




 

Â Solid operational performance in the first half of fiscal year 2020 despite the COVID-19 crisis 

Â Financial results:  

o Stability (+0.01%) of the fair value of the portfolio at constant perimeter (excluding the amount 
of investments)  

o The consolidated net asset value of ϵ59.32 per share (group share) 

o Net result of ϵ0.91 per share (group share) 

o Consolidated EPRA earnings ofϵ1.53  per share (group share) 

Â Real-estate operator (94% of rental income): 

o Dynamic and growing rental activity: 33,500 m² let since the beginning of the year, an increase 
compared to the 20,000 m² (excluding ZIN) signed in the first half of 2019 

o Occupancy rate of 93.6% and weighted average duration of leases (up to next break) of 7.2 years 

o Operating portfolio: 

Á Extension of the lease for the Poelaert building (Brussels, centre) for a fixed term of 9 years 
with reorganisation of the duration of leases of 10 Fedimmo building located in Belgian 
provinces, generating an economical result for the quarter ƻŦ ϵ14 million 

o Ongoing developments (±15% fair value) ς office pre-letting rate amounts: 81%: 

Á Brederode Corner (Brussels centre): delivery and lease started in June 2020 

Á ZIN (Brussels, North area): building and environmental permits delivered in March 2020 

Á Quatuor (Brussels, North area): after closure of the half-year, signature of an additional 
lease of 3,950 m² with a major corporate client, actually pre-let for 49%  

Á Paradis Express (Liège): 100% pre-let more than a year before delivery  

o Acquisition: 

Á After the close of the half-year, integration in the portfolio of the Loi 52 building ( 6,800 m², 
Brussels, Leopold district) to complete the redevelopment project of the Joseph 2 - Loi 44 
site 

Â Coworking (6% of rental income): 

o Opening of coworking space Bailli (Brussels, centre) 

o Occupancy rate of mature spaces of 79% 

Â Financial structure: 

o Stable and solid Loan-to-Value ratio of 40.2% 

o Financing needs covered until the end of the year 2021 

Â EPRA earnings outlook and dividend forecast: 

o Little impact of the COVID-19 pandemic crisis on the results of the first half of the 2020 fiscal 
year  

o Increase of the outlook of EPRA earnings for the year: estimated at around ϵ2.80 per share 

o 5ƛǾƛŘŜƴŘ ŦƻǊŜŎŀǎǘ ŦƻǊ ǘƘŜ ȅŜŀǊΥ ōŀǎŜŘ ƻƴ 9tw! ŜŀǊƴƛƴƎǎ ŜǎǘƛƳŀǘŜŘ ŀǘ ϵнΦ80 per share, a minimum 
ƻŦ ϵнΦн4 per share 
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The Board of Directors met on 23 July 2020 to prepare the consolidated half-yearly financial statements as at 30 June 2019. 

 

Consolidation basis: 

The Befimmo businesses are presented in this Half-yearly Financial Report by business sector (real-estate operator and coworking). 

The results presented in û per share are calculated based on the average number of shares not held by the group as at 30 June 2020. 

It concerns 27,052,443 shares. 

 

Real-estate and financial indicators: 

The definitions of Befimmoõs real-estate indicators are described in Appendix 2 to the Half-yearly Financial Report 2020. They are 

identified in a footnote the first time they occur. Befimmo has fully committed to standardising its financial and social-responsibility 

reporting - with a view to improving the quality and comparability of the information - by adopting the EPRA reporting guidelines. 

 

Alternative Performance Measures :  

The Alternative Performance Measures (APM) guidelines of the European Securities Markets Authority (ESMA) have been applicable 

since 3 July 2016. The APMs used in this press release are identified in a footnote the first time they occur. The full list of APMs, with 

their definitions, purpose and relevant reconciliation tables are set out in Appendix 3 and Appendix 4 to this press release and are 

published on Befimmoõs website (www.befimmo.be). 

 

 

http://www.befimmo.be/fr/investisseurs/publications/alternative-performance-measures


 

 

 

The first half of fiscal year 2020 was marked by the 

COVID-19 pandemic, which affected the whole world 

at all levels. 

 

In these exceptional circumstances, Befimmo's 

attention is focused first and foremost on the health 

and safety of its staff, customers and all other 

stakeholders, while safeguarding the Group's business 

and the continuity of the services it provides to its 

customers. Since the beginning of March, Befimmo 

has regularly informed its customers and 

implemented measures to protect their health and 

safety. After a period of compulsory teleworking, 

customers have been returning to their offices in 

increasing numbers since mid-May.  
 

The results for the first half of 2020, scarcely impacted 

by the COVID-19 crisis, indicate a robustness and a 

good performance. This Half-Yearly Financial Report 

includes an inventory of the current estimated impact 

of the crisis on Befimmoõs various activities. In these 

times of crisis, Befimmo's fundamentals (a high 

occupancy rate, long duration of leases and first-class 

tenants) provide a solid operational base. 

 

This unprecedented crisis is accelerating the evolution 

of the world of work. In future, office environments 

will be used in a different way, mainly for collective 

efficiency. After the world's largest teleworking 

experiment, there will be an increasing need for a new 

attractive, flexible and adaptable working 

environment.  

 

The long-term impact on office demand is still 

uncertain and it is likely that many companies will be 

looking more carefully at their costs and at flexibility. 

A new balance between an increase in the number of 

m² needed for social distancing and a reduction in the 

number of m² linked to the increase in teleworking 

has yet to be defined. Befimmo is ready to respond to 

these two contradictory trends thanks to the quality 

of its assets and its range of offers covering solutions 

going from long term leases to flexible contracts.  

 

A global study by Cushman and Wakefield1 confirms 

these trends and concludes that, in future, 50% of the 

workforce will work in an ecosystem of workplaces 

with a balance between the office, home and other 

places. The central hub of a company will always 

                                                           
1 The Future of Workplace, Cushman & Wakefield, May 2020. 

remain the heart of its activities. Decentralised 

secondary hubs will complement its ecosystem. 

 

Therefore, the joint offer or òhybrid offeró of Befimmo 

and Silversquare, ranging from the traditional office 

to the full coworking building and a mix of both 

solutions, meets these needs and allows customers to 

combine several innovative workspace solutions that 

promote creativity and networking in a BeLux 

network. Users will benefit from flexibility in terms of 

duration of their contract, workspace (they will easily 

occupy less or more space depending on their needs) 

and meeting facilities. They will be able to move from 

place to place according to their preferences and 

work schedule. In fact, in recent months the 

commercial teams of Befimmo have noticed growing 

interest among customers in this kind of solution, and 

Befimmo and Silversquare are well placed to respond 

to it.  

 

The crisis has also demonstrated the importance of 

digitisation. This digital transformation is one of the 

priorities of Befimmoõs R&D activities, with the goal of 

providing new tools to improve the user experience. 

 
To continue this evolution and transformation, 

Befimmo concluded a partnership with Co.Station in 

June 2020 and has become its privileged real-estate 

partner and will lead the innovative "smart building" 

track. Co.station is a unique platform for innovation 

and entrepreneurship.   

 

 

 

The real-estate operator business was scarcely 

impacted by the COVID-19 crisis during the first half.  

 

Indeed, Befimmo let or renegotiated nearly 

33,500 m², an increase on the 20,000 m² signed in 

2019 (excluding the ZIN transaction which involved 

70,000 m² of office space).  

 

Befimmo has concluded an agreement with the 

Buildings Agency for the extension of the lease of the 

Poelaert building (Brussels centre) for a fixed 9-year 

term from 19 December 2021. The agreement also 

provides for the early termination (full or partial) of 10 



 

 

leases in small Fedimmo buildings located in Belgian 

provinces (in 2020 and in 2021), in return for 

compensations. As planned in its strategy and 

outlook, Befimmo will sell these buildings. The 

economical results on this operation during the 

quarter amounts to some û14 million. The impact of 

this operation on EPRA earnings in 2020, 2021 and 

2022 is neutral. The IRR of the Poelaert building at 30 

June 2020 is 7.1%. 

 

In these times of crisis, Befimmoõs fundamentals 

provide a solid operational base. Accordingly, the 

spot occupancy rate of the properties available for 

lease is 93.6% at 30 June 2020 (compared with 94.4% 

at the end of 2019). The weighted average duration of 

the leases (until the next expiry) is 7.2 years, and 59% 

of income comes from long leases with Belgian and 

European public institutions. The remainder is spread 

among tenants from various sectors, including large 

companies, while a very limited share comes from the 

retail sector (1% of consolidated rental income). 

 

Befimmo is aware of the challenges that some of its 

customers are facing and is monitoring the situation 

responsibly on a case-by-case basis, granting rent 

deferrals in some cases. At 15 July 2020, 98% of the 

rent due for the first half of the fiscal year has been 

collected, this percentage is in line with last year's 

percentage at the same date, and a limited 

proportion of the arrears is directly related to the 

COVID-19 crisis. 

 

A full overview of rent collection and deferrals can be 

found on page 11 of the Report.  

