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Real-estate operator:
o

Paradis Express (Liège): 6,700 m² of offices pre-let to the Walloon Public Service

o

Performing letting activity: 104,000 m² let since the beginning of the year of which
70,000 m² in the ZIN project

o

Stability (+0.30%) of the fair value of the portfolio (excluding investments and divestments)

o

EPRA earnings of €2.51 per share

Coworking:
o





Opening of Silversquare Zaventem in the Ikaros Park

Financial results:
o

Net asset value of €59.79 per share (group share)

o

Net result of €4.51 per share (group share)

Confirmation of the dividend forecast for the fiscal year

The Befimmo Board of Directors met on 21 October 2019
to prepare the consolidated quarterly financial statements, as at 30 September 2019.
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Consolidation basis:
Since 1 January 2019, Befimmo has the sole control of Silversquare Holding SA, and as a result, Silversquare Holding and its
subsidiaries are included in the overall consolidation as of 30 September 2019.
The Befimmo businesses are presented in this press release by business sector (real-estate operator and coworking). The results
presented in € per share are calculated based on the average number of shares not held by the group as at 30 September 2019 (i.e.
25,579,214 shares).

Real-estate and financial indicators:
The definitions of Befimmo’s real-estate indicators are described in Appendix 2 to the Half-yearly Financial Report 2019. They are
identified in a footnote the first time they occur in this press release.
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 2 and Appendix 3 to this press release and are
published on Befimmo’s website: http://www.befimmo.be/en/investors/publications/alternative-performance-measures.
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Paradis Express: 6,700 m² of offices pre-let to the Walloon Public Service
In Liège, Befimmo signed an 18-year lease with
the Walloon Public Service that relates to the
take-up in occupancy of 6,700 m² in the
“Paradis Esplanade” building, which is to
comprise more than 16,000 m² of office space,
including 4,700 m² of coworking areas.
This building will be located in the new econeighbourhood Paradis Express which provides
a mix of offices (22,000 m²), housing
(15,600 m²) and also local shops and services
(nursery, fitness centre, etc.). Paradis Express
aims to be a dynamic, modern working and
living environment, open to the city and fully
integrated into the underlying urban fabric.
This pre-let of 6,700 m² of office space, two years before the handover of the building, once again confirms the
capability of the Befimmo teams to design quality projects that meet the needs of a new generation of users.
The construction works are ongoing and will be completed in 2021.

Opening of Ikaros Zaventem, the 6th Silversquare coworking centre
Silversquare and Befimmo are developing a Belux network of
interconnected workspaces to better meet the increasing needs of flexibility
of the users of working environments.
In October 2019, the Zaventem coworking space (2,800 m²) opened in
Ikaros Park. Conceived by Belgian designer Jane Haesen, the collaborative
workspaces transport users into a New York-style loft atmosphere. It is an
ideal location for commuters. The Park is located near Nossegem train
station and the airport. It is a true business campus, with a meeting centre,
a wide range of workspace solutions, and services such as a fitness centre,
a nursery and a restaurant.
For more information, see page 11 of the Half-yearly Financial Report
(https://www.befimmo.be/sites/default/files/imce/publications/befimmo__half-yearly_financial_report_2019_-_embargo_18.07.2019_5.40pm_0.pdf)
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Key figures

Fair value of portfolio (in € million)
Gross initial yield on properties available for lease

30.09.2019

31.12.2018

2 710.9

2 655.3

5.39%

5.98%

(a)

Gross potential yield on properties available for lease

(a)

5.65%

6.29%

95.03%

94.50%

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

7.17 years

6.96 years(b)

(a)

7.83 years

7.52 years

3.93%

4.28%

EPRA Net Initial Yield (NIY)

4.97%

5.69%

EPRA Topped-up NIY

5.15%

5.80%(d)

“Spot” occupancy rate of properties available for lease(a)

Weighted average duration of current leases up to final expiry
EPRA Vacancy Rate

(a)
(b)

(c)
(d)

(c)

This is a real-estate indicator. For more information, please consult Appendix 2 of the Half-yearly Financial Report 2019.
Excluding the WTC 2, where the lease expired at the end of 2018, the weighted average duration of leases up to next break would be 7.75 years as at
31 December 2018.
Corresponding to the availability rate of properties available for lease, calculated based on the ERV taking account of the future signed contracts.
As from 31 March 2019 the "Future rent on signed contracts" is no longer included in the calculation of the EPRA Topped-up NIY. The percentage as of
31 December 2018 has therefore been restated based on this change

