
  Page 1 of 32 

 
 
 
 
 
 
 
 
 
 
 
 

 

Delivery of Buildings 

 

> Delivery of the Paradis 
Tower, 27.5-year lease 

> Contribution in kind of the 
Rue aux Choux 35 building 
by AXA Belgium 

> Delivery of the Brederode 13 
building, 15-year lease 

> Slight increase of the fair 
value of buildings (+0.41%) 

> Preparation of major 
projects over five years: 
Paradis Phase 2, Quatuor, 
WTC 

 
 

 
 

 
Befimmo proactively manages its 
portfolio paying particular 
attention to the expectations of its 
tenants. 
 
By investing in quality buildings it 
aims to create value in the long 
term. 
 
 

 

Delivery of Stories 

 

> Change of status to B-REIT 
(SIR/GVV) 

> Best Sustainability Report  

>  “EPRA Gold Award 
Financial Reporting” and 
“EPRA Bronze Award 
Sustainability Reporting” 

 

 

 

 

 

 

 

 

 

Befimmo is positioning itself as a 
responsible company and landlord, 
anticipating economic, social and 
environmental trends, while 
innovating to create value for all of 
its stakeholders. 

 

Delivery of Results 

 

> EPRA earnings of €3.90  
per share, in line with 
forecasts 

> Net result of €3.19  
per share 

> Stable net asset value of €54 
per share 

> LTV-ratio of 45.21% 

> Return on share price of 
26.5% 

> Final dividend confirmed at 
€0.86 gross per share, 
bringing the total dividend of 
the fiscal year as forecast to 
€3.45 gross per share 

 
 
 
 

 

Befimmo's results are predictable 
owing to its long-term cash flows. 
Accordingly, the Company prepares 
three-year forecasts and continues 
to deliver solid results.  
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CREATING VALUE IN 

REAL ESTATE 

  

Annual Results 2014: Continuous Delivery 
  

The Board of Directors of Befimmo SA met on 17 February 2015 to 
prepare the annual financial statements as at 31 December 2014.  
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Continuous Delivery 
 
 

1. Key events of the 2014 fiscal year 

 

Change of status to a B-REIT (SIR/GVV) 

After the law of 12 May 2014 and the Royal Decree of 13 July 2014 on B-REITs entered into force, 
Befimmo made a proposal to its shareholders to change its legal status from a Sicafi into a public  
B-REIT (SIR/GVV). 
 
The Extraordinary General Meeting of 21 October 2014 approved this change of status, with a 
majority of 99.93% of the shareholders present or represented. 
 
Since 13 November 2014, Befimmo has officially had the status of public B-REIT. Following this 
change, the Company will continue uninterrupted its activities as a Real-Estate Investment Trust 
(REIT) within a legal framework that is consonant with the operational reality of the business. 
 
 

Delivery of the Paradis Tower, start of the 27.5-year lease | Liège 

Construction works of the Paradis Tower (40,000 m²) were completed during 
the last quarter of the fiscal year. On 12 December 2014 the building was 
handed over to its tenant, the Buildings Agency (Belgian Government) for a 
fixed term of 27.5 years. The total value of the realised investment for this 
project is €95 million. The new building meets the highest technical and energy 
performance standards, generates a recurring rental income of some €6 million 
a year, which represents a current gross initial yield of around 6.2%.  
 

Befimmo aims to achieve the BREEAM certification "Excellent" for the Post Construction phase, the 
same rating as it obtained for the Design phase certification.  
 
Over the years, Befimmo has assembled a professional team able to manage the development of 
new buildings, in addition to the major comprehensive renovation programmes of the existing 
buildings. The successful completion of this project bears witness to that.  
 
 

Contribution in kind of the Rue aux Choux 35 building by AXA Belgium | 
Brussels | CBD | Centre 

The Rue aux Choux 35 building (5,300 m²) is let to the Flemish Community and occupied by the 
Flemish Government for a residual fixed term of 8 years. The annual rent amounts to €1.1 million, 
generating a gross current yield of some 7.5%. 
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The contribution of this building by AXA Belgium was consolidated on 
25 November 2014 with a capital increase, within the limits of the 
authorised capital, resulting from the contribution1 in kind by AXA Belgium 
of its rights in rem to the leasehold with a conventional value of 
€15.2 million. This contribution was paid partly in new Befimmo shares 
(70%) and partly in cash (30%). Befimmo has thus increased its 
shareholders’ equity2 by €10.8 million through the issue of 186,853 shares 
at €57.65. Through this transaction AXA Belgium strengthened its position 
as a Befimmo shareholder, currently with a 10.5% holding. 
 

This operation will have an accretive effect on EPRA earnings per share 
(around €0.02 per share over a full year) and a beneficial effect on the 
LTV ratio3 (-0.15% in absolute terms). 
 
 

Delivery of the Brederode 13 building for a 15-year take-up |Brussels CBD | 
Centre 

Winning the loyalty of its customers and responding to their needs is at the heart of Befimmo's 
strategy, as once again demonstrated by the success of the “Brederode 13” transaction.  
 