 

As proven in the past, Befimmo has always attached 

importance to the management of its development 

pipeline. Particular attention is paid to the analysis of 

the market before launching projects at risk of 

occupancy and to maximizing the pre-let rate before 

work begins. Currently, the pre-letting rate of office 

projects amounted to 81%. 

 

In Liège, construction of the Paradis Express eco-

neighbourhood continues. Marketing of the project 

has been a great success. In 2020, Befimmo pre-let 

3,100 m² to ONEM and 2,540 m² to Deloitte. All the 

office space under construction (21,000 m²) is 

therefore pre-let, after the residential part was sold in 

2019. Paradis Express is scheduled for hand-over in 

2021. The capital gain over the quarter as a result of 

these leases amounts to û15.3 million. 

 

In the Quatuor building (Brussels North area), under 

construction, Befimmo signed (after the close of the 

half-year) a lease for 3,950 m² with a major 

corporate client. The Quatuor building is currently 

49% pre-let. Even though no marketing visits could 

take place during lockdown, they resumed very 

quickly from mid-May and clear signs of interest in 

the building are being confirmed.  

 

In June 2020, the Brederode Corner building 

(6,700 m², Brussels centre) was handed over and the 

lease has commenced, generating an increase in 

value of approximately û5 million since the departure 

of the previous tenant.  

 

After the sale of the Pavilion building in 2019, 

Befimmo intends to pursue during fiscal years 2020 

and 2021 an active rotation policy of certain assets 

that have reached maturity, with a good prospect of 

crystallization of value, for an amount of at least 

û220 million.  

 

After the closing of the first half, Befimmo acquired 

the Loi 52 building, intended to host, in the form of 

an Instit. BE-REIT, the entire project consisting of the 

buildings "Joseph 2", "Loi 52" (6,700 m², Brussels, 

Leopold district) and "Loi 44" (see page 13 of the 

Report). 

 

 

 

The new òBaillió space (7,200 m²) opened on 

1 June 2020 in the Platinum building, located in the 

Brussels CBD (Louise district). The space, designed by 

a two Brussels artists, has four floors in this iconic 

building with an internal garden of 500 m². Even 

though the centre opened in the midst of the crisis, its 

occupancy rate is already 13%, far better than 

forecast. 

 

Silversquare now operates seven coworking spaces in 

Brussels and the Grand Duchy of Luxembourg, with a 

total space of 26,000 m².  

 

Because of some of the waivers received during 

lockdown, the occupancy rate of the mature spaces 

was 79% as at 30 June 2020. Since June, members are 

returning gradually, and Silversquare estimates that it 

can return to normal occupancy by the end of the 



 

 

year. The growing need for flexibility among 

corporate customers will support demand.  

 

In the first half of 2020, Silversquare's turnover was 

û4.0 million.  

 

The recovery rate for monthly invoices issued for the 

first half of the year was 99%.  
 

Befimmo and Silversquare are continuing to develop 

the Belux network of connected working 

environments. The expansion of the Europe space 

(from 2,800 m² to 4,600 m²) is currently under way. 

The expansion of the Stéphanie space (from 2,100 m² 

to 3,800 m²) is also planned in 2020. Before 

expansion, these spaces were fully occupied.  

The pipeline is presented on page 16 of this Report.  

 

Thanks to Silversquare's activity, still low in 

consolidated revenues until 2023, Befimmo has been 

able to complete its range of offers and services and 

thus meet the demands for flexibility and community 

that will be crucial in tomorrowõs world of work. 

Silversquare's contribution to consolidated revenues 

will increase in line with the development plan. 

 

 

 

The consolidated net asset value (group share) was 

û59.32 as at 30 June 2020. The fair value of the 

portfolio amounts to û 2,863.0 million compared to 

the value of û 2,788.6 million on 31 December 2019. 

Overall, values have not been impacted by the 

COVID-19 crisis. Historically, and due to the presence 

of the Belgian and European institutions, the Brussels 

office market is more stable in times of crisis 

compared to other European cities. 

 

The loan-to-value (LTV) ratio was 40.2% at 

30 June 2020. Befimmo intends to maintain its LTV 

ratio to a level below 50% throughout the 

implementation of its development pipeline. In 

addition to value crystallization, asset rotation should 

make it possible to fund projects in progress, ensure a 

capacity for growth, and even absorb any exceptional 

falls in value linked to the COVID-19 crisis. 

 

 

 

The EPRA earnings of the real estate operator 

business amounts to û1.57 per share, compared to 

û1.71 per share as at 30 June 2019, mainly due to the 

effect of the private placement of shares carried out 

in December 2019 (see page 24 for a detailed analysis 

of the result). 

 

The consolidated EPRA earnings (group share) 

amounts to û 1.53 per share.   

 

 

 

Following the uncertainties related to the 

consequences of the COVID-19 pandemic, the Board 

of Directors of Befimmo decided, in May 2020, to 

withdraw the three-year EPRA earnings forecasts 

published in the 2019 Annual Financial Report. These 

uncertainties persist to this day. 

The Board had also revised the EPRA earnings 

forecast for the 2020 financial year to an amount 

above û 2.70 per share. At constant perimeter and on 

the basis of the information known at the date of 

publication of this Report, Befimmo is confident to be 

able to announce that the projected EPRA earnings 

should amount to about û 2.80 per share. 

 

Befimmo will propose a dividend of at least 80% of 

the EPRA earnings for the year, supplemented, as the 

case may be, by realised capital gains during the 

financial year in the framework of its asset rotation 

policy, i.e. for the 2020 financial year a minimum of 

û2.24 per share. The financial resources retained in 

the Company will contribute to ensuring the capital 

requirements useful for the development of its 

activities.  

Befimmo has the intention to propose the distribution 

of the dividend in two phases (interim dividend in 

December and final dividend in May) and, as the case 

may be, in optional form. 

 

 

The current crisis is characterised in particular by a 

significant fall in share prices. 

The Befimmo share price is at a historically low level. 

At 30 June 2020, the Befimmo share closed at û39.85, 

a discount of 33% in relation to the net asset value.  



 

 

 

This share price movement is in line with the average 

evolution of listed European office REITõs. As at 

30 June 2020, the return on the Befimmo share price 

(-24.7%) since the year opened is in line with the 

movement of the EPRA office index (-24.3%). 

 

 

None 

                                                           
2  In the sense that there are no events with an impact on the 

condensed consolidated financial statements as at 30 June 2020. 









 

 

 

 

During the first half of the fiscal year, Befimmo contracted new leases and renewals for a surface area of 33,492 m², 

compared to the 19,830 m² contracted during the same period in fiscal year 2019 (excluding rental of the office part of 

the 70,000 m² ZIN project). 

 

 

Á  

o Poelaert (Brussels, centre) : agreement with the Buildings Agency for the extension of the lease of 

the Poelaert building for a fixed 9-year term from 19 December 2021. The agreement also provides 

for the early termination (full or partial) of 10 leases in small Fedimmo buildings located in Belgian 

provinces (in 2020 and in 2021), with compensation. As planned in its strategy and outlook, 

Befimmo will sell these buildings. The economical result on this operation during the quarter 

amounts to some û14 million. The impact of this operation on EPRA earnings in 2020, 2021 and 

2022 is neutral. The IRR of the Poelaert building at 30 June 2020 is 7.1%.  

o Axento (Grand Duchy de Luxembourg, Luxembourg, Kirchberg) : signature of several lease 

extensions (5,000 m²); 

o Blue Tower (Brussels, Louise district) : signature of lease renewals (1,000 m²) and new leases 

(1,300 m²);  

Á 

o Paradis Express (Liège) : 3,100 m² pre-let to the ONEM and 2,540 m² to Deloitte. The project is 

therefore entirely pre-let, one year before delivery. The capital gain over the quarter as a result of 

these leases for the quarter amounts to û15.3 million;  

o Quatuor (Brussels, North area) : 3,950 m² pre-let to a major corporate client. The Quatuor is 

currently pre-let for 49%. 

 

 

On account of the lockdown, new expressions of interest were limited during the first half of fiscal year 2020. Sales 

visits have resumed since mid-May and some negotiations already under way before the lockdown have been 

concluded. The take-up of space was generally not impacted by the COVID-19 crisis over the half-year. However, 

prospective tenants are even more demanding in terms of quality, location, services and flexibility. Given the quality 

of its portfolio and the flexibility of the òhybrid offeringó, Befimmo and Silversquare are well placed to meet those 

needs. 

                                                           
3  In accordance with the definitions, leases are not reflected in the real estate indicators until the lease has started. 



 

  30.06.2020 31.12.2019 

ñSpotò occupancy rate of properties available for lease(a) 93.6% 94.4% 

EPRA Vacancy Rate(b)  3.6% 4.1% 

 (a)  This is a real-estate indicator. For more information, please refer to Appendix 2 of this Report. 
(b)  This is an EPRA indicator. For more information, please consult the chapter òEPRA Best Practicesó 

 

The change in the occupancy rate is mainly related to a "one off" item (i.e. the reclassification of the 6 Fedimmo 

buildings in the "properties held for sale" category) and the termination of leases in the Central Gate building. These 

floors are currently being renovated and 80% is already pre-let. In accordance with the definitions, future signed 

leases are not taken into account in the calculation of the occupancy rate. 

