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Belgium’s Macroeconomic Environment at The Close of 2025:
Cautious Recovery Gaining Traction

Closing 2025, Belgium’s macroeconomic environment shows clear signs of
stabilisation, following two years marked by inflationary pressure, tightening
financial conditions and subdued investment sentiment. Economic growth in 2025
is estimated at approximately 1.2%, confirming the modest recovery anticipated
at the start of the year and positioning Belgium broadly in line with the eurozone
average. Growth has been primarily driven by domestic demand, supported by
resilient household consumption and a gradual recovery in business investment.

Compared to 2024, macroeconomic uncertainty has started to ease, driven by
declining inflation, a more predictable ECB policy trajectory and stabilising long-
term interest rates. Inflation has continued its downward trajectory throughout
2025, averaging around 2.5%, significantly lower than the elevated levels recorded
in 2022 - 2023. According to the Federal Planning Bureau, inflation is expected
to converge toward 1.8% from 2026 onward, suggesting a return to a more
predictable price environment over the medium term. This trend has contributed
to improving real income growth and has gradually restored confidence among
both occupiers and investors.

Monetary policy developments have been a key driver of this stabilisation.
Throughout 2025, the European Central Bank continued its measured easing
cycle, lowering policy rates in response to subdued eurozone growth and
moderating inflationary pressures. By the end of 2025, short-term financing
costs have declined materially compared to their 2023 peak, improving debt
affordability and supporting transaction activity, albeit at a controlled pace.

Long-term interest rates, as reflected by the 17-year Belgian Linear Government
Bond (OLO), remained relatively stable during 2025, fluctuating around the 3.70%
mark. This stabilisation does however still hold a slight tendency to increase, which
still fosters a level of uncertainty amongst investors. Still, this relative stabilisation
has been instrumental in restoring pricing visibility in the real estate market.
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As inflation declined in parallel, real interest rates remained slightly positive,
creating a more balanced environment for long-term capital allocation. While
geopolitical risks and fiscal pressures continue to temper investor optimism, the
overall financial backdrop at the end of 2025 is materially more supportive than
in the preceding two years.

Looking ahead to 2026, Belgium’s economic growth is expected to remain stable,
within a 1.2%—-1.4% range, offering a more constructive foundation for real estate
investment decisions. While the recovery remains gradual rather than dynamic,
the risk of further macroeconomic deterioration has significantly diminished.
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Quality-Driven Demand Supports Prime Rent Growth in a Balancing
Logistics Occupier Market

After several years of exceptional activity, the Belgian logistics occupier market transitioned to a more balanced dynamic in 2025, with a pronounced emphasis on quality.
Although take-up volumes remain below the peak levels recorded in 2021 and 2022, they are broadly in line with the figures of 2024. This subdued take-up reflects the
cautious sentiment among many occupiers amid persistent broader economic uncertainties. A new, more balanced equilibrium appears to be emerging following the
peak years. Semi-industrial real estate, and especially SME units, currently plays a larger role in occupier demand and take-up than traditional logistics space, although
this demand is also becoming increasingly selective due to cost sensitivity, location, and flexibility.

Vacancy rates have continued to rise, largely concentrated in non-prime assets. Older buildings and secondary locations are facing increasing challenges, as occupiers
favour modern facilities that support the possibility of automation, digitalisation and efficient, often multimodal, transport chains. Buildings lacking sufficient clear height,
floor loading capacity, power availability or connectivity are therefore more exposed to prolonged vacancy. This power supply issue is particularly acute in regions such as
Flanders, where grid congestion has left companies waiting for high-capacity electrical connections, as the local network is not yet able to support the surge in demand
for large-scale projects. Despite the upward trend, the overall vacancy rate in Belgium remains below the European average, underlining the market’s relative resilience.
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While vacancy is mainly increasing in secondary assets, ongoing land scarcity and limited availability of
modern logistics real estate continue to support upward pressure on prime rents in Belgium. The Greater
Brussels region recorded the largest increase, rising from €73/m?in Q2 2025 to €77/m? currently, equivalent
to a 5.5% increase. Similar trends were observed in Flanders and Wallonia, where prime rents rose from
€70/m? to €72/m? (4.3%) and from €62/m? to €65/m? (4.8%), respectively. In the Netherlands, prime rents
followed a comparable upward pattern. In the Amsterdam region, rents increased from €110/m? to €120/
m?, marking a 9% rise, while in Rotterdam, prime rents reached €105/m?.