Occupancy rate, weighted average duration of leases and signed lease
agreements1
The spot occupancy rate of the properties available for lease amounts to 95.03% as at 30 September 2019 (compared
with 94.50% as at 31 December 2018).
The weighted average duration of the leases until their next break is 7.17 years as at 30 September 2019, compared
with 6.96 years2 as at 31 December 2018. The weighted average duration of current leases until their final expiry is
7.83 years as at 30 September 2019.
Over the first 9 months of the fiscal year, Befimmo signed new leases and renewals for a total floor area of
103,861 m², compared with a total floor area of 43,297 m² during the first 9 months of fiscal year 2018.
This increase is explained by two important transactions:
 the pre-letting of the offices (70,000 m²) of the ZIN3 project (110.000 m²) to the Flemish Administration;
 the pre-letting of 6,700 m² to the Wallonia Public Service in the Paradis Express in Liège.
The other main transactions are:
 Blue Tower: signature of several extensions in duration and surface (4,300 m²);
 Central Gate: signature of a lease agreement (2,300 m²) with Mediahuis and renewals;
 Triomphe: signature of new lease agreements (2,200 m²).
The strong rental activity during the first 9 months of the fiscal year confirms the dynamism of Befimmo’s team and
the quality of its portfolio.

_____
1 In accordance with the definitions, leases are only reflected in the real-estate indicators as from the start of the lease.
2 Excluding WTC 2, where the lease expired at the end of 2018, the weighted average duration of leases up to next break would be 7.75 years as at
31 December 2018.
3 For more information, refer to page 4 of the Half-Yearly Financial Report 2019.
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Change in fair values4 of the property portfolio
Offices

Change over the
quarter(a)
(in %)

Proportion of
portfolio(b)
(30.09.2019)
(in %)

Fair value
(30.09.2019)
(in € million)

Fair value
(30.06.2019)
(in € million)

Fair value
(31.12.2018)
(in € million)

Brussels CBD and similar(c)

-0.10%

49.3%

1 337.2

1 337.4

1 440.6

Brussels decentralised

-0.02%

3.0%

80.8

80.5

81.7

Brussels periphery

-1.58%

4.4%

120.3

119.9

116.5

Flanders

0.36%

17.6%

476.8

475.0

474.3

Wallonia

1.64%

8.4%

227.7

222.8

220.2

-0.02%

5.0%

135.0

135.0

122.6

Properties available for lease

0.09%

87.7%

2 377.8

2 370.6

2 455.8

Properties that are being constructed or
developed for own account in order to be
leased

1.88%

12.3%

333.1

311.6

199.5

Investment properties

0.30%

100.0%

2 710.9

2 682.2

2 655.3

-

-

-

3.5

-

0.30%

100.0%

2 710.9

2 685.7

2 655.3

Luxembourg city

Properties held for sale
Total
(a)
(b)
(c)

The change over the quarter is the change in fair value between 1 July 2019 and 30 September 2019 (excluding the amount of investments and divestments).
The proportion of portfolio is calculated on the basis of the fair value of the portfolio as at 30 September 2019.
Including the Brussels airport zone, in which the Gateway building is located.

As at 30 September 2019, the fair value of Befimmo’s consolidated portfolio was €2,710.9 million, as against
€2,655.3 million as at 31 December 2018.
This change in value incorporates:
 the renovation or redevelopment works (investments) carried out in the portfolio;
 the divestments made;
 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 and divestments) was stable
during the third quarter of the fiscal year (a change of +0.30% or €8.2 million).

Overall rental yield
Investment properties(a)

Properties available for lease
30.09.2019

31.12.2018

30.09.2019

31.12.2018

Gross initial yield

5.39%

5.98%

4.73%

5.53%

Gross potential yield

5.65%

6.29%

(a)

Taking into account the properties that are being constructed or developed for own account in order to be leased.

The decline in yields between 31 December 2018 and 30 September 2019 is due mainly to the WTC 2 building
leaving the portfolio of properties available for lease, in early 2019, which had a very high yield at
31 December 2018, coupled with the increase in value of certain properties in the portfolio (see also page 8 of the
Half-Yearly Financial Report 2019 for more details).

_____
4

These values are established in application of the IAS 40 standard which requires investment properties to be booked at “fair value”. 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 €2.5 million, and 2.5% for
buildings with an investment value of more than €2.5 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.
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Redevelopment projects
Over the first 9 months of the fiscal year, Befimmo invested €58.3 million in its portfolio. The main renovation and construction projects are listed in the table below. For
more information on these projects, please consult pages 32 to 37 of the Annual Financial Report 2018, which is available on the Befimmo website (www.befimmo.be).
On the portfolio of redevelopment projects (office part, ±164,000 m²) a large volume is already secured, i.e. pre-let several years before the end of the works. The preletting rate of the offices amounts currently to 74%.
Rental space

Completion

Investment
realised in 2019
(in € million)

Total investment
realised until
30 September 2019
(in € million)

Total investment
(in € million)

Yield on total
investment (land
included)

Rental situation

BREEAM certification

Brederode Corner
Brussels CBD, Centre

7 000 m²

Q1 2020

8.7

13.1

20

±5.3%

100% pre-let (6/9 years)

Excellent

Eupen Courthouse
Wallonia, Eupen

7 200 m²

Phase 2(a):
Q4 2019

2.9

13.7

14

±5.4%

100% pre-let (24 years)

