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Market still restructuring

Offices  i  Market trends  i  BrUsseLs

T he considerable decrease in take-up is 
essentially translated by a decrease in the 
average surface area taken up (around   

845 m²), while the number of transactions 
remained stable compared with 2012. The lack of 
activity from the public sector also needs pointing 
out here, as it decreased by almost 35% compared 
to the previous year. A few sizeable transactions 
enabled take-up to be less disastrous than it 
might have been. Among these are 40,500 m² in 
the Square de Meeus by the European Parliament, 
34,000 m² by Deloitte in Gateway at the airport  
in Zaventem, 17,600 m² by Axa Belgium in 
Marnix 1.

Despite this decrease in take-up, vacancy has 
stabilised at around 10% for the whole of the 
Brussels market. While it has remained low in the 
central districts (6.4%) – which is a positive factor 
in view of the fact that these districts account 
for almost three quarters of the stock – vacancy 
continues to hover around very high levels – some 
22% – on the periphery. 

There are many signs which appear to point 
to an improvement in vacancy for 2014: an 
improvement in the economic situation, even 
if it remains fragile, greater demand from the 
national and international public sectors, along 
with the low level of new buildings set to come to 
the market in 2014 (just 39,000 m² which is not 
yet pre-let). Quality buildings remain the most 
sought-after by occupants and investors but they 
are few and far between and this situation is not 
expected to improve until after 2016.

transactions in view 
for the public authorities
Public demand is a reality as demonstrated by the 
office needs recently announced by the European 
Commission. These are set to total almost     
200,000 m² by 2020 (of which 50.000 m² in 
2014 and 2015). Actiris is looking for 25,000 m² 
in order to bring a maximum of its services 
together. And the needs of the Flemish Commu-
nity amount to some 30,000 to 40,000 m².

This demand, however, will be counter-balanced 
by the space (often obsolete as is the case for a good 
number of buildings occupied by the European 
Commission) which these occupants will vacate 
in favour of more modern and rational space. The 
choice of certain buildings seems to have already 
been fixed. Actiris is thought to have already 
selected the Astro Tower close to the Place Madou 
and the Flemish Community is believed to have 
put its faith in the Meander project at Tour & Taxis.

structural vacancy
These forecasts need to be seen in context, however: 
of the 10% of vacancy, 7% can be considered as 
structural because it involves buildings which have 
been on the market for more than three years (and 
of which 20% have been on the market for over 
seven years!). And although the vacancy level in 
the central districts is low, the structural vacancy 
here is more substantial – 63% – than in the 
decentralised districts where it stands at 56%. 
This situation explains among other things why 
the incentives offered by owners (rent free periods 
or rent reductions, participation in tenant fit-out 
works etc…) are still so common. And the average 
rental level for the region has also decreased, 
moving down from €160 /m²/year in 2012 to  
€150 /m²/year in 2013.

721,000 m2 of offices transformed – 
mostly into housing
Converting office buildings to other uses represents 
an alternative and this trend has been observed 
to be on the increase since 2007, as the annual 
average virtually doubled between 2007 and 2012, 
with some 128,000 m² of buildings transformed 
in 2012 alone!. The Office Property Observatory 
published by Citydev.Brussels estimates that from 
1997 to 2012, around 721,000 m² of offices have 
been converted to other uses, of which 65% to 
housing. This represents an annual average of some 
45,000 m²/year over the past 16 years (excluding 
2013). Not all obsolete buildings can be converted 
however, and their location also plays a part in 
this. Such conversion would be difficult to imagine 
for buildings located in peripheral business parks,    
for example.

A noticeable decrease in take-up characterised 2013, with a total of some 330,000 m² in 
Brussels and its periphery, down by 17.5% compared to the previous year and substan-
tially below the ten year average of around 500,000 m² annually. Despite the decrease in 
take-up, the vacancy level has stabilised at around 10%. Various factors appear to indicate 
an improvement in the vacancy situation for 2014.

Patrizia tortolani,
Economist - MRICS
de Crombrugghe & Partners 

Guibert de Crombrugghe, 
Managing Director - FRICS
de Crombrugghe & Partners 
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Market still restructuring

Upcoming public demand is a reality as demonstrated by Actiris which is looking 
for 25,000 m² in order to bring a maximum of its services together. It is thought 
to have already selected the Astro Tower close to the Place Madou. The outlook 
of the Astro tower will be redesigned by Altiplan Architects and Estudio Lamela 
from Madrid. Art & Build Architects together with Global will take care of the 
workspace management and inside fit out

economic impact of the cOBrace
Alongside the growing trend for rationalisation and reduction of 
office space per employee, the office market is having to face up to 
a new threat. Since January 1st 2014, the new regulation relating 
to the number of parking spaces authorised when urban permits 
are renewed has been in force. In order to eliminate the distortion 
between the car parking spaces of new and existing buildings, 
the law of May 2nd 2013 involving ‘the Brussels Air, Climate and 
Energy Use Code’ (known as COBRACE) allows for an extension 
of the RRU charter. This authorises a certain number of parking 
spaces depending on floor space, accessibility by public transport 
and location, for existing buildings via environmental permits.     
In other words, each time an environmental permit is prolonged, 
if the number of parking spaces exceeds the permitted threshold, 
the holder of the permit has to eliminate some parking spaces 
and allocate the space to other uses: either make the parking 
spaces available to the public, or keep the excess spaces and 
pay an annual environmental charge which will depend on the 
zone where the office building is located, for each supplementary 
space. It is clear that this measure will have a not inconsiderable 
economic impact.