  30.06.2020 31.12.2019 

Weighted average duration of current leases up to next break(a) 7.2 years 7.1 years 

Weighted average duration of current leases up to final expiry(a) 7.9 years 7.8 years 

 (a)  This is a real-estate indicator. For more information, please refer to Appendix 2 of this Report. 

 

In accordance with the definitions, future signed leases are not taken into account in the calculation of the occupancy 

rate. 

  

  

 

 

 

                                                           
4  The proportions are expressed on the basis of the gross current rent from lease agreements as at 30 June 2020. 



 

 

 

 

 

 

Public sector 

Weighted 
average duration 
up to next break 

(in years) 

Percentage of the 
gross current rent 

from lease 
agreements (in %)  

Rating  

Federal  47.8% AA (rating S&P) 

Flemish Region   2.1% AA (rating Fitch) 

Belgian public sector 8.8 49.9%  

European Commission  3.6% AAA (Rating S&P) 

European Parliament   3.9% AAA (Rating S&P) 

Representations  1.5% -  

European public sector 4.6 9.0%   

Total public-sector tenants 8.2 58.9%   

      
 

Private sector - top 5 

Weighted 
average duration 
up to next break 

(in years) 

Percentage of the 
gross current rent 

from lease 
agreements (in %) 

Rating S&P 

Deloitte Services & Investments NV  5.7% - 

BNP Paribas and affiliated companies  5.0% A+ 

Beobank (Crédit Mutuel Nord Europe)  2.5% A+ 

Docler Holding   2.2% - 

McKinsey & Company  1.5% - 

Total private-sector top-5 tenants 8.4 16.8% 
 

      
 

Other tenants 

Weighted 
average duration 
up to next break 

(in years) 

Percentage of the 
gross current rent 

from lease 
agreements (in %) 

 

±255 tenants 3.8 24.2%  

Total of portfolio 7.2 100%  

 

 

                                                           
5  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 30 June 2020.   



 

Befimmo is aware of the challenges that some of its customers are facing and is monitoring the situation responsibly 

on a case-by-case basis. For tenants in the retail sector (accounting for some 1% of consolidated rental income), rent 

rebates were granted for the duration of the lockdown. For around 30 office tenants seriously affected by the crisis 

linked to the COVID-19 pandemic, deferred payments were allowed for the second quarter and the rents were 

monthlyized. These rent deferrals currently amount to around û1.4 million.  

 

As at 15 July 2020, some 98% of rents due for the first half of the fiscal year have been collected; this percentage is in 

line with the figure for the same date last year, and a limited proportion of late payments are directly related to the 

COVID-19 crisis.  

As at 30 June 2020, the fair value of the portfolio was û2,863.0 million, as against û2,788.6 million as at 

31 December 2019.  

This change in value (excluding rights of use IFRS 16) incorporates:  

Á the renovation or redevelopment (investments) works carried out in the portfolio;  

Á the changes in fair value booked to the income statement (IAS 40). 

 

At constant perimeter, the value of the portfolio (excluding the amount of investments) was stable during the first 

half of the fiscal year (change of +0.01% or û0.2 million).  

Overall, values have not been impacted by the COVID-19 crisis. The change in value of -42.1% in the category 

"Properties held for sale" is related to the early termination of Fedimmo leases in return for compensation, which is 

more than offset by the capital gain of û24 million on the extension of the lease in the Poelaert building.  

 

The experts point out that the valuations as at 30 June 2020 are reported on the basis of "significant valuation 

uncertainty" as provided for in the RICS guidelines7.  

 

  

                                                           
6   These values are established in application of the IAS 40 standard which requires investment properties to be booked at òfair valueó. The fair value 

of a building is its investment value, including registration fees and other transaction costs (also known as "deed-in-hands value") as calculated by 

an independent expert, minus a standard allowance of 10% (Flanders) or 12.5% (Wallonia and Brussels) for buildings with an investment value of 

less than û2.5 million, and 2.5% for buildings with an investment value of more than û2.5 million. This 2.5% allowance represents the average 

transaction costs actually paid in these transactions and is derived from an analysis by independent experts of a large number of transactions 

observed on the market. This accounting treatment is detailed in the press release issued by BeAMA on 8 February 2006 and confirmed in the 

press release of the BE-REIT Association of 10 November 2016. This rule is also applied for determining the fair value of property located in the 

Grand Duchy of Luxembourg 

7  Royal Institute For Chartered Surveyors. 



 

Offices 
Change over the 

half-year(a) 

(in %) 

Proportion of 

portfolio(b) 

(30.06.2020) 

(in %) 

Fair value 

(30.06.2020) 

(in ú million) 

Fair value 

(31.12.2019) 

(in ú million) 

Brussels CBD and similar(c)  1.1% 49.19% 1 408.2 1 346.1 

Brussels decentralised -1.3% 2.9%  82.9  83.2 

Brussels periphery -0.9% 4.2%  120.6  121.1 

Flanders -3.0% 15.4%  441.6  474.9 

Wallonia 0.9% 8.1%  232.5  230.6 

Luxembourg city 2.1% 4.9%  141.5  138.6 

Properties available for lease 0.1% 84.8% 2 427.4 2 394.5 

Properties that are being constructed or 

developed for own account in order to be 

leased 

1.2% 14.8%  424.4  394.1 

Investment properties(d) 0.3% 99.6% 2 851.7 2 788.6 

Properties held for sale -42.1%(e) 0.4%  11.2  0.0 

Total 0.0% 100.0% 2 863.0 2 788.6 

 (a)  The change over the semester is the change in fair value between 1 January 2020 and 30 June 2020 (excluding the amount of investments). 
(b)  The proportion of portfolio is calculated on the basis of the fair value of the portfolio as at 30 June 2020. 
(c)  Including the Brussels airport zone, in which the Gateway building is situated. 
(d)  Excluding rights of use IFRS 16. 
(e) The change in value of -42.1% in the category "Properties held for sale" is related to the early termination of Fedimmo leases in return for 

compensation, which is more than offset by the capital gain of û24 million on the extension of the lease in the Poelaert building. 

 

 

  30.06.2020 31.12.2019 

Gross initial yield on properties available for lease (a) 5.2% 5.4% 

Gross potential yield on properties available for lease (a) 5.5% 5.6% 

Gross initial yield on investment properties 4.5% 4.6% 

EPRA Net Initial Yield (NIY) 4.7% 4.9% 

EPRA Topped-up NIY 5.0% 5.1% 

(a) Taking into account the properties that are being constructed or developed for own account in order to be leased, but excluding the IFRS 16 rights 

of use. 

 

                                                           
8  The proportions are expressed on the basis of the fair value of the investment properties as at 30 June 2020. 



 

Over the first half of the fiscal year, Befimmo invested û74.1 million in its portfolio. The main renovation and 

construction projects are listed in the table below. All projects have a BREEAM "Excellent" or "Outstanding" 

certification in the Design phase. 

 

As proven in the past, Befimmo has always attached importance to the management of its development pipeline. 

Particular attention is paid to the analysis of the market before launching projects at risk of occupancy and to 

maximizing the pre-let rate before work begins. Currently, the pre-letting rate9 of office projects amounted to 81%. 

 
  Projected return 

on investment 
(including land) 

Occupied Total investment 
(in ú million) 

%  
Completion(a) 

Completion 
date  

Committed ongoing main projects       
  

Paradis Express  > 6% 
100% pre-let 

3 800 m² coworking 
54 29% 2021 

Quatuor   > 5.3% 
49% pre-let 

7 000 m² coworking  
170(b) 51% 2021 

ZIN  
±4.3%  

(on all functions) 
  

411 14%  

Offices  100% pre-let   2023 

Coworking & sport   5 000 m² coworking   2024 

Hotel  Negotiation in progress   2024 

Residential   Commercialisation in 2023   2024 

Ongoing main projects to be committed      

PLXL 
Targeted return of 

±6%   
- 49 - 2023 

(re)development  
Joseph 2 - Loi 44 & 52 

Targeted return of 
±5%   

- 60 - 2024 

(re)development 
Pachéco 

Targeted return of 
±5%   

- 37 - 2024 

WTC 4 - Development in case of pre-letting 140 - 
Implementation 

of the permit 

(a) Costs spent/total investment (excluding land). 
(b) The increase in the estimated cost of the Quatuor project corresponds mainly to additional investments to enhance the qualities of the building that 

will lead to an improved rental situation. 

 

For more information on these projects, please consult pages 57 and 58 of the Annual Financial Report 2019 

(www.befimmo.be). 

 

Since the publication of the Annual Financial Report, Befimmo has completed preparations for the expiry of the 

leases10 in the Joseph 2 building (12,820 m², Brussels CBD, Léopold) and Pachéco building (5,770 m², Brussels CBD, 

centre). Befimmo is preparing two new innovative projects for these strategic locations.  