-

35 000 m²

2021

2.4

6.7

Committed ongoing projects

Paradis Express
Wallonia, Liège
Offices

21 000 m²

Residential

14 000 m²

Excellent

50

> 6%

6 700 m²: pre-let

1 building sold in state of future completion
4 buildings: disposals being finalised

Quatuor
Brussels CBD, North

60 000 m²

2020

15.7

37.6

157

> 5.3%

ZIN
Brussels CBD, North

110 000 m²

2023

16.2

30.7

375(b)

±4.5%
(on all functions)

22 000 m² pre-let (15 years)
10 000 m² Silversquare coworking

Excellent/
Outstanding
Excellent

Offices

70 000 m²

100% pre-let (18 years)

Coworking & sport, hospitality, retail

10 000 m²

Silversquare coworking
(5 000 m²)

Hotel

16 000 m²

Negotiation in progress

Residential

14 000 m²

Commercialisation in 2023

Ongoing projects to be committed
WTC 4
Brussels CBD, North

53 500 m²

Other investments (works related to coworking included)
(a)
(b)

Implementation of
the permit

0.6

20

140

-

Development in case of pre-letting

Outstanding

11.8

The first phase of the construction of the Courthouse in Eupen was completed in 2018 and the lease on that phase commenced.
« All-in » construction cost (including other functions than offices).
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Occupancy rate
Number of occupied desks
as at 30.09.2019 (A)
« Mature » coworking spaces(a)
All coworking spaces
(a)

Number of available desks Occupancy rate as at
as at 30.09.2019 (B)
30.09.2019 (A/B)

921

956

96%

1 413

1 737

81%

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

For more information about coworking, please refer to page 3 of this press release and page 11 of the
Half-Yearly Financial Report 2019.
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30.09.2019

31.12.2018

Number of shares issued

28 239 042

25 579 214

Number of shares not held by the group

25 579 214

25 579 214

Average number of shares not held by the group during the period

25 579 214

25 579 214

As at 30 September 2019, Befimmo’s total net asset value was €1,529.5 million.
The net asset value is therefore €59.79 per share, compared with €56.42 per share as at
31 December 2018.

Evolution of the consolidated net asset value

Net asset value as at 31 December 2018 (group share)

(in € per share)

(in € million)

Number of
shares not held
by the group

56.42

1 443.2

25 579 214

Final dividend of the 2018 fiscal year (payed in May 2019)

-22.0

Net result (group share) as at 30 September 2019

115.5

Other elements of comprehensive income actuarial gains and losses on pension obligations
Valuation of the put option held by minority shareholders, net of
profit attributable to non-controlling interests

- 1.67
- 5.41

Costs related to the merger of Beway
Net asset value as at 30 September 2019 (group share)

- 0.16
59.79

1 529.5

25 579 214

30.09.2019

31.12.2018

EPRA NAV (in € per share) (group share)

62.16

57.02

EPRA NNNAV (in € per share) (group share)

58.74

55.93

The calculation methods of the EPRA NAV and NNNAV are detailed in Appendix 3 of this press
release.

_____
5 Audit of the financial statements: the quarterly financial statements as at 30 September are subject to a limited review.
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Real-estate operator
The figures hereafter are presented at real-estate operator level. Since Befimmo did not consolidate
the coworking business before 1 January 2019, these data are strictly comparable with the
consolidated data presented as at 30 September 2018.

Condensed consolidated income statement
(in € thousand)

30.09.2019

30.09.2018

Net rental result

101 769

107 187

100 916

106 876

853

310

Net property charges

-9 692

-8 618

Property operating result

92 077

98 568

-10 671

-9 718

- 825

- 310

Operating result before result on portfolio

80 580

88 540

Operating margin(a)

79.2%

82.6%

Gains or losses on disposals of investment properties

12 962

343

93 543

88 882

-17 871

-15 049

Corporate taxes

-1 153

- 851

Net result before changes in fair value of investment properties and financial
assets and liabilities(a)

74 518

72 983

Changes in fair value of investment properties

85 214

-3 973

-44 922

2 283

40 291

-1 689

114 809

71 293

64 307

72 640

Net result (in € per share)

4.49

2.79

EPRA earnings (in € per share)

2.51

2.84

Net rental result excluding spreading
Spreading of gratuities/concessions
(a)

Corporate overheads
Other operating income & charges

Net property result

(a)

Financial result (excl. changes in fair value of financial assets and liabilities)

(a)

Changes in fair value of financial assets and liabilities
Changes in fair value of investment properties & financial assets and liabilities

Net result

EPRA earnings

(a)