The new 15-year lease with the Linklaters law firm for a lease-back of the building at rue Brederode 
No 13 (13,400 m²) which it has now occupied for nearly 30 years, began during the first half of the 
fiscal year, following a major renovation programme costing some €26 million.  

 
This prestigious listed building has excellent energy 
performance thanks to many investments, such as the 
fitting of new windows with high-insulation glazing units, 
roof insulation and heat exchangers for the ventilation 
units. In addition, to enhance the sustainability of the 
project's footprint, installations such as rainwater 
recovery systems to supply the toilets have been fitted 
and green roofs have been planted. Befimmo obtained a 
"Very Good" rating in the BREEAM Design phase 
certification of the building and is aiming for the same 
rating in the Post Construction phase certification.  
 

 

  

                                                           
1
  For more information, please refer to the press releases of 10 September 2014 and 20 November 2014 

(www.befimmo.be/en/publications/21).  
2
  €2.7 million of which in share capital and the remaining €8.1 million as issue premiums. 

3
  Loan to value (LTV) = [(nominal financial debts – cash)/fair value of portfolio]. 

http://www.befimmo.be/en/publications/21
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Other events of the 2014 fiscal year 

Sale of Fedimmo buildings on short leases 
 
During the 2014 fiscal year, Fedimmo sold properties that were no longer strategic in view of the 
short durations of the leases signed with the Belgian Government. On the expiry of the leases, these 
buildings would require conversion to other uses that do not tally with the Company's "pure player" 
strategy.  

 Sale of the Pépin 5 building | Namur 
The deed of sale for this building was signed on 16 June 2014 at a price of €2.2 million, 
generating a capital gain of €0.41 million in relation to the latest fair value determined by an 
independent real-estate expert. 

 Sale of the Rennequin-Sualem building | Liège 
This building was sold on 8 September 2014 for €1.9 million, generating a capital gain of 
around €0.25 million in relation to the latest fair value determined by an independent real-
estate expert. 

 Sale of the Pépin 22, Pépin 31 and H. Lemaître buildings | Namur 
The passing of the deeds of sale of these buildings was completed on 23 December 2014. The 
overall selling price was €2.5 million, in line with the fair values determined by an independent 
real-estate expert.  
 
 

Triomphe I | Brussels decentralised 
 
During the second half of the 2014 fiscal year, Befimmo 
began the major renovation programme of its Triomphe I 
building (11,300 m²), at a cost of some €11 million. These 
works are intended to enhance the comfort and 
performance of the building, notably by renovating the 
interior finishings and replacing the glazing units by high-
performance glazing, creating a new entrance hall and 
landscaping the areas around the building.  
 
The building received a “Very Good” certification in the BREEAM Post Construction phase.  
 
This building, now available for lease, enjoys excellent visibility alongside Boulevard du Triomphe and 
is attracting interest from prospective tenants looking for flexible and efficient office space. 
 
 
Ikaros Business Park - Phase II | Brussels periphery | Zaventem 

 
In the course of the first half of the fiscal year, Befimmo 
completed the major renovation of buildings 21/23 and 25/27. 
In 2015, Befimmo will continue the renovation programme in 
the other pases of the Ikaros Business Park. 

 
The overall budget for the investments in these properties, allowing a “Very Good” rating in the 
BREEAM certification Design phase, was around €5 million.  
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Summary of construction, redevelopment and renovation works carried out 
during the 2014 fiscal year 

 
 
Eager to meet the needs of its tenants, keep its properties attractive and at a high level of quality, 
and to ensure the highest possible occupancy rate in the portfolio, Befimmo continually invests in its 
buildings (in line with its Social Responsibility strategy) by renovating them, redeveloping them or 
improving their energy performance. 
 
Over the 2014 fiscal year, Befimmo invested €81.8 million overall in works in its buildings. Depending 
on the project, between 6% and 8% of their costs were specifically devoted to achieving optimal 
energy performance. This policy aims at respecting current and anticipated regulations  and at 
meeting tenants’, investors’ and shareholders’ expectations. 
 
Under its multi-annual investment programme to improve the energy performance of its occupied 
and leased buildings (Befimmo’s portfolio excluding Fedimmo), Befimmo invested a total of 
€1.9 million over the fiscal year.  
 
In addition, expenditure charged to the income statement included €13.6 million for maintenance, 
repair, refurbishment and initial installation work. Part of this amount (€4.6 million) was charged 
back to tenants. 
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2. Preparation of major five-year projects 

Befimmo continues to prepare major projects in its portfolio over the coming five years. The 
significant demand from public institutions identified in the Brussels real estate market represents a 
genuine opportunity for creating value that Befimmo will strive to materialise over the coming years. 
 
 

Brederode 9 and Namur 48 | Brussels CBD | Centre  

Following the hand-over of the Brederode 13 building4 to its occupant, the Linklaters law firm, the 
Brederode 9 and Namur 48 buildings, let to Linklaters for the duration of the renovation work on the 
Brederode 13 building, have been vacated and are to undergo a major renovation costing some 
€14 million. They will be available to let again in the course of 2016. 
 