PRIME ESTIMATED RENTAL VALUE - LOGISTICS (BELGIUM)

€80
€75
€70
€65

€60

€155
€50
€45
€40

€35
Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2. Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

2020 2021 2022 2023 2024 2025

e Flanders === Greater Brusselsregion «===\Walloon area

4 | Stadim Focus Logistics & Industry Belgium — Market Report H2 2025

PRIME LOGISTICS RENT

(Q4 2025)

€77/m?

stadim




Prime Yields Compress Slightly as Non-Core Logistics Transactions Gain Traction

Despite a more moderate occupier market and rising vacancy rates, logistics real estate remains a clear favourite among
investors. Market sentiment gradually improved during 2025, partly due to cooling inflation and a cautious recovery in access
to financing. This changing context is reflected in growing interest in high-quality logistics assets, while secondary and outdated
real estate faces greater pressure. Prime yields, which remained stable in Flanders and the Greater Brussels region since the
second half of 2023, experienced slight compression to 4.95%. Rising interest from foreign investors, strategic locations, and
sustainability certifications support this development. The yields in the Walloon market, however, remained stable at 5.2%. In
the Netherlands, prime yields currently stand at 4.75% (NIY).

2025 was a remarkable year in terms of investment volume, driven by some large transactions such as the joint venture between
Montea and Weerts in Liege, WDP’s redevelopment in Vilvoorde and Intervest’s acquisition of the Weerts portfolio. Despite this
large investment volume and renewed confidence, the transaction market remained relatively calm in terms of the number of
deals, mainly due to the limited supply of prime assets. This phenomenon, combined with owners’ reluctance to sell, is leading
to growing interest in non-traditional transaction structures and value-add strategies relative to pure core transactions. Within
the industrial and logistics segment, this is reflected in the increasing use of sale-and-leaseback solutions, which allow investors
to deploy capital in operational real estate with long-term users. As a result, such transactions represent an increasingly relevant
part of total investment activity. This creates a structural supply shortage in the market for prime properties, which also puts
downward pressure on prime yields. It is also important to note that moderate, quality-driven occupier demand contributes to
a widening divergence in yields between prime and non-prime assets.
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Powering Logistics Real Estate: The Role of Battery Storage

The rapid growth of renewable energy and the ongoing electrification of economic activities are fundamentally reshaping electricity markets and grid dynamics. Older
logistics sites and locations without adequate power supply lose attractiveness, resulting in higher vacancy rates. On-site energy production and battery storage can
enhance power reliability and, in turn, improve site attractiveness. However, these solutions must be approached holistically and carefully designed to align with
the site’s energy profile and specific characteristics. This is crucial for providing a clear overview of the site-specific business case and preventing unnecessary costs.

PV surpluses, price pressure and grid congestion

Logistic site owners have made significant investments in large-scale PV installations, often fully occupying available roof space and, in many cases, being oversized relative
to on-site electricity consumption. Excess electricity production can be fed into the grid for financial compensation, which made this model financially attractive for a long
time.

However, the growing share of renewable energy on the grid is putting downward pressure on market prices and reducing compensation for injected electricity. Over the
past years, injection rates have declined significantly, and in some instances have even turned negative. According to CREG, there were more than 520 hours of negative
electricity prices in 2025 due to rising surpluses on the electricity grid. This is an increase of over 25% compared to 2024. During these negative hours, companies must pay
to feed electricity into the grid, which encourages curtailment® and erodes PV returns.

Based on Stadim’s solar panel valuations for logistics warehouses primarily used for the storage of goods, data indicate that 80% of facilities with medium to large-scale PV
installations (> 200 kWp), utilizing nearly the entire roof area, inject 50% or more of their generated electricity into the grid. This suggests overcapacity relative to on-site
consumption.

Meanwhile, the rapid growth of renewable energy and the electrification of vehicles and operations are adding pressure on the electricity grid, leading to grid congestion.
In the Netherlands, waiting times for a medium-voltage grid connection can already exceed several years. In Belgium, the situation is less severe, but more than 180

companies are reportedly waiting for a connection, and new contracts increasingly include flexibility clauses.