This is an Alternative Performance Measure. For more information, please consult Appendix 2 of this press release.
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Analysis
The scope of the real-estate operator changed during fiscal year 2019 due mainly to the Pavilion
building leaving the portfolio.
Net rental income like-for-like is up 3.9% as a result of the combined effect of new leases and
indexing. Following the expiry of the lease of the WTC 2 building, the total net rental income is down
5.1% year-on-year. The decrease in net rental income is partially offset by end of lease
compensations recorded in 2019 (higher than in 2018).
Net property charges are up by €1.1 million. Befimmo benefited from a positive differential between
“flat-rate charges” paid by the lessee and “actual charges” passed on to the lessor for the lease of the
WTC 2 building which expired at the end of December 2018.
The EPRA like-for-like net rental growth was 5.59% as at 30 September 2019.
Corporate overheads were €10.7 million as against €9.7 million last year. This evolution is due
mainly to the increase in ICT costs, the expansion of the teams and project study costs related.
The operating result before result on portfolio was €80.6 million compared with €88.5 million last
year.
The net property result was €93.5 million, up 5%, as a result of the effect of the disposal of the
Pavilion building.
The financial result (excluding changes in the fair value of the financial assets and liabilities)
was -€17.9 million. The increase in financial charges related to the increase in the average volume of
debt by nearly 2.5% was limited thanks to good control of the average (annualised) cost of financing
which was 1.97%. The increase in financial charges is due mainly to an exceptional charge
(€2.7 million) related to the termination of a fixed-rate sale of receivables on the Pavilion building sold
in May 2019. This restructured financing was arranged at a fixed rate in line with market conditions.
The net result is sharply up. It amounts to €114.8 million compared with €71.3 million thanks to (i) the
capital gain realised on the disposal of the Pavilion building (€10.0 million, €0.39 per share) and (ii) the
positive change in the fair value of the investment properties (€85.2 million, or 3.26%), partially offset
by the negative change in fair value of the financial assets and liabilities (-€44.9 million) reflecting the
continuing decline in interest rates.
EPRA earnings amounts to €64.3 million as against €72.6 million last year. As the average number of
shares not held by the group was constant over the two periods, the EPRA earnings per share, of
€2.51, reflects the same trend. The net result per share amounted to €4.49, a significant increase
compared with last year (€2.79 per share).
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Comments on the coworking activity results
The turnover of the coworking business was €5.0 million over the first 9 months of the fiscal year (in
line with forecasts).

Comments on the consolidated financial results
The consolidated net rental income was €106.8 million, in line with last year. The net result (group
share) was €115.5 million, up €44.2 million on last year. The consolidated EPRA earnings amounts to
€2.54 per share against €2.84 per share compared to last year.

Main characteristics as at 30 September 2019










Confirmed credit facilities for a total amount of €1,382.0 million (65.6% of which were bank
loans), €188.6 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 commitments planned for the coming years;
97.0% of total borrowings at fixed rates (including IRS);
An average (annualised) financing cost (including hedging margin and costs) of 1.97%
over the first 9 months of the fiscal year, compared with 2.01% for fiscal year 2018;
A weighted average duration of the debt of 4.63 years (as against 4.84 years as at
31 December 2018);
A debt ratio of 42.57%6 (compared with 45.76% as at 31 December 2018);
An LTV ratio of 39.52%7 (compared with 43.62% as at 31 December 2018);
A hedge ratio8 of 105.4% (compared with 92.7% as at 31 December 2018);
Rating of BBB/outlook stable for long-term borrowings and A-2 for short-term borrowings.

Financing arranged during the 3rd quarter of the 2019 fiscal year



European fixed-rate private bond placement over 8 years for a notional amount of
€50 million;
Restructuring of an IRS for a notional amount of €25 million (extension of the hedging
period).

On this basis, and all other things being equal, the Company has covered its financing needs until
30 September 2020.

_____
6
7
8

The debt ratio is calculated in accordance with the Royal Decree of 13 July 2014.
Loan-to-value (LTV) = [(nominal financial debts – cash)/fair value of portfolio].
Hedge ratio = (nominal fixed-rate borrowings + notional rate of IRS and CAPs)/total borrowings.
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Key figures of the share
30.09.2019

31.12.2018

Closing price (in €)

56.40

48.55

Asset value (in € per share)

59.79

56.42

Premium or discount compared to the asset value

-5.67%

-13.95%

Return on share price(a)

22.83%

-2.93%

(a)

Calculated over a 12-month period ending at the closing of the period, taking into account the gross dividend reinvestment.

The assumptions used for making the forecasts9 published in February 2019 indicate that (at constant
perimeter) the consolidated EPRA earnings (group share) of €3.36 per share should be achieved in
fiscal year 2019. Taking into account the disposal of the Pavilion building, which realised a capital
gain10 of €0.30 per share during the current fiscal year, the distributable amount of the fiscal year is
estimated at €3.66 per share.
All other things being equal, the Board of Directors confirms the dividend forecast of €3.45 gross per
share not held by the group for the current fiscal year. The Company confirms, after three quarters
of the fiscal year, the distribution of an interim dividend which amounts to €2.59 gross per share not
held by the group, payable in December.
In April 2020, the agenda of the Ordinary Meeting of Shareholders at which the accounts for the 2019
fiscal year are to be approved will include a proposal, as the case may be, for a decision to pay out a
final dividend (currently estimated at €0.86 gross per share not held by the group) for the 2019 fiscal
year.