The renovation programme will cover all common areas and offices of the two buildings and is 
aiming for a "Very Good" rating in the BREEAM Post Construction phase certification for the 
Brederode 9 building. 
 
 

Liège Paradis | Phase 2 | Call for projects 

The call for projects procedure, launched in November 2013 in 
cooperation with the City of Liège and the Walloon Region, concerns 
the realisation of a mixed real-estate project (around 35,000 m² of 
office space and housing) on the plot next to the new Finance Tower 
and owned by Fedimmo.  
 
Fedimmo is conducting in-depth analysis of four ambitious projects 
submitted during the 2014 fiscal year and in principle will designate the 
winner of the competition in the first half of 2015. This project to 
develop the site will be actually implemented when the occupancy risk 
is adequately covered.  
 
 

WTC IV | Brussels CBD | North area 

Fedimmo has the administrative permits (planning and environmental 
permits) needed to build Tower IV of the WTC complex located in the 
North area of Brussels, a “passive”5 tower of almost 55,000 m². It is a new 
building, independent of the other three towers of the complex which 
creates an individual identity  that is especially efficient and sustainable in 
the broad sense. It was rated “Outstanding” in its BREEAM Design-phase 
certification. 
 
The “all-in” construction cost of this project is estimated at €150 million. 

 

                                                           
4
  For further information, please see page 4 of this press release. 

5
  As per the Brussels legislation applied in 2015. 
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This project is now available to let off-plan to major tenants, whether public or private. Except for the 
preparatory work, however, Fedimmo does not intend to commence construction before the 
occupancy risk is sufficiently covered.  
 
 

Quatuor | Brussels CBD | North area 

Since the current lease expires in the course of 2017, and no later than early 2018, Befimmo is 
planning a new project, the Quatuor, to replace the Noord Building, while maintaining the possibility 
of a refurbishment of the existing building. The strategic location of this building near the metro and 
Brussels-North, one of the busiest railway stations in Belgium, and its visibility alongside the 
boulevard of the Brussels "inner ring", is a real opportunity for future occupants, whether public 
institutions, or private or corporate tenants. 
 

Befimmo applied, during the 2014 fiscal year, for 
planning and environmental permits for the 
Quatuor project. In this assumption, the current 
Noord Building would then be demolished after 
the expiry of the current lease. 
 

The new complex (60,000 m²) would be made up of 
four office buildings forming a single architectural 
unit, designed to ensure maximum flexibility in 
terms of occupation. In designing the building, 
Befimmo aims to achieve an “Excellent” rating in 
the BREEAM Design phase. The "all-in" construction 
cost of the project is estimated at €150 million. 

 
 

WTC II | Brussels CBD | North area 

At the end of the current lease Befimmo is planning by 2019, as the case may be, a full renovation of 
WTC Tower II, located in the heart of Brussels North district opposite the Brussels-North railway 
station. The Company has already begun the relevant studies. 
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3. Property portfolio 

Property key figures 

 
 
 

Change in fair values6 of the property portfolio 

 
 
 

The fair value of Befimmo’s consolidated portfolio as at 31 December 2014 was €2,285.2 million, as 
against €2,184.1 million as at 31 December 2013.  
 
This change in value takes account of: 

 the construction of the Paradis Tower in Liège, 

 the renovation of the Brederode 13 and Triomphe I buildings, and others in Brussels and the 
Brussels periphery, 

                                                           
6
  These values are established in accordance with standard IAS 40 which requires investment property to be booked at 

“fair value”. Fair value is obtained by deducting the average transaction costs established by independent real-estate 
experts from the “investment value”. These costs amount to (i) 2.5% for property worth more than €2.5 million and (ii) 
10% (Flanders) or 12.5% (Wallonia and Brussels) for property worth less than €2.5 million. 
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 the addition to the portfolio through the contribution of the leasehold of the Rue aux 
Choux 35 building,  

 the sales of the Pépin 5, 22, 31 and Henri Lemaître buildings, and the sale of the Sualem-
Rennequin building,  

 the changes in fair value recorded in the income statement.  
 
Excluding acquisitions, investments and disinvestments, there was an overall rise in the fair value of 
the portfolio of €9.3 million (0.41%) over the fiscal year. 
 
This increase in value over the 2014 fiscal year was due to the combined effect of:  

 increases in the values of the buildings on long-term leases to public-sector tenants, 
positively influenced by the relatively low yield levels observed in recent transactions for 
properties with similar profiles,  

 decreases recorded on the portfolio of buildings on short leases in the Brussels periphery and 
decentralised areas, and on some buildings due to the approaching expiry dates of their 
leases.  

 
Furthermore, some specific events, such as the extension of certain leases and the receipt of 
subsidies for certain works, had a positive impact on the value of the portfolio over the year.  
 