In 2019, it bought the Loi 44 building (6,290 m²) and recently acquired the Loi 52 building (6,800 m²) in its portfolio. 

The location of these buildings, adjoining the Joseph 2 building, offers significant potential for value creation. On the 

site, a new complex (approx. 30,000 m²) will be developed, with an address on Rue de la Loi, which will be able to 

meet the needs of institutional occupants looking for quality new working environments by 2024.  

The redevelopment project for the Pachéco building will be multifunctional (approx. 12,500 m²) in an exceptional city-

centre location. 

These projects are in line with Befimmo's six strategic axes including mobility, integration in the city, use of resources, 

etc. 

 

Befimmo pays particular attention to the decrease of the weight of its portfolio in the North area of Brussels, now 

that a firm 18-year lease has been signed and the permits have been delivered for the ZIN project. The construction 

of the ZIN project will be able to start very soon. 

                                                           
9 Calculated on the office portion of ongoing committed projects, excluding coworking. 
10 Expiry of the lease on the Joseph 2 building in 2021 and expiry of the lease on the Pachéco building in 2021 at the earliest. 

http://www.befimmo.be/


 

COVID-19 is having a delayed effect on Befimmo's EPRA earnings (up to 2022-2024) since the hand-over of the 

Quatuor, ZIN and Paradis Express projects will suffer a delay, currently estimated at around 6 months, and an 

increase of their cost.  

 

 



 

 

 

 

Spaces Surface Location 

Silversquare Bailli 7 200 m² Louise district, Brussels CDB 

Silversquare Europe 4 100 m² Leopold district, Brussels CDB 

Silversquare Louise 3 300 m² Louise district, Brussels CDB 

Silversquare Luxembourg 2 200 m² 
Railway station district,  

Luxembourg city, Grand Duchy of Luxembourg 

Silversquare Stéphanie 2 100 m² Leopold district, Brussels CDB 

Silversquare Triomphe  4 300 m² University district, Brussels decentralised 

Silversquare Zaventem 2 600 m² Brussels periphery 

Total 26 000 m²  

 

The new òBaillió space (7,200 m²) has opened on 1 June 2020 in the Platinum building, located in the Brussels CBD 

(Louise district). The space, designed by a two Brussels artists, occupies four floors in this iconic building with an 

internal garden of 500 m² available for coworking. Even though the Bailli centre opened in the midst of the crisis, its 

occupancy rate is already 13%, way better than forecast. 

 

Silversquare now operates seven coworking spaces in Brussels and the Grand Duchy of Luxembourg.  

The coworking business accounted for about 6% of Befimmo's consolidated rental income as at 30 June 2020. While 

the proportion of coworking activity in consolidated income will remain relatively low by 2023, the attractiveness and 

flexibility of the Befimmo and Silversquare òhybrid offeringó are essential elements of tomorrowõs world of work. 

  Base 100 

Turnover  100 

Rent -32 

Taxes/charges -18 

Human ressources -10 

Operating expenses -13 

EBITDA 27 

Investments (annualised) -10 

Contribution (before structure costs) 17 

 

The implementation of Silversquare's development plan should lead to a positive contribution to EPRA earnings from 

2022 onwards. 

 

 

  
Number of 

occupied desks 
(A) 

Number of 
available desks 

(B) 

Occupancy rate 
(A/B) 

« Mature » coworking spaces a) 511 645 79% 

All coworking spaces 1 443 2 848 51% 

(a)  A space is considered as mature after 3 years of existence.  



 

 

After a boost to its reputation during lockdown, the occupancy rate of the mature spaces was 79% as at 30 June 

2020. The recent openings of the òZaventemó and òBaillió centres have an impact on the occupancy rate of all 

coworking spaces, which stood at 46% as at 30 June 2020. It should be noted that the perimeter of mature and total 

spaces changes from period to period due to the fact that Silversquare is in a period of development. 

Since June, members are returning gradually, and Silversquare estimates that it can return to normal occupancy by 

the end of the year. The growing need for flexibility among corporate customers will sustain demand. 

With the aim of cementing membersõ loyalty, the membership fees for "fully flex" and for "dedicated desks" in the 

"open space" of the coworking centres (0.4% of consolidated rental income) were cancelled for the month of April. 

Furthermore, specific concessions are granted on a case-by-case basis according to the situation of the members 

concerned. 

 

The recovery rate for monthly invoices issued for the first half is 99%.  
 

69% of revenues for the half-year are generated in "private offices" used by small and medium sized companies 

which have a higher resilience potential than "flex desks". 

 

 

Befimmo and Silversquare continue the development of the Belux network of connected work environments. 

 

The coworking spaces planned in the buildings of the Befimmo portfolio are generally fitted out by Befimmo (as real-

estate operator) and handed over to Silversquare as "turnkey" premises. Silversquare (as coworking operator) invests 

in the furniture and IT for these spaces. For the spaces provided in third-party buildings, Silversquare invests in the 

fitting-out as well as in furniture and IT. 

 

In the first half of 2020, Silversquare invested û 3.0 million in its spaces. Befimmo (real estate operator) has invested 

û0.3 million in 2020 in the ongoing project (Central Gate) delivered turnkey.   

 

The extension of the Europe space (from 2,300 m² to 4,600 m²) is currently ongoing. The extension of the "Stéphanie" 

space (from 2,100 m² to 3,800 m²) is also planned for 2020. Before extensions, these spaces were 100% occupied. 

 

Current pipeline until 2022  

 

Spaces Surface - committed 
Surface - not 

committed 
Total surface 

Extensions 2020 + 3 500 m²   

Portfolio end 2020  28 000 m²  28 000 m² 

New openings 2021 + 20 000 m²(a) + 4 100 m²  

Portfolio end 2021 48 000 m² 4 100 m² 52 100 m² 

New openings 2022 + 3 800 m²(b) + 10 000 m²  

Portfolio end 2022 51 800 m² 14 100 m² 65 900 m² 

(a) Quatuor, Central Gate and Flanders. 
(b) Paradis Express  

 





 

 All of the following information, covering Brussels and Luxembourg, comes from Cushman & Wakefield's databases, 

analyses and market reports on 30 June 2020. 

 

The Brussels office market relates to the area covered by the Brussels-Capital Region in the administrative sense of 

the term, along with part of Flemish Brabant and part of Walloon Brabant, which form the economic hinterland of 

Brussels. This area has a population of some 1,850,000 and provides more than a million jobs.  

 

Take-up during the first half of the year amounted to 128,000 m², a sharp drop in relation to the 344,000 m² recorded 

for the first half of 2019. 2020 has also seen a drop in the number of transactions in relation to last year. So far in 

2020, there have been 136 transactions on the Brussels office market, as against 187 in the first half of 2019. We would 

recall that a drop in rental activity was expected this year after the remarkable take-up in 2019, but the drop was 

exacerbated by the COVID-19 pandemic and the containment measures that ensued.  

 

The major transactions so far include: 

Á 30,000 m² taken up by the European Commission in The One (Leopold district); 

Á 14,200 m² taken up in Commerce 46 (Leopold district) by ING Bank; 

Á 5,900 m² rented by ACP in the MCE Center (Louise district). 

 

The public sector (European Union, Belgian federal, regional and local governments) contributed about 55,000 m² of 

take-up this year, 50% down on the first half of 2019. The European Union is so far contributing more than 23% of 

take-up following the lease in The One tower, the largest transaction of 2020. The private sector accounts for nearly 

57% of take-up, compared with 66% in the first half of 2019 and 68% in 2018.   

 

 

The take-up from coworking is falling back after dynamic growth over the past three years. Only one transaction was 

recorded in 2020; the lease of 2,300 m² by Frame 21 in the G building of the Corporate Village (Airport periphery). 

While the business began to develop in 2017, it was in 2018 and 2019 that the sector grew strongly in Brussels, owing 

partly to the arrival of new providers (national and international). Specifically, more than 78,000 m² were let (in 17 

transactions) in 2018 and more than 60,000 m² (a further 17 transactions) in 2019. Note that most of the transactions 

that took place in 2018 and 2019 were in the form of pre-letting. This, combined with the effects of the COVID-19 

pandemic, could explain the slowdown in take-up this year.  

 

With its multiple coworking brands, the IWG group (approx. 58,000 m² in Brussels) is the largest operator in Brussels, 

followed by Silversquare (approx. 43,000 m² in Brussels). The coworking market in Brussels currently accounts for 

some 1.3% of office stock, a proportion that is in line with the European average (excluding the United Kingdom).   

 

Since the start of the year, some 94,000 m² of office space have been handed over onto the Brussels market.  Recent 

hand-overs include the Manhattan Center (45% occupied) in the North area, the Allianz Tower (Mobius I) (100% 



 

occupied) in the North area, the Spectrum (approx. 80% occupied) in the city centre and the Brederode Corner (100% 

occupied) also in the city centre. 

