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Setting the scene

The Kotkompas

The Belgian student housing market is a dynamic market undergoing rapid change.
This market is still characterised by fragmentation, with significant local differences
in terms of supply, demand, regulations and, in general, usable and clear data on
these parameters. However, student housing plays a crucial role in supporting
higher education, and a global overview of this sector is therefore essential in order
to guide its professionalisation and consolidation. Attracting a qualified student
population is important. After all, this population contributes to the development
of a knowledge economy, which ultimately also strengthens the socio-economic
fabric of student cities and, by extension, the entire Belgian region.

Stadim & Diggit StudentLife continue to map the Belgian market year after year
with the Kotkompas. The insights gained can serve as a source of inspiration for
various stakeholders, such as investors, project developers, property managers and
governments, to better respond to potential opportunities linked to the needs of
the core audience, namely students and higher education institutions.
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Earlier this year, Diggit StudentLife & Stadim published the fifth anniversary edition
of the Kotkompas.

As the new academic year 2025-2026 has now begun, we would as per usual like
to take another look at the current rental prices for this academic year.

With this Pricing Update, we are pleased to announce — for the sixth time in a row
— an update of the rental prices. Although we would like to provide readers with
more information than just the price aspect, we cannot ignore the fact that price
is the number one criterion in choosing student accommodation, which is still very
much the case today in various student cities.

The price criterion may be leading the pack, but it undoubtedly receives strong
support from powerful helpers. In Kortrijk, the student city of West Flanders, we
are waiting to see whether the market is sprinting towards equilibrium (or
beyond?). While student taxes and a planned reduction of existing student rooms
in the residential market are causing headwinds in Flanders' largest student city,
taxes on furnished accommodation in the capital are being doubled, and in the city
of Antwerp we are seeing a strong pipeline, with ditto headwinds from local
residents for certain neighbourhoods. A cut in sponsorship for non-EU students, as
well as educational institutions wishing to increase their tuition fees, could
threaten the affordability and, consequently, the access to higher education.

Undoubtedly more than enough food for thought for the next complete edition of
the Kotkompas in 2026.

In the meantime, we hope that you, as a student, educational institution, local
authority, developer, investor or amateur of the genre, will be able to gain useful
information from this Pricing Update.



Rental prices and costs
Average (bare) rental prices 2025-2026

The table below provides an indication of the bare rents (without costs) per room
type and per region based on the 10 largest student cities.

Belgium Flanders Wallonia Brussels
Room € 400 € 405 €375 €490
Room + bathroom € 485 €525 €410 €575
Studio €570 € 605 €505 € 645
Average price € 485 €515 €425 €570

Average rental prices excluding costs - 2025-2026

Looking at the average values in Belgium and the three regions, we see increases
of up to €25 compared to the previous academic year. The average basic rent for
a student room in Belgium fluctuates around €485/month compared to €475 last
year, an increase of approximately 2%.

2025-2026

€485
€105
€590

Average rental price:
Average costs:

Average COT-price:
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Expenses 2025-2026

In addition to the rent, an expense allowance is traditionally charged as a porision
or lump sum (all-in price). The results for 2025 show that this allowance for
additional rental costs has risen less sharply this year than last year. Depending on
the city, the cost fluctuates between €75 (often in smaller student cities) and €105,
with a slight increase in the average for Brussels from €120 to €125.

The additional costs average around €105/month (Belgium). Brussels still leads the
way in terms of monthly costs. Flanders is catching up with Wallonia in terms of
cost levels.

This once more argues in favour of analyzing total prices including costs and not
just basic rents.

COT-price 2020-2025
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COT-prices
COT-prices 2025-2026

In order to make a correct comparison between different regions on the one hand
and the supply within the same region on the other, it is advisable to take a broad
view of rent and costs. In this regard, we use the total “cost of tenancy” or COT
price, whereby the rent, including additional costs (whether or not fixed), is
compared with the student room, energy costs, facilities, service, etc.
Consequently, it is appropriate to also include the average “COT price”.

The table below provides an indication of the COT price, or in other words, the
total rental prices including costs per room type and per region based on the 10
largest student cities. The ranking remains unchanged, with Brussels in the lead,
followed by Flanders and Wallonia respectively.