 
Change in fair value by quarter 
 

 
 
 

New rentals and lease renewals 

In the 2014 fiscal year, several new leases and renewals came to fruition; Befimmo agreed leases for 
more than 24,000 m² of space, comprising 20,000 m² of offices and 4,000 m² of retail, storage and 
multi-purpose space.  
 
Of the agreements signed over the year, 39%7 relate to leases signed with new tenants 
(21 transactions), the remaining 17 transactions being renewals of existing leases. Befimmo has thus 
welcomed several new rental customers, including the three new leases in the Froissart building, in 
the Brussels CBD, now fully let. Furthermore, some current tenants have renewed their leases for 
several years. Notable examples are Edenred, Ogilvy, International Business Wales, Ikea Service 
Center and Creg. 
 
The total space of 24,000 m² is higher than the space let during the 2013 fiscal year (15,500 m²) and 
in line with the 24,000 m² let in 2012. 
 
Note that the terms of these new leases are in line with the assumptions used to determine the EPRA 
earnings outlook published in the Annual Financial Report 2013. 
 
 

                                                           
7
  Based on the number of square metres let. 
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Occupancy rate8 

The occupancy rate of the properties available for lease was 94.07% at 31 December 2014 (compared 
with 95.24% as at 31 December 2013). For all the investment properties9, the occupancy rate at 
31 December 2014 amounts to 92.31% (compared with 94.16% as at 31 December 2013).  
 
This change in the occupancy rate is explained mainly by the expiry of the leases in the Mons II 
building in Mons, and the Brederode 9 and Namur 48 buildings in Brussels. From the fourth quarter 
of 2014, they were transferred into the category of properties that are being constructed or 
developed for own account in order to be leased. 
 

 
Weighted average duration of leases 

As at 31 December 2014, the weighted average duration of current leases was 8.64 years as against 
9.06 years at 31 December 2013. 
 
 
Percentage of rent guaranteed under contract on the basis of the remaining term of the leases 
in the consolidated portfolio10 (for ongoing and signed future leases) (in %) 
 

 
 
 

  

                                                           
8
  Occupancy rate = current rents (including the rate for space let but for which the lease has yet to begin)/(current rent + 

estimated rental value for vacant space).  
9
  Comprising properties that are being constructed or developed for own account in order to be leased. 

10
   Rents for future years calculated on the basis of the present situation, assuming that each tenant leaves at the first 

break and that no further lease is agreed in relation to the current rent as at 31 December 2014. 
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Global rental yield 

 
 
 

The drop in the initial yield of properties available for lease is primarily related to the replacement 
under this heading of the portfolio of the old Paradis building with the new Paradis Tower on a long 
lease to the Belgian Government, the lease has taken effect and the yield is therefore lower. 
Meanwhile the Mons II, Brederode 9 and Namur 48 buildings, which had high yields owing to the 
short residual durations of their leases, have been removed from this heading. 
 
 

Reversion rate 

 
 
 

As at 31 December 2014, the reversion rate of the portfolio amounts to -9.69% (compared with  
-10.40% as at 31 December 2013).  
 

This reduction in the reversion rate compared with the previous fiscal year can be attributed to (i) 
renegotiations of leases agreed at market rents, but below previous rents, in line with the estimated 
rental values established by the real-estate experts, and (ii) the rise in some estimated rental values, 
particularly in the Flemish Region, which had declined earlier.  
 

If the full reversion is realised, the impact on the current rent as at 31 December 2014 
(€143.2 million) of the potential negative reversion of the leases expiring over the next three years 
would be €1.6 million.  
 

The EPRA earnings forecasts presented hereafter (page 28) take account of a potential reversion on 
the expiry of the current leases.  
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Reversion rate in relation with the duration of leases and the proportion of portfolio 
 

 
 
 
 

4. Social Responsibility 

With the aim of continuously improving its position as a responsible business and landlord, in 
late 2013 Befimmo initiated a process of regular dialogue with all its stakeholders. It drew up a 
materiality matrix that helped to refine its Social Responsibility strategy and identify, while setting up 
priorities, environmental, economic and social challenges, grouped into four main themes: the 
environment, the team, its rental customers and governance. Befimmo responds to these challenges 
through concrete action as well as qualitative and quantitative objectives, fully described in its Social 
Responsibility Programme prepared and published on its website.  
 
Specifically, throughout 2014, Befimmo has continued its efforts to cut the energy consumption (gas, 
electricity and water) and waste production through, among other measures, energy investment in 
its buildings (described above), improving the rating of BREEAM In-Use certifications (from Pass to 
Good), and educating and inspiring its rental customers.  

 
Moreover, in its reporting, Befimmo was rewarded in December 2014 for the 
transparency of its social and environmental data and governance with the 
award for the best Belgian sustainability report by the Institut des Réviseurs 
d’Entreprises (Institute of Company Auditors – IRE). Befimmo welcomes this 
recognition, especially since transparent communication to its various 
stakeholders is one of the Company's strategic priorities. It pays particular 
attention to the reliability of the reporting process and to accurate and 
transparent financial and non-financial data.  
 