 

Some 556,000 m² of new developments (speculative and pre-let) are currently under construction with an expected 

hand-over date between 2020 and 2022. The biggest developments partly at risk launched in 2020 and 2021 include 

the Multi-Tower (42,000 m² in the city centre, 17,000 m² of which are pre-let), the Gare Maritime building (45,000 m², 

50% of which are pre-let in the Tour & Taxis district), the Copernicus (13,000 m² in the Leopold district), Mobius II² in 

the North area) and the Quatuor (62,000 m² in the North area) where Beobank has already pre-let 22,000 m² and 

Silversquare 7,000 m².  

 

Other developments will join them in the coming years; the Networks NOR building (13,000 m² in the North area), Bel 

9 (7,000 m² in the Leopold district), and the TVR building (23,000 m² in the North area).  

 

All of these developments are attracting interest from tenants and should be at least partially pre-let before hand-

over. This confirms that tenants are seeking quality and accessibility. 

 

Vacancies are continuing to fall, to 7.6% in the first half of the year, from 7.98% at the end of 2018. The vacancy rate is 

currently at one of its lowest levels on record. Despite stabilising between 2019 and 2020, the vacancy rate on the 

market could see a slight increase in the near future when new partially empty office space is handed over. The rate 

of vacancies in Grade A buildings (less than 5 years old) is 8% and are found mainly in the Manhattan Center, Phoenix 

and Allianz Tower buildings. 

 

Prime rents rose at the end of 2018 and again during the second quarter of 2019, reaching a record high of 

û320/m▬/year. The scarcity of available quality space and the confidence of some owners in being able to earn high 

rents contributed to this significant price rise. Prime rents were not affected by the economic slowdown (owing to 

COVID-19) and are holding at û320/m▬/year. Weighted average rents, on the other hand, are at the highest level ever 

seen (around û190/m▬/year across the entire Brussels market). This is partly explained by the lack of transactions and 

by major transactions in Grade A buildings (The One and Commerce 46, for example). Prime rent in the North area 

has remained stable this year at û220/m▬/year. It is interesting that the gap between the CBD sub-markets (outside 

the Midi district) is narrowing.  

 

As a consequence of the buildings recently coming onto the market or being handed over, and the scarce availability 

of Grade A space, prime rents could reach û325/m▬/year by the end of 2021. 

 

Investments in offices attained a volume of û2.4 billion in Brussels so far for the year 2020. This is the highest 

investment volume ever recorded. This includes the historic transaction on the Finance Tower (sold for around û1.3 

billion). Nevertheless, 45 transactions, the largest number of transactions ever recorded in a single half-year, were 

recorded in the first half of 2020. Note that most of the transactions were initiated before the pandemic and were 

completed in the first half, again reflecting the strong momentum observed over the past two years. The effect of the 

epidemic on the investment market was felt mainly during the second quarter, in which there were 16 transactions 

totalling û340 million, including the sale of the Silver Tower for more than û200 million. Note, however, that most 

(80%) of the volume of investment in the Brussels office market comes from foreign investors. This means that 

Brussels is maintaining its strong position as a more stable investment choice for major foreign investors in relation to 

cities such as London, Paris and Frankfurt. We find not only that the appetite of foreign investors for the Brussels 

market remains high, but that there is still interest in all types of office products, both buildings with long-term leases 

and value-added products, although these are the preference of local investors. Investor profiles obviously differ, but 

there is still clear interest everywhere. 

 



 

Investments in office buildings in Brussels and the region together account for almost 70% of total investment 

volumes in 2020 in Belgium. In second place came retirement homes, with investments of more than 300 million 

euros, followed by the industrial segment (8%) and then retail (7%).  

 

Prime yields continue to be compressed as a result of the European Central Bank's policy of low interest rates and of 

competition among investors for the best products. At present, prime yields for buildings with 6/9-year leases are 

around 4.00% as a result of strong demand and activity before the COVID-19 pandemic. Long-term prime yield has 

been slightly compressed at 3.50%. There are still many investment transactions in the pipeline, but activity could 

slow as banks are more cautious about lending, which could entail a higher borrowing cost and lower LTV, resulting 

in a slight increase in yields. 

 

 

 

During the first half of 2020, there were 117,000 m² of take-up (88 transactions), slightly below the average of 

120,000 m² over 3 years. It may be too early to be certain, but so far the health crisis has had a limited effect on rental 

activity on the Luxembourg office market. 

 

The most significant transactions of the year include: 

Á 16,700 m² by the Ministry of Finance in the Ikaros building (Airport district); 

Á 10,500 m▬ taken up by Intesa Sanpaolo (new HQ) in the Cloche dõOr; 

Á 9,600 m² taken up by Baloise in the Wooden building in Leudelange;  

Á 8,000 m▬ purchased for own occupation by Schroders & Associ®s in the Cloche dõOr; 

Á 8,000 m² purchased for own occupation by Arendt Services (new HQ) in Hamm. 

 

The private sector accounted for about 85% of take-up, stimulated by the banking and financial sector (31%) and 

business services (20%). 

 

In 2020, some 207,000 m² have so far been handed over in Luxembourg, notably thanks to the hand-overs of the 

KAD - Phase II project (160,000 m²) in the Kirchberg, the Luxite park in Leudelange (12,000 m²) and the Altitude - La 

Paz building (8,000 m²) also in Leudelange. 

 

For the rest of 2020 and 2021, more than 202,000 m² of space is under construction in Luxembourg. Over 128,000 m² 

of these projects are already pre-let. There is a relatively limited number of speculative projects since they account for 

only 74,000 m² in a particularly dynamic market.  

 

Note however that almost 300,000 m² are on the drawing board (with hand-over expected by 2024), and could fill up 

the speculative pipeline in the coming months, owing in particular to the healthy market in Luxembourg.  

 

 

The Luxembourg market has one of the lowest vacancy rates in Europe, at around 3,2% at the end of the first half of 

2020. The vacancy rate has been in constant decline since 2010, when it was close to 8%. 

 

Today, there are significant differences between districts, since the CBD, the Kirchberg, Esch-Belval and Hamm have a 

vacancy rate below 2% while in the decentralised districts it is around 7.5%. 

 

Despite the pandemic and the arrival of new partially empty office buildings, the vacancy rate in the whole of 

Luxembourg should stay very low over the coming months. 



 

 

With the combined effect of a low vacancy rate and rising take-up, prime rents are logically under pressure. 

Occupants are seeking the best locations and buildings. These factors have driven up prime rents to û51/m▬/month 

(over û600/m▬/year) in the CBD, the highest level ever seen in Luxembourg. And future rises cannot be ruled out. The 

Kirchberg has also seen an increase in prime rents; from û37 to û38/m▬/month. Prime rents held stable at 

û31/m▬/month in the Cloche d'Or, û28.5/m▬/month in the Decentralised area and û25.5/m▬/ month in the periphery. 

 

The office investment market was worth û350 million in the first half of 2020, more or less in line with the 5-year 

average. Most transactions in 2020 were already planned before the health crisis. Although the effects of the COVID-

19 pandemic on the office market are not yet fully measurable, they appear to be relatively moderate, and there is still 

a clear demand for investment. 

 

All sectors combined, the Luxembourg investment market attracted more than û455 million. The office sector 

dominates the investment market and accounts for nearly 77% of investment volume.  

 

Prime rates held steady at 3.75% (in the CBD) after compression in most sub-markets in the first half (which reflected 

strong demand and activity before lockdown), but could further increase as a result of adverse financing conditions. 

 

  



 

  30.06.2020 31.12.2019 

Number of shares issued 28 445 971 28 445 971 

Number of shares not held by the group 27 052 443 27 052 443 

Average number of shares not held by the group during the period = calculation basis 27 052 443 25 676 219 

 

 

 

  (in ú per share) (in ú million) 
Number  of shares not 

held by the group 

Net asset value as at 31 December 2019 (group share) 59.29 1 603.9 27 052 443 

Final dividend of the 2019 fiscal year (distributed in May 2020)   -23.3   

Net result (group share) as at 30 June 2020    24.7   

Other elements of comprehensive income - 
actuarial gains and losses on pension obligations 

  -.3   

Valuation of the put option held by minority shareholders, net of 
profit attributable to non-controlling interests 

  - 0.4   

Net asset value as at 30 June 2020 (group share) 59.32 1 604.7 27 052 443 

 

  30.06.2020 31.12.2019 

EPRA NAV (in ú per share) (groupshare) 61.42 60.80 

EPRA NNNAV (in ú per share) (groupshare) 58.33 58.54 

 

The calculation methods of the EPRA NAV and NNNAV are detailed on page 80 of this Report.  

 

 

(in ú million) 30.06.2020 31.12.2019 

Investment and held for sale properties  2 909.5  2 814.8 

Other assets 103.0 97.4 

Total assets  3 012.5  2 912.3 

Shareholders' equity  1 604.7  1 603.9 

Financial debts  1 203.6  1 134.7 

non current    908.3   637.6 

current(a)   295.3   497.2 

Other debts 204.2 173.6 

Total equity & liabilities  3 012.5  2 912.3 

     

LTV  40.2% 39.0% 

 (a) According to IAS 1, the commercial paper needs to be recorded as a current liability. It is important to note that the Company has confirmed bank 

lines in excess of one year as a back-up for the commercial paper. 



