the tenure 

structure (homeowner, tenants), that may differ across 
country and regions.  

(409) While the EU averages are 29.1% and 9.9% respectively. 

https://www.europarl.europa.eu/RegData/etudes/STUD/2025/759352/CASP_STU(2025)759352_EN.pdf
https://www.europarl.europa.eu/RegData/etudes/STUD/2025/759352/CASP_STU(2025)759352_EN.pdf
https://www.europarl.europa.eu/RegData/etudes/STUD/2025/759352/CASP_STU(2025)759352_EN.pdf
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4.6% in Flanders, 7.2% in Wallonia and 16.6% in 
Brussels. Persons at risk of poverty in Belgium 
spend 32.3% of their income on rent, slightly 
below the EU average (EU: 33.5%). In 2024, 8.0% 
of people felt discriminated against during their 
housing search in Belgium (EU: 5.8%), a rate that 
is higher among people at risk of poverty and 
persons with disabilities.  

The demand for social housing exceeds 
supply in all regions, causing substantial 
waiting lists. In Flanders 215 337 people are on 
the waiting list for social housing, exceeding the 
existing stock of about 180 000 units, prompting 
the Council of Europe to call for improvements in 
housing policy for vulnerable groups (410). Similarly, 
55 000 Brussels households are waiting for social 
housing against a stock of 41 014 units, with 
numbers up by 18% since 2020. In relative terms, 
8.2% of all Brussels households are registered as 
candidates for social housing. Wallonia has 
49 945 households currently on the waiting list for 
social housing, against a total housing stock of 
103 293 units. The waiting time differs across all 
regions, with average wait times exceeding 5 
years in Flanders and around 12 years in Brussels. 
Waiting times are even longer for one-person 
households and households needing larger 
housing units. As a result, many individuals eligible 
for social housing must rely on the private rental 
or owner-occupied market, which can lead to 
unaffordable housing situations and/or poor 
conditions.  

There is some concern on housing quality for 
vulnerable groups. Vulnerable groups endure 
higher rates of overcrowding in Belgium (see 
Annex 19), posing risks for housing quality. Under 
the Social Climate Fund, Belgium is allocated 
EUR 1.6 billion of EU funding to support, among 
others, the vulnerable groups most affected by 
rising energy and transport costs. Generally, 
however, severe housing deprivation is below the 
EU average and the share of the population living 
in housing with leaking roofs or damp walls, floors 
or foundation has been declining in Belgium.  

Homelessness remains a pressing challenge, 
especially in BCR. Homelessness is a significant 
concern in Belgium, estimated to affect 

 
(410) Council of Europe (2025). European Federation of National 

Organisations working with the Homeless (FEANTSA) v. 
Belgium. 

approximately 49 500 persons in 2024 (411). The 
problem is significant in BCR (412), where 9 777 
people are homeless, including 1 678 children, and 
the total figure of homelessness in Brussels 
having increased by 24.5% since 2022. 
Fragmented data across time and regions hinder 
trend monitoring and comparison. In addition, 
providing adequate and sufficient housing for 
asylum seekers is challenging, with 1 127 people 
on a transit list for a place in the regular reception 
network for asylum seekers (413) and court rulings 
pointing to shortcomings in meeting minimum 
reception standards (414). The federal government, 
jointly with the communities and the regions, is 
preparing a new cooperation agreement on 
homelessness and housing exclusion, to 
strengthen inter-federal cooperation and improve 
the integrated and preventive approach to 
homelessness. 

 
(411) Mertens et al. (2025). Dénombrements du sans-abrisme et 

de l’absence de chez-soi. 

(412) Bruss’help, Dak- en thuislozentelling in het Brussels 
Hoofdstedelijk Gewest (2024). 

(413) Fedasil, Réseau d’accueil pour demandeurs d’asile en 
Belgique, au 1er mai 2026.  

(414) Flemish Agency for Integration (2025). Legal framework and 
jurisdiction on lack of reception for asylum seekers. 

https://hudoc.esc.coe.int/fre/#%7B%22sort%22:%5B%22escpublicationdate%20descending%22%5D,%22escdcidentifier%22:%5B%22cc-203-2021-dmerits-en%22%5D%7D
https://actionsociale.wallonie.be/files/documents_thematiques/OWSA/2025_OWSA_Rapport%20global%202024.pdf
https://actionsociale.wallonie.be/files/documents_thematiques/OWSA/2025_OWSA_Rapport%20global%202024.pdf
https://brusshelp.org/index.php/nl/documentatie/telling/2911-resultaten-van-de-8ste-telling-van-dak-en-thuislozen-in-het-brussels-hoofdstedelijk-gewest
https://www.fedasil.be/sites/default/files/content/download/files/reseau%20accueil%20Fedasil%2020260501.pdf
https://www.fedasil.be/sites/default/files/content/download/files/reseau%20accueil%20Fedasil%2020260501.pdf
https://www.vreemdelingenrecht.be/dossiers/asielopvangcrisis#block-veroordelingen
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Graph A16.4: Housing affordability selected indicators 

 

Source: Eurostat and European Commission calculations. The overburden rate should be read together with the tenure structure 
(homeowner, tenants), that may differ across country and regions. 