In 2015, Befimmo is continuing with this dialogue, seeking to achieve a balance between the various 
stakeholders and the challenges it regularly faces, notably by working on the following challenges: 
analysis of its value chain and improvement of its existing sustainable procurement conditions in 
cooperation with its suppliers; development of an helpdesk and extranet to improve and facilitate 
communication with its rental customers; analysis of the working environment with a view to 
improving it and better responding to the needs of its team. This analysis is part of a comprehensive 
debate on the changing world of work. 
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5. Financial report 

Financial key figures 
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Net asset value as at 31 December 2014 

As at 31 December 2014, Befimmo’s total net asset value was €1,195.4 million. 
 
The net asset value is therefore €54.00 per share, as against €54.13 per share as at 31 December 2013. 
Note that the number of shares issued rose by 2.8% over the fiscal year. 
 
 
Changes in the net asset value 
 

 
 
 
EPRA NAV and NNNAV 
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Financial results as at 31 December 2014 

The Auditor has confirmed that its audit of the consolidated financial statements has been 
substantially completed and has not revealed any material correction to be made to the financial 
information included in this press release. 
 
 
Condensed consolidated income statement (€ thousand) 
 

 
 
 
Net result, net current result and EPRA earnings 
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Events with an impact on the perimeter of the Company’s portfolio 
 
The perimeter of the Company, at property portfolio and shareholders’ equity level, was changed 
during the 2014 fiscal year by the following events: 

• the sale of the Pépin 5, Rennequin-Sualem, Pépin 22, Pépin 31 and Henri Lemaître buildings;  
• the addition of the Rue aux Choux 35 building to the portfolio. 

 
The comparison of data per share is also affected by the issue of new shares within the framework of 
the contribution in kind of the Rue aux Choux 35 building by AXA Belgium as well as the optional 
dividend in December 2014. 
 
 

Analysis of the net result 
 
Net rental result rose by €1.9 million or 1.4%. This increase is explained by the combined impact of: 

 the positive effect (+€5.9 million) of the change in floor area resulting primarily from the 
inclusion in the portfolio of the Blue Tower and AMCA buildings in 2013, and the contribution 
in kind of the Rue aux Choux 35 building, which took place in November 2014. The sale of 
five buildings11 in the Fedimmo portfolio had a minor impact on rental income, 

 a one-time payment of €3.7 million received in 2013 as compensation for the early 
termination of a lease,  

 a decline in rental income at constant floor area of some -0.3%. The adverse effects of 
departures or renegotiations of leases and the effect of smoothing of rental gratuities 
applied in accordance with IFRS (-€1.2 million) are not completely offset by the positive 
impacts of the indexing of rents and new leases. 

 
Net property charges are up by €4.1 million. This is explained by an increase in technical costs (major 
repairs), costs of project studies, and commercial costs. Net property charges are in line with 
forecasts.  
 
The property operating result is therefore down €2.2 million (-1.7%). Excluding the one-time positive 
impact in 2013 of the compensation payment for early termination of a lease, operating income 
would have risen by €1.5 million (+1.2%). 
 
Overheads are stable in relation to 2013.  
 
Other operating income and charges amounted to €1.3 million, primarily due to the positive impact 
of the restatement of rental gratuities (as per IFRS) (+€1.2 million), while this had a negative impact 
last year (-€0.3 million).  
 
An overall capital gain of €0.6 million was realised on the sale of various buildings in the Fedimmo 
portfolio.  
 
The change in fair value of the investment properties (excluding the amount of acquisitions, 
investments and disinvestments) amounted to +€9.3 million, an increase of +0.41% against a 
negative change of -€11.6 million (-0.53%) over the 2013 fiscal year. 
 
 
 

                                                           
11

  For further information, please see page 5 of this press release. 
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The realised financial result (excluding changes in fair value of financial assets and liabilities) went 
from -€28.9 million in the 2013 fiscal year to -€28.1 million in the 2014 fiscal year. The average 
financial debt over the year was €1,012.8 million as against €963.3 million for 2013. The slight 
decrease in financial charges, despite the 5.1% increase in the volume of average borrowings, is 
explained by the lower average cost of financing, which decreased from 3.18% in 2013 to 3.16% in 
2014, and the rise in the amount of capitalised interest on various investment projects. Euribor rates 
remained exceptionally low in 2014 (Euribor 1 month and 3 month rates of 0.17%).  
 
The change in fair value of the financial assets and liabilities was -€25.2 million as against 
+€6.6 million for 2013. The decline in the fair value of the financial assets and liabilities was due 
primarily to the fall in the interest rate curve at 31 December 2014 in relation to the level at 
31 December 2013. During the 2013 fiscal year, the opposite effect took place, but to a lesser degree. 
 
The combined effect of all the factors listed above, some of which are one-off elements, is a net 
result of €68.9 million as at 31 December 2014 compared with €79.2 million as at 31 December 2013. 
 