 

Compared with the first half-year of 2019, the scope changed mainly following the granting of a leasehold on the 

Pavilion building in April 2019, the private placement and the optional stock dividend of December 2019, and the 

resulting increase of 1,473,229 in the number of shares outstanding. The average number of shares not held by the 

group amounts to 27,052,443 as at 30 June 2020. 

 

(in ú thousand) 30.06.2020 30.06.2019 

Net rental result 69 384 69 482 

Net rental result excluding spreading 69 205 68 541 

Spreading of gratuities/concessions  179  941 

Net property charges(a) -7 523 -6 689 

Property operating result 61 861 62 793 

Corporate overheads -8 473 -7 078 

Other operating income & charges - 179 - 917 

Operating result before result on portfolio 53 209 54 798 

Operating margin(a) 76.7% 78.9% 

Gains or losses on disposals of investment properties - 10 317 

Net property result(a) 53 209 65 116 

Financial result (excl. changes in fair value of financial assets and liabilities)(a) -10 177 -12 907 

Taxes - 839 - 762 

Net result before changes in fair value of investment properties and financial assets 

and liabilities(a) 
42 192 51 446 

     

Changes in fair value of investment properties   73 77 430 

Changes in fair value of financial assets and liabilities -16 673 -28 322 

Changes in fair value of investment properties & financial assets and liabilities  -16 601 49 108 

     

Net result 25 591 100 555 

 
    

Net result (in ú per share)  0.95 3.93 

EPRA earnings (in ú per share)  1.57 1.71 

 (a)  This is an Alternative Performance Measure. For more information, please consult Appendix 3 to this Report. 

 

 



 

 

The total net rental result is stable (-0.1%) in relation to the same period last year. This is explained by the combined 

effect of the receipt of compensation and rent increases, offset by the absence of compensation received in 2019 and 

the loss of income linked to the granting in 2019 of a 99-year leasehold on the Pavilion building. The like-for-like net 

rental result is down -2.8% compared with last year, following renegotiations and the expiry of leases in various 

buildings, notably in the CBD. Note that two floors in the Central Gate building were vacated during the first half. 

Renovation work on these floors is under way and 80% of this floor space is already pre-let.  

 

Net real-estate charges are up by û0.8 million. This rise is explained by an increase in agency commissions related to 

leases agreed during the half-year, and by an increase in rental charges and taxes.  

 

EPRA like-for-like net rental growth was -1.2% as at 30 June 2020.  

 

Overheads were û8.5 million as against û7.1 million for the same period last year. This change is due mainly to higher 

ICT costs and the expansion of the teams. 

 

The operating result before result on portfolio was û53.2 million compared with û54.8 million the same period last 

year.  

 

The financial result (excluding changes in the fair value of the financial assets and liabilities) was -û10.2 million as 

against -û12.9 million for the same period last year. The decrease in financial charges is related mainly to a capital loss 

on the restructuring of an assignment of credit linked to the sale of the Pavilion building recorded in 2019. The 

average (annualised) financing cost remains stable at 2.0% after it was secured over time.  

 

The drop in the net result, to û25.6 million at 30 June 2020 from û100.6 million at 30 June 2019, is explained mainly by 

the stability of the fair value of the investment properties (û0.07 million) compared to a positive variation of û77.4 

million in the first half of last year. 

 

EPRA earnings were û42.5 million as against û43.8 million for the same period last year. EPRA earnings per share 

were û1.57 in relation to û1.71 as at 30 June 2019, mainly due to the dilutive effect of the private placement of 

1,266,300 shares completed in December 2019. The net result per share amounted to û0.95, compared with û3.93 per 

share for the same period last year. 

 

 

The turnover of the coworking business was û4.0 million over the half-year, compared to û3.4 million for the same 

period last year. Due to the impact of COVID-19, the growth in turnover at the end of June is below expectations. The 

contribution of the coworking activity to the consolidated EPRA earnings is negative at û 0.04 per share. This is 

explained by the fact that the activity is in a development phase in an economic context penalized by the COVID-19 

crisis.  

 

 

 

Consolidated net rental result was û72.9 million, stable compared to the same period last year. The net result (group 

share) was û24.7 million. The consolidated EPRA earnings per share were û1.53 per share as against û1.72 at 

30 June 2019.  

 



 

 

Á Confirmed credit facilities for a total amount of û1,457 million (72% of which were bank loans), û1,152 million 

of which were in use. The volume of unused lines is determined on the basis of the Companyõs liquidity 

criteria, taking account of the maturities of the financing agreements and commitments planned for the 

coming years; 

Á Use of the short-term commercial paper programme up to û280 million;  

Á 94% of total borrowings at fixed rates (including IRS); 

Á An average (annualised) financing cost (including hedging margin and costs) of 2.0% for the first 6 months 

of the year, stable compared to 2.0% as at 31 December 2019;  

Á A weighted average duration of the debt of 4.8 years (as against 4.4 years as at 31 December 2019); 

Á A debt ratio of 43.9% (compared with 42.7% as at 31 December 2019); 

Á An LTV ratio of 40.2% (compared with 39.0% as at 31 December 2019); 

Á A hedge ratio11 of 95.7% (compared with 102.3% as at 31 December 2019). 

 

Á Renewal of financing for û75 million for a 6 year period; 

Á Extension of bank financing of û100 million for a year, with annual extension options for up to 3 additional 

years; 

Á Extension of bank financing of û35 million for a 6 year period, starting in June 2021; 

Á New bank financing of û100 million for a 4 year period; 

Á Increase by û30 million of a bank line for managing short-term needs, arranged for an indefinite period but 

which can be terminated with 23 months' notice. 

 

In this uncertain context due to the COVID-19 pandemic, the Company continued working to strengthen its financial 

structure. All other things being equal, the Company has covered its financing needs until the end of the year 2021. 

 

 

The COVID-19 pandemic has caused tensions on the financial markets. Spreads on the debt markets have increased 

significantly. The impact of this development on Befimmo is limited by means of the duration of the financing in 

place.  

Moreover, the short-term commercial paper market is also experiencing tensions resulting in lower volumes of 

investment and higher margins. All of Befimmo's short-term commercial paper is covered by long-term bank back-up 

lines.    

 

 

 

 

 

                                                           
11  Hedge ratio = (nominal fixed-rate borrowings + notional rate of IRS and CAPs)/total borrowings. This ratio takes into account CAP-type optional 

hedging instruments that are close to maturity (July 2020) and that have become off-market as a result of the fall in interest rates (i.e. two CAP 

positions for a total notional amount of û55 million at hedging interest rates of 0.50% and 0.85%). Excluding these instruments, the hedge ratio 

would be 97.2% as at 31 December 2019. 



 

 

  

 

 

 

To reduce its financing costs, Befimmo has a commercial paper programme of a maximum amount of û600 million, 

û280 million of which was in use as at 30 Jun 2019 for short-term issues and û101.3 million for long-term issues. For 

short-term issues, this programme has back-up facilities consisting of the various credit lines arranged. The 

documentation for this programme also covers the European private placements of debt. 

 

Befimmo holds a portfolio of instruments to hedge (i) the interest-rate risk, consisting of IRS, CAPs and COLLARs12. 

 

Befimmo has extended the maximum duration of its hedging policy, with maturities of up to 20 years. 

 

Operations carried out: 

Á arrangement of two new payer IRSs with a total amount of û50 million and a total maturity of 18 years from 

January 2022; 

 

The package of instruments in place gives the Company a hedging ratio of 95.7% as at 30 June 2019. The hedge ratio 

remains above 70% until the third quarter of 2022 and above 50% until the fourth quarter of 2025 inclusive. 

 

 

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



 

 

(a) Average fixed rate excluding credit margin,

 

 

 

Following the uncertainties related to the consequences of the COVID-19 pandemic, the Board of Directors of 

Befimmo decided, in May 2020, to withdraw the three-year EPRA earnings forecasts published in the 2019 Annual 

Financial Report. These uncertainties persist to this day. 

The Board had also revised the EPRA earnings forecast for the 2020 financial year to an amount above û 2.70 per 

share. At constant perimeter and on the basis of the information known at the date of publication of this Report, 

Befimmo is confident to be able to announce that the projected EPRA earnings should amount to about û 2.80 per 

share. 

 

Befimmo will propose a dividend of at least 80% of the EPRA earnings for the year, supplemented, as the case may 

be, by realised capital gains during the financial year in the framework of its asset rotation policy, i.e. for the 2020 

financial year a minimum of û2.24 per share. The financial resources retained in the Company will contribute to 

ensuring the capital requirements useful for the development of its activities.  

Befimmo has the intention to propose the distribution of the dividend in two phases (interim dividend in December 

and final dividend in May) and, as the case may be, in optional form. 