_____
9 For more information, please see pages 91 to 97 of the Annual Financial Report 2018.
10 Net of the absence of income from the building in 2019.
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Payment of the interim(a) dividend of the 2019 fiscal year on presentation of coupon No 38
- Ex-date

Wednesday 18 December 2019

- Record date

Thursday 19 December 2019

- Payment date

Friday 20 December 2019

Publication of the annual results as at 31 December 2019

Thursday 13 February 2020(b)

Online publication of the Annual Financial Report 2019

Friday 27 March 2020

Ordinary General Meeting of the fiscal year closing as at 31 December 2019

Tuesday 28 April 2020

Payment of the final

(c)

dividend of the 2019 fiscal year on presentation of coupon No 39

- Ex-date

Wednesday 6 May 2020

- Record date

Thursday 7 May 2020

- Payment date

Friday 8 May 2020

(a)
(b)
(c)

Subject to a decision of the Board of Directors.
Publication after closing of the stock exchange.
Subject to a decision of Ordinary General Meeting.
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Consolidated income statement (in € thousand)

I.
(+) Rental income
III.
(+/-) Charges linked to letting
NET RENTAL RESULT
IV.
(+) Recovery of property charges
V.
(+) Recovery of rental charges and taxes normally paid by tenants on let properties
VII.
(-) Rental charges and taxes normally paid by tenants on let
properties
VIII.

(+/-) Other revenue and charges for letting

30.09.19

30.09.18

107 040
- 251
106 789
8 544
23 136

107 428
- 241
107 187
7 947
28 056

-26 894

-26 735

504

661

112 079
-9 003
- 416
-1 933
-2 054
-4 517
-17 922
94 157
-12 036
- 825
81 295
12 962
85 888
180 146
518
-14 467
-4 210
-44 922
-63 081
117 064
-1 169
-1 169
115 896
115 477
419

117 116
-8 660
- 815
-2 247
-2 125
-4 701
-18 547
98 568
-9 718
- 310
88 540
343
-3 973
84 910
694
-13 944
-1 800
2 283
-12 766
72 144
- 851
- 851
71 293
71 293
-

4.51

2.79

-1 671

29

TOTAL COMPREHENSIVE INCOME

114 225

71 323

TOTAL COMPREHENSIVE INCOME (group share)

113 805

71 323

419

-

PROPERTY RESULT
IX.
(-) Technical costs
X.
(-) Commercial costs
XI.
(-) Charges and taxes on unlet properties
XII.
(-) Property management costs
XIII.
(-) Other property charges
(+/-) Property charges
PROPERTY OPERATING RESULT
XIV.
(-) Corporate overheads
XV.
(+/-) Other operating income and charges
OPERATING RESULT BEFORE RESULT ON PORTFOLIO
XVI.
(+/-) Gains and losses on disposals of investment properties
XVIII. (+/-) Changes in fair value of investment properties
OPERATING RESULT
XX.
(+) Financial income
XXI.
(-) Net interest charges
XXII. (-) Other financial charges
XXIII. (+/-) Changes in fair value of financial assets and liabilities
(+/-) Financial result
PRE-TAX RESULT
XXV. (-) Corporation tax
(+/-) Taxes
NET RESULT
TOTAL COMPREHENSIVE INCOME (group share)
NON-CONTROLLING INTERESTS
BASIC NET RESULT AND DILUTED (in € per share)
Other comprehensive income - actuarial gains and losses
- pension liabilities

NON-CONTROLLING INTERESTS
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Consolidated balance sheet (in € thousand)
ASSETS

30.09.2019

31.12.2018

Non-current assets
Goodwill
Intangible assets
Investment properties
Fair value of real estate portfolio
Fair value of right of uses
D. Other property, plant and equipment
E.
Non-current financial assets
F.
Finance lease receivables
II.
Current assets
A.
Properties held for sale
B.
Current financial assets
C. Finance lease receivables
D. Trade receivables
E.
Tax receivables and other current assets
F.
Cash and cash equivalents
G. Deferred charges and accrued income
TOTAL ASSETS

2 779 429
23 629
979
2 734 632
2 710 940
23 692
7 255
9 673
3 261
65 312
22 082
142
34 655
3 914
1 929
2 589
2 844 741

2 700 743
14 217
899
2 655 324
2 655 324
1 021
27 497
1 784
34 398
10 004
139
21 454
52
591
2 157
2 735 140

SHAREHOLDERS’ EQUITY AND LIABILITIES

30.09.2019

31.12.2018

1 529 451
1 529 451
396 353
853 657
163 964
115 477
1 315 290
694 864
2 410
615 124
180 130
434 995
68 887
7 915
527
620 427
3 497
502 461
8 288
494 173
72 600
2 153
39 716
2 844 741

1 443 214
1 443 214
357 871
792 641
276 104
16 597
1 291 926
760 478
728
735 519
297 319
438 200
21 881
2 130
219
531 448
5 039
443 012
13 674
429 338
2 140
54 289
4 099
22 870
2 735 140