Curtailment refers to the intentional reduction or temporary shutdown of a solar panel installation’s electricity output, typically to manage grid stability, congestion, or oversupply.

6 | Stadim Focus Logistics & Industry Belgium — Market Report H2 2025

stadim



Battery storage systems as a solution and strategic lever

The need for operational flexibility is growing, both to manage structural solar surpluses and ensure reliable
on-site power availability and energy security. Battery storage, combined with an Energy Management
System (EMS), enhances asset availability and supports the electrification of operations, including EV charging
infrastructure, refrigeration systems, and production processes.

Business case

The cost of battery technology (lithium-ion batteries) has declined significantly over the past years and is
expected to continue decreasing, driven by economies of scale and growing market competition. That said, the
pace of decline is slowing due to higher raw material costs and rising tariffs.

Several investment models exist for battery installations, including Battery-as-a-Service, joint investment,
lease arrangements, and full ownership with EMS integration. These models differ in capital requirements,
risk, and operational effort but all enable optimization of self-consumption, reduction of curtailment, and, in
some cases, additional revenue from arbitrage or grid services.

Still, payback periods remain uncertain and depend heavily on the site’s energy profile, where the more
volatile it is, the better, as well as on price volatility, OPEX and evolving regulations. Batteries are not suitable
for long-term storage, a dynamic energy profile is necessary to be profitable. An integrated approach is
therefore critical, in which an EMS dynamically manages all installations (PV, battery, consumption, charging
infrastructure) and combines multiple value-creating applications.
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BEHIND-THE-METER (BTM):
LOCAL OPTIMIZATION

For logistics real estate, the core of the business case today
lies in behind-the-meter optimization, where batteries are
integrated into the site’s local energy profile.

1. Increased self-consumption: By storing excess electricity
and using it at a later stage, battery systems increase the
self-consumption of on-site PV generation and minimize
curtailment.

2. Peak shaving: Battery storage can provide power during
peak times, reducing peak loads and helping to avoid
capacity constraints or penalty charges.

3. Facilitating electrification: By adding local flexibility,
battery storage can enable expansions of electrical
applications within existing connection contracts,
reducing or postponing the need for grid reinforcement.

FRONT-OF-THE-METER (FTM): EXTERNAL INCOME

In addition to local optimization, batteries can also generate

additional revenue through:

e Arbitrage: Buying electricity during low-price periods
and selling it during high-price periods. In 2025, hourly
electricity prices ranged from 69 EUR/MWh to 222 EUR/
MWh.

e Balancing services: Larger battery systems (>1 MW) can
participate in balancing and flexibility markets, providing
grid stability in exchange for fees.

However, these revenues are volatile and highly sensitive to
market saturation. The Belgian market illustrates this clearly:
where aFRR? capacity revenues could still amount to around
750,000 euros per MW per year in 2024, they fell to around
200,000 euros per MW in 2025. A similar downward trend is
also visible in other balancing and flexibility markets.

2The automatic Frequency Restoration Reserve (aFRR) market allows energy resources
to automatically provide fast-acting power adjustments to help stabilize the grid
frequency, with providers earning revenue for their flexibility.



A well-designed behind-the-meter configuration increases self-consumption of PV, limits curtailment, and reduces energy costs. In optimal scenarios, where the battery
is intelligently managed via an EMS and additional income can be generated from flexibility services, payback periods under 8 years are possible. In practice, however,
payback periods are often longer, typically ranging from 10 to 14 years. Limited access to flexibility services, lower revenues, fluctuating electricity prices, and suboptimal
battery operation often extend payback periods, even with an EMS. Given a technical lifespan of approximately 15 years, this puts the internal rate of return under pressure.

For logistics sites, the primary value of battery storage today lies in internal flexibility and behind-the-meter applications. External revenue streams (front-of-the-meter)
were highly profitable until recently. European harmonization of the automatic Frequency Restoration Reserve (aFRR)? market, increased curtailment, and other market
dynamics are leading to saturation and declining prices. As a result, such external revenues may complement the overall business case but rarely stand on their own.

Uncertainties and preconditions
Banks remain cautious and generally apply stricter terms, as revenues depend heavily on volatile energy prices and future operational costs are difficult to predict.