EPRA earnings, in line with the published outlook, amounted to €84.1 million and are equivalent to 
EPRA earnings for the previous year.  
 
Given the increase in the average number of shares (+1.65 million) not held by the group following 
the contribution in kind as well as the optional dividend, EPRA earnings per share, also in line with 
the published outlook, amounted to €3.90 as at 31 December 2014. 
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Financial structure 

The Company makes sure that it arranges the necessary finance in due time, seeking optimisation 
between cost, duration and diversification of its sources of finance. 
 
 
Financing arranged 
 
During 2014, Befimmo concluded bilateral loans with two banks totalling €138 million. In 
August 2014 it also made a European private placement of debt for an amount of €12 million. In 
addition, its two commercial paper contracts were merged into a single contract, the maximum 
amount of which was raised to €500 million. 
 
At constant perimeter, the Company needs no further financing before the third quarter of 2016. 
 
 
Maturities for commitments by quarter 
 

 
 
 
Main characteristics of the financial structure 
 
At 31 December 2014, Befimmo’s financial structure had the following main characteristics:  

• confirmed financing totaling €1,242.5 million, €1,033.3 million of which were in use. The 
volume of unused lines is determined on the basis of the Company's liquidity criteria, taking 
account of the maturities of the financing agreements and the renovation commitments 
planned for the coming years; 

• a debt ratio of 47.5%12; 
• a LTV ratio of 45.2%13; 

                                                           
12

  The debt ratio is calculated in accordance with the Royal Decree of 13 July 2014. 
13

  Loan-to-value (LTV) = [(nominal financial debts – cash)/fair value of portfolio]. 
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• a weighted average duration of debts of 3.8 years;  
• 58.6% of total debts at fixed rates (including IRS); 
• an average financing cost (margin and hedging cost included) amounting to 3.16% over the 

year. 
 
On 13 May 2014 the Standard & Poor’s rating agency confirmed the rating of BBB/outlook stable for 
Befimmo’s long-term borrowings and A-2 for its short-term borrowings. 
 
To reduce its financing costs, Befimmo has a commercial paper programme for an amount up to 
€500 million, €373.5 million of which was in use for short-term issues at 31 December 2014. This 
programme has backup facilities consisting of the various credit lines arranged. The documentation for 
this programme also covers the European private debt placements. 
 
 
Hedging the interest rate and exchange risk 
 
The interest rate hedging policy is designed to hedge a decreasing portion of borrowings over a  
10-year period. The objectives and implementation of this policy are regularly reviewed. The choice 
and level of instruments is based on an analysis of rate forecasts by a number of banks, and arbitrage 
between the cost of the instrument and their level and type of protection. The Company’s hedging 
policy also aims to limit variations in financial charges under existing covenants and to protect EPRA 
earnings as required to pay out the forecast dividend. 
 
Befimmo holds a portfolio of instruments to hedge (i) the interest rate risk, consisting of IRS, CAP and 
COLLAR14, and (ii) the exchange-rate risk on its fixed-rate United States private placement (USPP) by 
holding Cross Currency Swaps.  
 
In an adverse economic climate, this policy allows the Company to take advantage of falling interest 
rates on part of borrowings, while limiting the volatility of financial charges by fixing rates on the 
remainder of borrowings (either directly by arranging financing at fixed rates or by purchasing IRS 
type hedging instruments). The impact of rising interest rates on financial expenses is also mitigated 
by the hedge options (CAP). Such a hedging and financing structure creates a situation in which the 
result is still sensitive to changing interest rates. The package of instruments currently in place gives 
the Company a hedge ratio of 86.2%15 as at 31 December 2014. The hedge ratio remains above 60% 
until the fourth quarter of 2017 and above 40% until the first quarter of 2019.  
 
As part of its hedging policy, the Company carried out various operations on hedging instruments 
over the fiscal year: 

• it bought four IRS worth a notional total of €65 million covering the period from mid-2014 to 
mid-2019 (€15 million), to mid-2022 (€20 million), and to the end of 2023 (€15 million) and 
the period from mid-2015 to mid-2014 (€15 million); 

• it bought two CAP at 1.3% (€15 million) and 1.5% (€20 million), covering a period of 4 years 
from their acquisition date; 

• it bought two CAP at 0.75% (€15 million) and 0.30% (€15 million), covering a period of 5 and 
4 years respectively, starting in January 2015. 

 

After the closing of the fiscal year, in January 2015, Befimmo reorganised three IRS for a notional of 
€70 million and placed their level at market rate for the first years of hedging (2016 and 2017). 

                                                           
14

  Buying a COLLAR places a ceiling on the rise in interest rates (CAP), but also involves an undertaking to pay a minimum 
rate (FLOOR). 

15
  Hedge ratio = (nominal fixed-rate borrowings + notional rate of IRS and CAP)/total borrowings. 
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Evolution of the portfolio of hedging instruments and fixed-rate debts (situation as at 10 February 2015) 
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6. Befimmo share 

Share key figures 

 
 
 

Trend of the share price 

The Befimmo share has been listed on Euronext Brussels since it opened, and has been in the BEL 20 
index since March 2009. 
 