 

(in ú/share) 2015 2016 2017 2018 2019 

Dividend in ú per share 3.45 3.45 3.45 3.45 3.45 

EPRA earnings in ú per share 3.89 3.68 3.74 3.68 3.29 

Dividend/EPRA earnings 89% 94% 92% 94% 105% 

Net result in ú per share 4.41 3.82 5.32 3.24 6.95 

Dividend/net result 78% 90% 65% 107% 50% 

  



 

The Statutory Auditor verified that the EPRA ratios were calculated in accordance with the definitions and that the 

financial data used for the calculation of these ratios correspond with the accountancy data, as included in the 

consolidated financial statements. 

 

 

EPRA 

indicators  
EPRA definition (a) EPRA use(a)   30.06.2020 30.06.2019 

EPRA 

earnings 
Earnings from operational activities. 

A key measure of a companyõs 

underlying operating results and 

an indication of the extent to 

which current dividend payments 

are supported by earnings. 

in û  thousand 42 477 43 776 

in û per share 1.57 1.71 

EPRA Cost 

Ratio 

Administrative & operating costs 

(including & excluding costs of direct 

vacancy) divided by gross rental 

income. 

A key measure to enable 

meaningful measurement of the 

changes in a companyõs 

operating costs.  

Incl. vacancy 

costs 
23.3% 19.8% 

Excl. vacancy 

costs 
20.5% 17.7% 

EPRA Like-

for-Like Net 

Rental Growth 

Like-for-like net rental growth 

compares the growth of the net 

rental income of the portfolio that 

has been consistently in operation, 

and not under development, during 

the two full preceding periods that 

are described. 

Provide information (in %) on the 

growth in net rental income 

(property charges deducted) at 

constant perimeter of the 

portfolio (excluding the impact 

of acquisitions and disposals)(b). 

in % -1.2% 5.8% 

EPRA 

indicators  
EPRA definition (a) EPRA use(a)   30.06.2020 31.12.2019 

(i) EPRA Net 

Initial Yield 

(NIY) 

Annualised rental income(d) based on 

the cash rents passing at the balance 

sheet date, less non-recoverable 

property operating expenses, divided 

by the market value(c) of the property, 

increased with (estimated) 

purchasersõ costs. 

A comparable measure for 

portfolio valuations. 

 

This measure should make it 

easier for investors to judge 

themselves, how the valuation of 

portfolio X compares with 

portfolio Y.  

in % 4.7% 4.9% 

(ii) EPRA 

Topped-up 

NIY 

This measure incorporates an 

adjustment to the EPRA NIY in 

respect of the expiration of rent-free 

periods (or other unexpired lease 

incentives such as discounted rent 

periods and step rents). 

in % 5.0% 5.1% 

EPRA Vacancy 

Rate 

Estimated Market Rental Value (ERV) 

of vacant space divided by ERV of the 

whole portfolio.  

A òpureó (%) measure of 

investment property space that is 

vacant, based on ERV. 

in % 3.6% 4.1% 

 (a)  Source: EPRA Best Practices (www.epra.com).  
(b)  Because EPRA doesnõt publish the use of the EPRA Like-for-Like, Befimmo wrote it.  
(c)  According to the BE-REIT legislation, the buildings of the portfolio of Befimmo are booked at their fair value. 

(d)  For Befimmo, the annualised rental income is equivalent to the gross annual current rent at the closing date plus future rent on leases signed, as 

reviewed by the real-estate experts. 

 



 

 

EPRA 

indicators  
EPRA definition (a) EPRA use(a)   30.06.2020 30.06.2019 

EPRA 

earnings 
Earnings from operational activities. 

A key measure of a companyõs 

underlying operating results and 

an indication of the extent to 

which current dividend payments 

are supported by earnings. 

in û  thousand 41 498 44 107 

in û per share 1.53 1.72 

EPRA 

indicators  
EPRA definition (a) EPRA use(a)   30.06.2020 31.12.2019 

EPRA NAV 

Net Asset Value adjusted to include 

properties and other investment 

interests at fair value(b) and to exclude 

certain items not expected to 

crystallise in a long-term investment 

property business model. 

Makes adjustments to IFRS NAV 

to provide stakeholders with the 

most relevant information on the 

fair value of the assets and 

liabilities within a true real estate 

investment company with a 

long-term investment strategy. 

in û  thousand 1 661 601 1 644 662 

in û per share 61.42 60.80 

EPRA NNNAV 

EPRA NAV adjusted to include the fair 

values of (i) financial instruments, (ii) 

debt and (iii) deferred taxes. 

Makes adjustments to EPRA NAV 

to provide stakeholders with the 

most relevant information on the 

current fair value of all the assets 

and liabilities within a real-estate 

company.  

in û  thousand 1 578 062 1 583 604 

in û per share 58.33 58.54 

 (a)  Source: EPRA Best Practices (www.epra.com).  
(b)  According to the BE-REIT legislation, the buildings of the portfolio of Befimmo are booked at their fair value. 

 

 



 

 

  
30.06.2020 

(6 months) 

31.12.2019 

(12 months) 

Number of shares issued 28 445 971 28 445 971 

Number of shares not held by the group 27 052 443 27 052 443 

Average number of shares not held by the group during the period 27 052 443 25 676 219 

Highest share price (in ú) 57.00 59.40 

Lowest share price (in ú) 35.40 47.35 

Closing share price (in ú) 39.85 54.10 

Number of shares traded(a) 13 344 391 17 395 988 

Average daily turnover(a) 105 908 67 953 

Free float velocity(a) 67% 87% 

Distribution ratio (in relation to the EPRA earnings) 80% 106% (realised) 

Gross dividend(b) όƛƴ ϵ ǇŜǊ ǎƘŀǊŜύ 2.24 (projected) 3.45 (realised) 

Gross yield(c)  5.4% (projected) 6.4% 

Return on share price(d)  -15.15% 18.7% 

(a) Source: Kempen & Co. Based on trading on all platforms. 

(b) Subject to a withholding tax of 30%. 

(c) Gross dividend divided by the closing share price.  

(d) Calculated over a 12-month period ending at the closing of the fiscal year, taking into account the gross dividend reinvestment, if any, and the 

optional dividend participation. 

 

 

The Befimmo share closed at û39.85 on 30 June 2020, as against û54.10 at 31 December 2019. Befimmo's market 

capitalisation stood at  û1.1 billion at 30 June 2020. During the first half of the fiscal year, the average daily trading 

volume was around 105,908 shares.   

 

The current crisis is characterised in particular by a significant fall in share prices. The Befimmo share price is at a 

historically low level. At 30 June 2020, the Befimmo share closed at û39.85, a discount of 33% in relation to the net 

asset value.  

 

This share price movement is in line with the average evolution of listed European office REITõs. As at 30 June 2020, 

the return on the Befimmo share price (-24.7%) since the year opened is in line with the movement of the EPRA office 

index (-24.3%). 

 



 

 

 

 

 

 

                                                           
13  Source : EPRA. 
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The renewal of the following mandates has been proposed and approved during the Ordinary General Meeting of 

28 April 2020:  

Á Renewal of the mandate of Ms Anne-Marie Baeyaert, as an independent Director, for a period of 3 years, 

ending at the Ordinary General Meeting of 2023; 

Á Renewal of the mandate of Mr Wim Aurousseau, as a Director, for a period of 2 years, ending at the 

Ordinary General Meeting of 2022; 

Á Renewal of the mandate of Mr Kurt De Schepper, as a Director, for a period of 4 years, ending at the 

Ordinary General Meeting of 2024. 

 

 

La composition of the Board is as follows:   

 

  

Position on the Board   Directorship expiry date  

Alain Devos 

Chairman, non-executive Director 
Ordinary General Meeting 2021 

Benoît De Blieck 

Managing Director 
Ordinary General Meeting 2022 

Anne-Marie Baeyaert  

non-executive Director, independent 
Ordinary General Meeting 2023 

Sophie Goblet  

non-executive Director , independent 
Ordinary General Meeting 2021 

Sophie Malarme -Lecloux 

non-executive Director , independent 
Ordinary General Meeting 2021 

Wim Aurousseau 

non-executive Director, linked to a shareholder 
Ordinary General Meeting 2022  

Kurt De Schepper 

non-executive Director, linked to a shareholder 
Ordinary General Meeting 2024 

Etienne Dewulf 

non-executive Director , independent 
Ordinary General Meeting 2022 

Benoît Godts 

non-executive Director, linked to a shareholder 
Ordinary General Meeting 2021 

Vincent Querton  

non-executive Director , independent 
Ordinary General Meeting 2021 



 

Interim statement as at 30 September 2020 Thursday 28 October 2020(a) 

Payment of the interim(b) dividend of the 2020 fiscal year on presentation of coupon No 
40 

  

- Ex-date Wednesday 16 December 2020 

- Record date Thursday 17 December 2020 

- Payment date  Friday 18 December 2020 

Publication of the annual results as at 31 December 2020 Thursday 18 February 2021(a) 

Online publication of the Annual Financial Report 2020 Friday 26 March 2021 

Ordinary General Meeting of the fiscal year closing as at 31 December 2020 Tuesday 27 April 2021 

Payment of the final(c) dividend of the 2020 fiscal year on presentation of coupon No 41   

- Ex-date Wednesday 5 May 2021 

- Record date Thursday 6 May 2021 

- Payment date  Friday 7 May 2021 

 (a)  Publication after closing of the stock exchange. 
(b)  Subject to a decision of the Board of Directors. 
(c)  Subject to a decision of Ordinary General Meeting. 