Technical degradation of 2—3% per year (typical for lithium ion batteries) results in approximately 65% remaining capacity after 15 years. Although repowering or recycling
could generate value in the long term, there is still not yet a liquid secondary market today. Residual value is therefore generally assumed to be negligible.

Furthermore, technical integration, safety and permit requirements, and evolving regulations strongly influence the business case. Location and grid connection are
also critical. Belgian electricity grids are becoming increasingly saturated, and no structural market mechanism exists to fully resolve congestion. For large logistics sites
with power requirements exceeding 1 MVA, the absence of an existing grid connection is becoming a challenge and risks making such sites less attractive to investors.
An established grid connection is an increasingly important consideration for valuers and investors under today’s grid constraints and regulatory framework. New
connections are currently allocated on a FIFO basis, meaning first come, first served. This leads companies to submit applications for future connections well in advance,
even before they are needed, in order to secure access ahead of competitors and avoid the risk of being unable to connect when demand arises.

Stadim supports real estate professionals with actionable insights into real estate and energy investments. Our ESG-driven approach translates regulations
and market expectations into clear measures that create sustainable value.

Our expertise includes:

1. Solar panel valuation: Objective and well-substantiated valuations for existing installations or transactions, ensuring renewable energy value is accurately
reflected in real estate decisions.

2. Battery & energy storage advice: Access to trusted partners and guidance on battery and storage solutions.

3. ESG investment impact: Analysis of how sustainability investments affect property value, supported by scenario-based models for clear and informed
decision-making.

With Stadim, energy and ESG considerations become a measurable, manageable part of your real estate strategy.

The automatic Frequency Restoration Reserve (aFRR) market allows energy resources to automatically provide fast-acting power adjustments to help stabilize the grid frequency, with providers earning revenue for their flexibility
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The New Capital Gains Tax:
Why a Property Valuation as of 31/12/2025 Is Essential

From 1 January 2026, the Belgian federal government has implemented a 10% tax on capital gains realized on
financial assets held by private individuals (and legal entities not subject to CIT), including shares, funds, and
unlisted participations. This tax, however, does not apply retroactively, meaning that capital gains realized up to
31 December 2025 are, in principle, exempt from taxation.

Reference Value Requires Proof

Said exemption can only be secured by providing evidence of the value of the financial assets as of that date.
Consequently, the value per 31st of December 2025 may serve as an official tax reference point, even for holders
with no immediate plans to sell.

For unlisted financial assets, the legislative texts mention four methods for determining their value: prior
third-party transactions, contractual formulas, the sum of a company’s equity and four times its EBITDA, or an
independent valuation report.

Given the unique characteristics of each company and its activities, and consequently of its value, a valuation by
an independent auditor or accountant seems preferable. Nevertheless, in certain cases, the method based on
equity plus four times EBITDA may result in a higher valuation. Regardless of the method applied, it’s certain that
a well-documented valuation will help prevent or resolve potential disputes with the tax authorities regarding
the determination of the actual capital gain.

Real Estate Impacts the Value of Your Shares

The professional sale and rental of real estate is already subject to corporation tax. However, real estate as part
of a company’s equity may also affect the company’s overall value, and thus the value of its shares, which upon
sale will be subject to capital gains tax from 2026 onwards.

A proper valuation of the real estate per 31st of December 2025 is therefore essential for an accurate overall
company valuation and to safeguard historical capital gains from taxation.

Stadim as Your Partner

We are pleased to support you—and your accountant or auditor—in conducting an independent
valuation of your real estate. Our market-based property valuations are recognized by the authorities
and help streamline the overall valuation process for professionals. Stadim has extensive expertise across
all types of real estate and is experienced in managing large volumes efficiently. Our operational setup is
fully geared towards quality and effectiveness. Please do not hesitate to contact us for further information.
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Contact

Stadim brings you 30 years of experience as a trend-setting and independent real estate consultancy. Seasoned in all types of properties, we offer you analyses, valuations and advice
relating to all kinds of real estate in the Benelux at all stages of the real estate cycle. Regardless of whether it concerns a private house or an international real estate portfolio, we can always
guarantee that you will receive well-founded advice in the most discreet way possible.
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