I.
A.
B.
C.

TOTAL SHAREHOLDERS’ EQUITY
I.
Equity attributable to shareholders of the parent company
A.
Capital
B.
Share premium account
C. Reserves
D. Net result for the fiscal year
II.
Non controlling interests
LIABILITIES
I.
Non-current liabilities
A.
Provisions
B.
Non-current financial debts
a. Credit institution
c. Other
C. Other non-current financial liabilities
D. Trade debts and other non-current debts
F.
Deferred tax - liabilities
II.
Current liabilities
A.
Provisions
B.
Current financial debts
a. Credit institution
c. Other
C. Other current financial liabilities
D. Trade debts and other current debts
E.
Other current liabilities
F.
Accrued charges and deferred income
TOTAL SHAREHOLDERS’ EQUITY AND LIABILITIES
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Glossary of the “Alternative Performance Measures”
Alternative
Performance Measure

Définition

Utilité

Net property charges

The sum of various property charges, net of
amounts recoverable from tenants
(corresponds to the sum of headings IV to XIII
of the consolidated statement of total
comprehensive income).

Gives an overview of all net property charges.

Other operating income
and charges (excluding
goodwill impairment)

Heading XV ‘Other operating income and
charges’ minus any goodwill impairment.

Used to compare forecasts and actual figures in
heading XV ‘Other operating income and charges’.
Any goodwill impairment is not budgeted.

Operating margin

‘Operating result before result on portfolio’
divided by ‘Net rental result’.

Used to assess the Company’s operating
performance.

Net property result

‘Operating result before result on portfolio’ plus
heading XVI ‘Gains and losses on disposals of
investment properties’.

Used to identify the operating profit before changes
in the fair value of investment property.

Financial result
(excluding changes in
fair value of financial
assets and liabilities)

‘Financial result’ minus heading XXIII ‘Changes Used to compare forecasts and actual figures in
in fair value of financial assets and liabilities’.
the financial results.

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

‘Net result’ minus heading XVIII ‘Changes in
fair value of investment property’ and heading
XXIII ‘Changes in fair value of financial assets
and liabilities’.

Used to identify the net result before changes in
the fair value of investment property and of the
financial assets and liabilities.

“Like-for-Like” net rental Net rental result of properties available for
Used to measure the change in rental income of
result
lease at constant perimeter for two consecutive properties available for lease at constant floor area
periods. The ‘Like-for-Like’ scope is calculated for two consecutive periods.
on the basis of the EPRA definition.

Reconciliation tables of the “Alternative Performance Measures”
Net rental result in “Like-for-Like”
(in € thousand)

30.09.2019

30.09.2018

101 769

107 187

Net rental result linked to changes in perimeter (B)

5 746

7 355

Net rental result on properties not available for lease (C)

3 525

10 809

92 497

89 022

Net rental result (A)

Net rental result in « Like-for-Like » (A-B-C)
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Net result before changes in fair value of investment properties and financial
assets and liabilities
(in € thousand)
Net result (A)
XVIII. Changes in fair value of investment properties (B)
XXIII. Changes in fair value of financial assets and liabilities (C)
Net result before changes in fair value of investment properties and financial
assets and liabilities (A-B-C)

30.09.2019

30.09.2018

114 809

71 293

85 214

-3 973

-44 922

2 283

74 518

72 983

Financial result (excl. the changes in fair value of the financial assets and
liabilities)
(in € thousand)

30.09.2019

30.09.2018

Financial result (A)

-62 794

-12 766

XXIII. Changes in fair value of financial assets and liabilities (B)

-44 922

2 283

Financial result (excl. the changes in fair value of the financial assets and
liabilities) (A-B)

-17 871

-15 049

Net property result
(in € thousand)

30.09.2019

30.09.2018

Operating result before result on portfolio

80 580

88 540

XVI. Gains or losses on disposals of investment properties

12 962

343

Net property result

93 543

88 882

30.09.2019

30.09.2018

80 580

88 540

101 769

107 187

79.2%

82.6%

Operating margin
(in € thousand)
Operating result before result on portfolio (A)
Net rental result (B)
Operating margin (A/B)

Other operating income and charges (excluding goodwill impairment)
(in € thousand)
XV. Other operating income and charges (A)
Goodwill impairment (B)
Other operating income and charges (excluding goodwill impairment) (A-B)

30.09.2019

30.09.2018

- 825

- 310

-

-

- 825

- 310
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Net property charges
(in thousand €)

30.09.2019

30.09.2018

8 544

7 947

22 767

28 056

-

-

-23 752

-26 735

504

661

-9 003

-8 660

- 413

- 815

XI. Charges and taxes on unlet properties

-1 933

-2 247

XII. Property management costs

-2 054

-2 125

XIII. Other property charges

-4 352

-4 701

Net property charges

-9 692

-8 618

IV. Recovery of property charges
V. Recovery of rental charges and taxes normally paid by tenants on let properties
VI. Costs payable by the tenant and borne by the landlord on rental damage and
redecoration at end of lease
VII. Rental charges and taxes normally paid by tenants on let properties
VIII. Other revenue and charges for letting
IX. Technical costs
X. Commercial costs

Glossary of the “Alternative Performance Measures”
Alternative Performance
Measure

Definition

Use

Loan-to-value (“LTV”)

Nominal financial debt minus balance sheet heading II.F. This is the debt ratio calculated on
‘Cash and cash equivalents’, divided by the sum of
the basis of the fair value of the
balance sheet headings I.C. “Investment property” and
property portfolio.
II.A. ‘Properties held for sale’. Nominal financial debts are
the accounting financial debts excluding IFRS
adjustments, in other words excluding the reassessment
at fair value of financial assets and liabilities and the
smoothing of debt issuance costs.