Belgium Flanders Wallonia Brussels
Room €490 €490 €465 €600
Room + bathroom €580 €620 €500 € 695
Studio € 685 €700 €640 €795
Average price €590 €610 €535 € 695

COT Price: Gemiddelde huurprijzen inclusief kosten 2025-2026

The average COT price for a student room in Belgium fluctuates around
€590/month, which represents an increase of €15 compared to the previous year.
This average increase is in line with the recorded inflation rate.

The price level must always be approached with caution and should not simply be
compared with prices from previous years. Due to a lack of transparency in rental
prices, caution is advised when making this comparison. Rental prices advertised
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on private websites often cover only a fraction of the (professional) supply, and in
most cases only one type of room in a student building. Public rental websites are
often limited to available rooms, which means that the output of any assessment
always depends on the available supply. Finally, additional costs are not always
included, which can obviously make a significant difference to the total price. Other
public websites that do show rented rooms do not always seem to be correctly

updated.

Average COT price fluctuates around €590/month

Year after year, we continue to see a wide spread of prices across all cities for the
same type of property. There can be many reasons for this: typical property
characteristics such as location, location, location, quality and condition of the
property will certainly be at the root of this, but differences can also be noted in
the desired rental yield and the resulting rent levels, for example when we compare
“subsidised rental properties” with private projects. As a typical example, we note
differences of up to €505 (COT price) per month for a room with private bathroom
measuring 15 to 16 m?in Leuven.

The average COT price is keeping pace with inflation, which puts price
developments into perspective. Of course, we must always take into account local
differences in both supply and demand trends and rent levels, even within the
same market, differences can be significant, as the above example shows. The
signals in the market in terms of lettings, linked to rent levels and the factors
mentioned in the introduction, raise the question of where the limit lies for further
price increases. How the call for additional affordable supply, which is endorsed by
the government, can be reconciled with financial and fiscal initiatives is also a
matter for further debate.
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Diggit StudentLife is active in various aspects of student housing. We are responsible We are Stadim: the largest independent valuer and advisor in the Benelux for all types of
for the letting and property management of more than 2,000 student units real estate.

(including projects) in Flanders and Brussels. Diggit consists of a motivated team of
around 20 enthusiastic Diggiteers who bring together operational experience from
various fields. This mix enables us to offer an experienced, reliable and high-quality
service to students and their parents, owners and investors, educational institutions We value all types of buildings and sites, supervise property projects, conduct market
and governments, and all other stakeholders who are committed to providing a IS AV (TR VL A Ne El = RIe B[RV I e L [Ty P ETE R ) E RIS A [ e R R E LTS
good environment for students. their poperty investments more sustainable.

As a centre of expertise, Stadim ensures that people and organisations make intelligent,
strategic and sustainable choices in every real estate issue.

Looking to sell or buy your student room? Then we are happy to help you with
Diggimmo. With Syndiggit, we also provide condominium management (syndic) VR ICIe Yot R oate RN Il el R e N = T e L A
services to the owners of student residences managed by Diggit.

This means that Diggit is a one-stop shop for the optimal management of your
student residence.
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Copyright | Disclaimer

© Diggit StudentLife (Cereal BV BE0708.983.193) & Stadim BV (0458.797.033). This report was prepared by Diggit StudentLife and Stadim. The contents of
this report may not be communicated, copied, reproduced or redistributed in any way, in whole or in part, without the prior express permission of Diggit
StudentLife and Stadim.

This report is an analysis of the Belgian student housing market. It is in no way intended as advice from a legal, urban planning or other perspective. The
purpose of this report is to provide more clarity about the current situation in the student housing market. To this end, various sources and public information
have been consulted and compiled, which are believed to be accurate and reliable. This also applies to the parameters used to make possible projections and
estimates. The report has been prepared with the utmost care, but no guarantees are given as to its accuracy or completeness.

This report is purely informative and cannot be used as a basis for any investment or other decisions or for the feasibility (in terms of permits or otherwise) of
a development project, which are made or omitted on the basis of this report. Diggit StudentLife and Stadim accept no responsibility whatsoever for the
content of this report or its use.
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