 

 

The Company introduced a statutory declaration threshold of 3% for the application of the legal rules relating to 

notification of large holdings in issuers whose shares are admitted for trading on a regulated market. 

 

According to the transparency notifications received or based on the information received from the shareholder, the 

share ownership of Befimmo SA is structured as follows: 

 

  Number of 
shares (declared) 

the day of the 
statement 

Based on the transparency 
declarations or based on the 

information received from the 
shareholder 

(in %) 

Declarants       

AXA Belgium SA 2 741 438 30.04.2019 9.6% 

Ageas and affiliated companies 2 641 047 30.04.2019 9.3% 

Norges Bank   855 804 10.12.2019 3.0% 

BlackRock Inc.  848 297 20.11.2019 3.0% 

        

Own shares       

Befimmo SA 1 393 528 04.12.2019 4.9% 

        

Other shareholders under the statutory threshold 19 965 857 20.12.2019 70.2% 

Total 28 445 971   100% 





 

 

  Notes 30.06.20 30.06.19 

I. (+) Rental income   73 166 72 871 

III. (+/-) Charges linked to letting   - 251 - 28 

NET RENTAL RESULT   72 916 72 843 

IV. (+) Recovery of property charges   10 727 4 457 

V. (+) Recovery of rental charges and taxes normally paid by tenants on let 
properties 

  22 547 21 999 

VII. (-) Rental charges and taxes normally paid by tenants on let  
     properties 

  -26 983 -24 804 

VIII. (+/-) Other revenue and charges for letting    159  332 

PROPERTY RESULT   79 366 74 826 

IX. (-) Technical costs   -10 644 -4 348 

X. (-) Commercial costs   - 460 - 145 

XI. (-) Charges and taxes on unlet properties   -1 978 -1 434 

XII. (-) Property management costs   -1 558 -1 383 

XIII. (-) Other property charges   -3 459 -3 447 

  (+/-) Property charges   -18 099 -10 758 

PROPERTY OPERATING RESULT   61 267 64 068 

XIV. (-) Corporate overheads   -9 732 -7 943 

XV. (+/-) Other operating income and charges    274 - 917 

OPERATING RESULT BEFORE RESULT ON PORTFOLIO   51 809 55 208 

XVI. (+/-) Gains and losses on disposals of investment properties   - 10 317 

XVIII. (+/-) Changes in fair value of investment properties    897 78 305 

OPERATING RESULT   52 706 143 830 

XX. (+) Financial income 5  414  302 

XXI. (-) Net interest charges 5 -10 049 -9 749 

XXII. (-) Other financial charges 5 -1 222 -3 595 

XXIII. (+/-) Changes in fair value of financial assets and liabilities 5 -16 673 -28 322 

  (+/-) Financial result   -27 531 -41 364 

PRE-TAX RESULT   25 175 102 467 

XXV. (-) Corporation tax   - 843 - 815 

  (+/-) Taxes   - 843 - 815 

NET RESULT   24 333 101 652 

TOTAL COMPREHENSIVE INCOME (group share)  24 733 101 229 

NON-CONTROLLING INTERESTS   - 401  423 

        

BASIC NET RESULT AND DILUTED (in ú per share)   0.91 3.96 

        

Other comprehensive income - actuarial gains and losses  
- pension liabilities 

  - 323 -1 671 

TOTAL COMPREHENSIVE INCOME   24 010 99 981 

TOTAL COMPREHENSIVE INCOME (group share)  24 410 99 557 

NON-CONTROLLING INTERESTS   - 401  423 

 



 

 

 

ASSETS Notes 30.06.2020 31.12.2019 

I. Non-current assets   2 949 134 2 861 689 

A. Goodwill 6  23 629  23 629 

B. Intangible assets    2 247  1 729 

C. Investment properties 7 2 898 234 2 814 822 

  Fair value of portfolio (Silversquare excluded)   2 853 779 2 790 778 

  Right of use - Fair value of Silversquare leases     44 456  24 044 

D. Other property, plant and equipment    13 018  10 948 

E. Non-current financial assets 8  8 633  7 296 

F.  Finance lease receivables    3 374  3 265 

II. Current assets    63 365  50 563 

A. Assets held for sale  7  11 230 - 

B. Current financial assets 8   30  12 763 

C. Finance lease receivables     144   142 

D. Trade receivables    49 606  31 535 

E. Tax receivables and other current assets     16  1 060 

F. Cash and cash equivalents     575  2 878 

G. Deferred charges and accrued income    1 763  2 184 

TOTAL ASSETS   3 012 499 2 912 251 
      

SHAREHOLDERSô EQUITY AND LIABILITIES Notes 30.06.2020 31.12.2019 

TOTAL SHAREHOLDERSô EQUITY   1 604 653 1 603 872 

I. Equity attributable to shareholders of the parent company   1 604 653 1 603 872 

A. Capital    398 356  398 320 

B. Share premium account    861 905  861 905 

C. Reserves    319 658  231 434 

D. Net result for the fiscal year    24 733  112 213 

II. Non controlling interests  - - 

LIABILITIES   1 407 846 1 308 379 

I. Non-current liabilities    984 784  696 157 

A. Provisions    1 855  1 471 

B. Non-current financial debts 8  908 272  637 567 

  a. Credit institution    452 329  201 446 

  c. Other    455 943  436 121 

C. Other non-current financial liabilities    63 707  46 455 

D. Trade debts and other non-current debts    9 974  9 974 

F. Deferred tax - liabilities     976   691 

II. Current liabilities    423 062  612 222 

A. Provisions    2 326  3 155 

B. Current financial debts 8  295 329  497 167 

  a. Credit institution    11 499  61 448 

  c. Other    283 830  435 719 

D. Trade debts and other current debts    101 774  85 596 

E. Other current liabilities    2 470  3 872 

F. Accrued charges and deferred income    21 163  22 432 

TOTAL SHAREHOLDERSô EQUITY AND LIABILITIES   3 012 499 2 912 251 

 

 

 

 

 

 



 

 

 

  30.06.20 30.06.19 

CASH AND CASH EQUIVALENTS AT THE BEGINNING OF THE FISCAL YEAR 2 878  591 

      

Operating activities (+/-)     

Net result for the period (6 months) 24 333 101 652 

Variations in operating lease commitments (IFRS 16) -  781 

Result on disposal of investment properties - -10 317 

Financial result (excl. changes in fair value of financial assets and liabilites) 10 857 13 042 

Interest paid (incl. Financial charges IFRS 16) -12 691 -14 858 

      

Taxes   843  815 

Taxes paid - 193 - 165 

      

Items with no effect on cash flow to be extracted from earnings     

Fair value adjustment for investment buildings (+/-) - 897 -78 305 

Fair value adjustment on non-current financial assets/liabilities booked to earnings (+/-) 16 673 28 322 

Loss of (gain in) value on trade receivables (+/-)  133 - 236 

Amortisation / Loss of (gain in) value on property, plant and equipment (+/-) 1 057  859 

Adjustments of provisions  (+/-) - 870 - 380 

      

CASH FLOW FROM OPERATING ACTIVITIES BEFORE CHANGE IN WORKING CAPITAL 
REQUIREMENTS 

39 244 41 209 

      

Change in assets items -16 948 -15 991 

Change in liabilities items 21 957 -6 619 

CHANGE IN WORKING CAPITAL REQUIREMENTS 5 009 -22 609 
    

CASH FLOW FROM OPERATING ACTIVITIES 44 253 18 600 

      

Investments (-) / Disposals (+)     

Investment properties     

Investments -79 901 -23 357 

Disposals - 93 937 

Other acquisitions (redevelopment projects, stake,é) - 534 - 305 

Other property, plant and equipment and intangible assets -3 668 - 852 

CASH FLOW FROM INVESTMENT ACTIVITIES -84 103 69 424 

      

Financing (+/-)     

Increase (+) / Decrease (-) in financial debts 129 739 17 136 

Reimbursement USPP May 2019 and May 2020 -67 494 -82 769 

Reimbursement financial debt IFRS 16 - 934 - 662 

Increase (+) / Decrease (-)  in financial debts IFRS 16 - 240  325 

Hedging instruments and other financial assets - 294  656 

      

Final dividend previous fiscal year -23 265 -21 998 

Cost capital increase  36 - 87 

CASH FLOW FROM FINANCING ACTIVITIES 37 548 -87 400 

      

NET CHANGE IN CASH AND CASH EQUIVALENTS -2 302  624 

CASH AND CASH EQUIVALENTS AT THE END OF THE PERIOD (6 MONTHS)  575 1 214 

 







http://www.befimmo.be/


















































































mailto:contact@befimmo.be

	Blank Page