The Befimmo share made strong gains in the 2014 fiscal year. On 31 December 2014 it closed at 
€60.21 as against €50.45 one year earlier. Assuming the reinvestment of the dividend distributed 
in 2014, of €3.45 gross per share, it offered an annual return of 26.5%. This is in line with general 
market trends, while the listed real-estate sector in Europe (EPRA NAREIT Europe) has an annual 
return of 25.7%16. This trend also reflects investor confidence in the sector and in Befimmo, despite a 
sluggish economic climate.  
 
Note that the total number of outstanding Befimmo shares increased from 22,062,701 to 22,673,609 
over the year, an increase of 2.8% due to the creation of (i) 186,853 shares as part of the 
contribution in kind of the rights in rem to the leasehold on the “Rue aux Choux 35” complex by 
AXA Belgium in November and (ii) 424,055 shares linked to the distribution of the interim dividend in 
shares in December.  
 
At 31 December 2014, the Befimmo share was trading at a premium of 11.50% in relation to net 
asset value.  
 

                                                           
16

  Taking into account the reinvestment of the gross dividend (source: KBC Securities). 
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Based on transactions recorded on all market platforms, the Befimmo share offers growing liquidity, 
with an average daily volume of around 50,108 shares, which corresponds to a free-float velocity of 
around 77%. 
 
Over the 19 years since it its listing, the share has offered a total annualised yield of 8.1%17. 
 
Befimmo's market capitalisation stood at €1,365,177,998 at 31 December 2014.  
 
 
 

7. Dividend for the 2014 fiscal year 

Distribution of interim dividend: 59% reinvested in new shares 

A proportion of 59% of the interim dividend for the 2014 fiscal year was distributed in new shares, 
424,055 new shares at a price of €58.275 per share, which increased the Company's equity by 
€24.7 million. 
 
 

Final dividend for the 2014 fiscal year 

The agenda of the Ordinary General Meeting of shareholders to be held on 28 April 2015, at which 
the accounts for the 2014 fiscal year are to be approved, will include a proposal for the distribution 
of a final dividend of €0.86 gross per share.  
 
The final dividend will supplement the interim dividend of €2.59 gross per share not held by the 
group paid out in December 2014, bringing the total dividend for the fiscal year as planned to €3.45 
gross per share. 
  

                                                           
17

  Taking into account the reinvestment of the gross dividend (source: KBC Securities). 
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8. Key dates for shareholders 2015 
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9. Outlook and dividend forecast 

Disclaimer 
 
This outlook may not be interpreted as a commitment on the part of Befimmo. Whether or not these forecasts will actually 
be achieved depends on a number of factors beyond Befimmo’s control, such as developments on the real-estate and 
financial markets. Given the present context of uncertainty and economic recession, the assumptions used may be highly 
volatile in future. 
 
The assumptions and risk assessments seemed reasonable at the time they were made but, since it is impossible to predict 
future events, they may or may not prove to be correct. Accordingly, Befimmo’s actual results, financial situation, 
performance or achievements, or the market trend, may differ substantially from these forecasts. Given these uncertainties, 
shareholders should not give undue credence to these forecasts. 
 
Moreover, these forecasts are valid only at the time of writing of this press release. Befimmo does not undertake to update 
the forecasts, for example to reflect a change in the assumptions on which they are based, except of course as required by 
law, notably the law of 2 August 2002 on the surveillance of the financial sector and financial services, and the Royal Decree 
of 14 November 2007 on the obligations of issuers of financial instruments admitted to trading on a regulated market. 

 
 
The outlook for the next three fiscal years, prepared in accordance with IFRS standards and 
presented in consolidated form, is based on information available as at 31 December 2014 
(principally existing agreements) and on Befimmo’s assumptions and assessments of certain risks. 
 
Befimmo doesn’t publish assumptions about changes in fair value of the financial assets and liabilities 
(IAS 39) and in fair values of the property portfolio (IAS 40). IAS 39 and 40 aggregates are in fact 
unrealised items of the income statement. Befimmo is therefore forecasting only its future EPRA 
earnings. 
 
However, as an indication, it can be estimated that a 1% change in the fair value of the property 
portfolio (IAS 40) would have an impact of the order of €23 million on the net result, thereby 
generating a change of the order of €1.03 in the net asset value per share and 0.45% in the LTV ratio.  
 
Furthermore, a change in the forecast movements of short-term interest rates could alter the fair 
value of the financial assets and liabilities (IAS 39). Based on the fair value as at 31 December 2014, it 
can be estimated that if the Euro, US Dollar and Pound Sterling interest rate curves had been 0.5% 
lower than the curves of 31 December 2014, the change in fair value of the financial assets and 
liabilities carried at fair value would have been -€14.9 million. In the opposite case, the change would 
have been +€15.7 million.  
 