Average (annualised)
financing cost

Annualised interest paid over the reporting period,
including the credit margin, the cost of the hedging
instruments and liquidity cost, divided by the average
nominal financial debt over the period concerned.

Used to measure the average cost
of the Company’s financial debt.

Return on shareholders’
equity (in € per share)

The return obtained by an investor over a 12-month
period ending at the close of the period, assuming the
reinvestment of dividends and the participation in
operations to strengthen the Company’s capital. The
calculation is based on the average number of shares not
held by the group over a 12-month period.

Used to measure the profitability
over 12 months (in €/share) of a
shareholder’s investment on the
basis of the value of shareholders’
equity.

Return on shareholders'
equity (in %)

The internal rate of return earned by an investor over a
12-month period ending at the close of the period,
assuming the reinvestment of dividends and the
participation in operations to strengthen the Company’s
capital. The calculation is based on the average number
of shares not held by the group over a 12-month period.

Used to measure the profitability
over 12 months (in %) of a
shareholder’s investment on the
basis of the value of shareholders’
equity.
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Reconciliation tables of the “Alternative Performance Measures”
Loan-to-value
(in € thousand)
Nominal financial debts (A)
II. F. Cash and cash equivalents (B)

I. C. Investment properties (D)
II. A. Assets held for sale (E )
Fair value of portfolio at the closing date (C = D+E)

Loan-to-value (A-B)/C

30.09.2019

31.12.2018

1 073 390

1 089 869

1 929

1 084

2 710 940

2 643 279

-

-

2 710 940

2 643 279

39.52%

41.19%

30.09.2019

30.09.2018

16 732

16 256

Average (annualised) financing cost
(in € thousand)
Interest paid
Annualised interest paid (A)
Annualised nominal financial debts (B)
Average (annualised) financing cost (A/B)

22 309

21 675

1 131 147

1 103 069

1.97%

1.96%

30.09.2019

31.12.2018

Return on shareholder’s equity (in € per share and in %)
Return on shareholders’ equity (in € per share)
Return on shareholders’ equity (in %)

4.69

3.15

8.33%

5.61%

20

EPRA earnings
(in € thousand)

30.09.2019

30.09.2018

Net result IFRS

114 809

71 293

4.49

2.79

- 85 214

3 973

- 12 962

- 343

47 366

- 2 283

308

0

64 307

72 640

2.51

2.84

30.09.2019

31.12.2018

4 911

5 994

125 066

140 145

3.93%

4.28%

Net result IFRS (in € per share)
Adjustments to calculate EPRA earnings
To exclude:
I.

Changes in fair value of investment properties and properties held for sale

II. Result on disposals of investment properties
VI. Changes in fair value of financial assets and liabilities and close-out costs
VIII. Deferred tax in respect to EPRA adjustments
EPRA earnings
EPRA earnings (in € per share)

EPRA Vacancy rate
(in € thousand)
Estimated rental value (ERV) on vacant space (A)
Estimated rental value (ERV) (VLE) (B)
EPRA Vacancy rate of properties available for lease (A)/(B)

_____
11 The definitions of the EPRA indicators are published on pages 22 and 23 of the Half-yearly Financial Report 2019. Source: EPRA Best
Practices (www.epra.com).
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EPRA Net Initial Yield (NIY) & Topped-up (NIY)
(in € thousand)
Investment properties and properties held for sale

30.09.2019

31.12.2018

2 710 940

2 655 324

- 333 122

- 199 512

-

-

2 377 819

2 455 813

To exclude:
Properties that are being constructed or developed for own account in order to
be leased
Properties held for sale
Properties available for lease
To include:
Allowance for estimated purchasers’ cost
Investment value of properties available for lease (B)
Annualised cash passing rental income

59 681

61 777

2 437 500

2 517 590

127 650

147 928

- 6 388

- 4 685

121 262

143 243

4 309

2 710

To exclude:
Property charges(a)
Annualised net rents (A)
To include:
- Notional rent expiration of rent free periods or other lease incentives
- Future rent on signed contracts

(b)

Topped-up annualised net rents (C)

-

-

125 571

(b)

145 953

(in %)
EPRA Net Initial Yield (A/B)

4.97%

5.69%

EPRA Topped-up Net Initial Yield (C/B)

5.15%

5.80%(b)

(a)

(b)

The scope of the property charges to be excluded for calculating the EPRA Net Initial Yield is defined in the EPRA Best Practices and does
not correspond to “property charges” as presented in the consolidated IFRS account.
Since 31 March 2019, Befimmo no longer includes the rent "Future rent on signed contracts" in the calculation of the EPRA Topped-up NIY.
The percentage as of 31 December 2018 has therefore been restated based on this change.