In addition to the general market trends, Befimmo has incorporated into its forecasts the actual 
characteristics of its buildings, mainly in terms of the rental situation of the portfolio (notably the 
residual duration of the leases), potential reversion of the rents and the obsolescence of the 
buildings (technical and environmental performance, etc.). 
 
Regarding new investments, Befimmo intends, subject to balance-sheet equilibrium, to continue 
growing by taking any market opportunities arising that offer sustainable opportunities to create 
value for its shareholders. 
This growth can take two forms:  

• steady and gradual internal growth, through direct and indirect acquisitions, in line with 
Befimmo’s investment capacities; 

• occasional external growth through mergers with other real-estate portfolios, as 
opportunities arise. 
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In normal operation, Befimmo’s LTV ratio would be of around 50%, as the Company takes care to 
control the use of its borrowing capacity.  
 
The forecasts assume a stable perimeter of its property assets and equity. It is assumed, however, 
that shareholders avail themselves each year of the opportunity to obtain a dividend in new shares 
(of about 30%18 of the interim optional dividend proposed in December for nine months of the fiscal 
year) and that limited disposals of properties (that are no longer strategic) will take place in 2015 (to 
approximately €21 million, based on the fair value of the buildings concerned as at 
31 December 2014). 
 
 
Assumptions 
 
The following external and internal assumptions were considered when preparing the outlook: 
 

 
 
 
Work planned and estimated over the next three years 
 

 
 
Accordingly, these projections do not include any assumption about external growth. 
 
 

                                                           
18

  In 2014, a proportion of 59% of coupons representing the dividend has been reinvested in new shares. 
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Expiry of leases (first break) – Full-year impact 
 

 
 
 
The percentages of the graph above are calculated based on the annual current rent as at 
31 December 2014. Each percentage corresponds to the sum of the annual rent for the leases that 
have an intermediate or final expiry19 date falling during the year.  
 
 
Income guaranteed under contract 
 
The graph hereafter shows that the budgeted income for the year 2015 is 99% guaranteed under 
contracts. In the same year, 1% of budgeted income is therefore under unsecured contracts (owing 
to an expiry) and/or based on relet assumptions. Note also that the potential rent from vacant space 
(shown in grey in the graph) is assessed on the basis of the estimated rental value. 
 

 
 
 
 

                                                           
19

  The rents for the leases having an expiry in December are listed in the year following this expiry. 
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Forecast of consolidated EPRA earnings 

 
 
 
The forecast nominal net debt is €1,046 million at the end of 2015, €1,047 million at the end of 2016 
and €1,053 million at the end of 2017. 
 
 

Dividend forecast 

The assumptions used for making forecasts at constant perimeter indicate that EPRA earnings of 
€3.62 per share should be achieved in the 2015 fiscal year. 
 
All other things being equal and based on these forecasts at constant perimeter, Befimmo expects to 
be able to offer a gross dividend of €3.45 per share for the 2015 fiscal year. It may be paid via an 
interim dividend of €2.59 in December 2015 and a final dividend of €0.86 in May 2016. 
 
Based on a share price of €60.21 as at 31 December 2014, this dividend would generate a gross yield 
of 5.7% and, based on the net asset value of €54.00 as at 31 December 2014, a gross yield of 6.4%. 
 
The dividend in subsequent years will depend on the economic climate and the investment 
opportunities that the Company takes, while continuing to benefit from a stable income, thanks to 
the defensive nature of its property assets. 
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*** 
 
 

The Annual Financial Report 2014 will be available on the Company’s website at www.befimmo.be as 
at Friday 27 March 2015. 

 
For the past few years, Befimmo has been standardising its financial reporting and its reporting on 
Social Responsibility - with a view to improving the quality and comparability of the information - 

adopting EPRA reporting guidelines and GRI G4 guidelines. 
 
 

*** 
 
 

Befimmo is a “pure player” investor whose business is to offer high-quality office buildings located in 
Brussels, other Belgian cities and the Grand Duchy of Luxembourg. 

 
Its portfolio currently consists of around one hundred office buildings, with a total space of more than 
900,000 m², a large part of which (> 65%) is let long-term to public institutions. At 31 December 2014 

the fair value of the portfolio was assessed at €2,285.2 million. 
 

The Company strives to enhance its current portfolio while seizing any investment opportunity that can 
create value for its shareholders. 

 
Listed on Euronext Brussels since it opened, and a member of the BEL 20 index since March 2009, 

Befimmo pursues an informed strategy of optimising its results over the long term. 
 

Befimmo endeavours to incorporate the challenges of sustainable development into its strategic 
thinking, and models its day-to-day activities on the principles of Social Responsibility. 

 
 

*** 
 
 

Further information: 
 

Befimmo SA 
Caroline Kerremans - IR & External Communication Manager 

Chaussée de Wavre 1945 - 1160 Brussels 
Tel.: 02/679.38.13 | Fax: 02/679.38.66 

Email: c.kerremans@befimmo.be | www.befimmo.be 
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10. Appendices 

Consolidated income statement (€ thousand) 
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Consolidated balance sheet (€ thousand) 

 