EPRA cost ratio
(in € thousand)

30.09.2019

30.09.2018

-20 549

-18 578

- 213

- 241

-9 692

-8 618

-10 671

-9 718

- 825

- 310

853

310

-20 549

-18 578

1 933

2 247

EPRA costs (excluding direct vacancy costs) (B)

-18 616

-16 331

I. (+) Rental income

101 982

107 428

Gross rental income (C)

101 982

107 428

EPRA cost ratio (including direct vacancy costs) (A/C)

20.15%

17.29%

EPRA cost ratio (excluding direct vacancy costs) (B/C)

18.25%

15.20%

Net administrative and operating expenses in the income statement
III. (+/-) Rental charges
Net property charges
XIV. (-) Corporate overheads
XV. (+/-) Other operating income and charges
Exclude:
i. Impact of the spreading of gratuities
EPRA costs (including direct vacancy costs) (A)
XI. (-) Charges and taxes on unlet properties
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EPRA like-for-like net rental growth
Segment

(in € thousand)

Brussels CBD and similar

30.09.2018
Properties
owned
throughout
2
consecutive
years Acquisitions

45 979

Brussels decentralised

3 176

Brussels periphery

5 671

Wallonia

7 343

Flanders

22 146

Luxembourg city
Total

3 647

Disposals

30.09.2019

Properties
held for
sale

1 536

145

Properties that
are being
constructed or
developed(a)

Total net
rental
income(b)

4 559

55 721

43 316

3 176

2 632

6 267

4 908

7 343

6 993

22 141

21 645

3 693

3 854

98 341

83 348

452

- 5

3 693
88 007

3 647

1 676

0

Properties
owned
throughout 2
consecutive
years Acquisitions

5 011

3 668

Disposals

Evolution

Properties
held for
sale

3 364

148

Properties that
are being
constructed or
developed(a)

Total net
rental
income(b)

Properties
owned
throughout
2
consecutive
years

13 738

64 086

6.15%

2 632

20.67%

5 047

15.55%

6 993

5.00%

21 854

2.32%

3 854

-4.19%

104 466

5.59%

- 8

208

3 668

3 721

0

13 730

Reconciliation to the
consolidated IFRS
income statement
Net rental income
related to:
- Buildings sold earlier
- Properties booked as
financial leases (IFRS 16)

- 96
- 9

- Non recurring element:
restitution of reserve
funds in 2018

- 10
602

Other property charges

- 6 255

- 6 393

Property operating
result in the
consolidated IFRS
income statement

92 077

98 568

(a)
(b)

These are properties that are being constructed or developed for own account in order to be leased.
The total “Net rental income” defined in EPRA Best Practices, reconciled with the consolidated IFRS income statement, corresponds to the “Property operating result” of the consolidated IFRS accounts.
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EPRA earnings
(in € thousand)
Net result IFRS (group share)
Net result IFRS (in € per share) (group share)

30.09.2019

30.09.2018

115 477

71 293

4.51

2.79

- 85 401

3 973

- 12 962

- 343

47 366

- 2 283

308

-

72

-

64 859

72 640

2.54

2.84

Adjustments to calculate EPRA earnings
To exclude:
I.

Changes in fair value of investment properties and properties held for sale

II. Result on disposals of investment properties
VI. Changes in fair value of financial assets and liabilities and close-out costs
VIII. Deferred tax in respect to EPRA adjustments
X. Adjustments in respect of non-controlling interests
EPRA earnings (group share)
EPRA earnings (in € per share) (group share)

EPRA NAV & NNNAV
(in € thousand)
Net asset value (group share)
Net asset value (in € per share) (group share)

30.09.2019

31.12.2018

1 529 451

1 443 214

59.79

56.42

137

115

59 921

14 941

527

219

-

-

1 590 036

1 458 489

62.16

57.02

- 59 921

- 14 941

- 27 016

- 12 593

- 527

- 219

-

-

1 502 573

1 430 736

58.74

55.93

To include:
II. Revaluation at fair value of finance lease credit
To exclude:
IV. Fair value of financial instruments
V. a. Deferred tax
To include/exclude :
Adjustments in respect of non-controlling interests
EPRA NAV (group share)
EPRA NAV (in € per share) (group share)
To include:
I. Fair value of financial instruments
II. Revaluations at fair value of fixed-rate loans

(a)

III. Deferred tax
To include/exclude :
Adjustments in respect of non-controlling interests
EPRA NNNAV (group share)
EPRA NNNAV (in € per share) (group share)
(a)

Excluding financial debt linked to IFRS 16.

24