Faced with these numerous changes, it is hardly surprising that 
the other market segments are nibbling away and gaining extra 
market share every year and are positioning themselves as an 
interesting alternative for investors. But quality buildings offering 
high revenue security still remain highly sought-after. 

increase in investments
By contrast with the previous year, the investment market is 
showing signs of the beginnings of a recovery, especially on 
the office market which recorded an increase of almost 43 %, 
with almost € 1,248,000.000 invested in offices, while the 
retail and residential markets fell back in terms of investment. 
Nevertheless, the positive figures with regard to amounts invested 
in offices are above all due to a number of large transactions of 
over € 100,000,000 rather than to an increase in the number 
of transactions (which remained more or less stable compared 
to 2012). In 2013, the star transactions on the Brussels market 
involved the transfer of the shares of RAC I (owner of the first 
phase of Belair) to Hannover Leasing and its Chinese partner, the 
taking of a stake by Belfius Insurance in the companies which 
hold the Pole Star and North Light towers (GDF Suez Towers) and 
the acquisition by Befimmo of the Blue Tower.This transaction has 
been finalized begin 2014 when the building has been delivered.

Guibert de Crombrugghe
Managing Director, FRICS n

Patrizia Tortolani
Economist, MRICS n
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Market Analysis and maj or projects by business district

Offices  i  Market trends  i  Brussels

(Pentagon)
a sought after zone  
This takes in the whole of the zone contained 
within the inner ring road and is characterised by 
an excellent mix of functions and services as well 
as excellent accessibility by public transport, which 
represents an overriding criterion in selecting a 
location, particularly for the large institutions and 
public administrations. The principal occupants 
to be found here are Belgian financial groups, 
ministries and private companies. 

No new major project was announced during 2013. 
The principal projects underway or planned are for 
the most part total renovations. Among these is the 
Bel Air project (the former State Administrative 
Centre) of which the first phase has just been 
delivered and sold to Hannover Leasing and its 
Chinese partner Ginkgo Tree Investments for an 
amount estimated to be € 315,000,000. 

It will be recalled that Bel Air I comprises around 
68,000 m² of offices and that the Belgian Buildings 
Agency has taken an 18 year lease in two stages 
(2010 and 2012), to accommodate the headquarters 
of the Federal Police. Facing the vast open-air plaza 
of the former Administrative Center, the 9-storey C 
de Ligne building is still offering 9,592 m2 for rent 
on the market. 

When the second phase – whose completion 
is estimated to be 2016 – is completed, the site 
will offer 150,000 m² made up, among others, of 
43,000 m² of housing, 5,000 m² of retail space 
and 19,000 m² of public facilities including a 
school and a crèche. The definitive programme 
will probably be defined during the course of the 
year. The Belair project benefits from a high level 
technical specification and from BREEAM ‘Very 
Good’ certification.

The second large scale project is Chambon, which 
schedules, by the middle of 2015, the converting of 
the former historic and prestigious CGER 
headquarters located on the Rue Fossé aux Loups, 
into a mixed use complex including 220 apartments, 
11,500 m² of offices, 134 student flats, 199 parking 
spaces and some shops. And finally, the  
Treurenberg project developed by Axa Belgium, in 
the proximity of Central Station and of the Royal 
Park, will comprise some 10,000 m² of offices. It is 
in the course of being optimised and pre-certified, 
with the objective of becoming a ‘Zero Energy’ 
building and Breeam ‘Excellent’. This is a landmark 
project which will constitute a reference on the 
market. Works started in July 2013 and are 
scheduled to be completed in June 2015. 

Other projects are also in the pipeline. Among 
these, the De Ligne project now developed by AG 
real estate (approx. 35,000 m²) for which a concrete 
project, following the departure of Dexia, remains 
uncertain. A renovation project has been in the 
picture for five years and a permit was obtained in 
2011 for the reconstruction of 35,000 m² of offices 
here. A less profound renovation of the building has 
also been alluded to.

the treurenberg project in the proxim-
ity of central station and of the royal 
Park is in the course of being optimised 
and pre-certified, with the objective of 
becoming a ‘Zero energy’ building and 
Breeam ‘excellent’.
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Market Analysis and maj or projects by business district

 Results 2013 - Market dashboard : 14,380,000 m² of offi  ces   

 key fiGures  centre Midi leopold north louise decentralised Periphery
Stock 2,375,000 510,000 3,467,000 1,657,000 860,000 3,212,000 2,300,000

Percentage 16,5% 3,5% 24,1% 11,5% 6,0% 23,3%  16,0%

of total stock

Proportion 49,4% 21,7% 24,4% 15,7% 47,9% 35,2%  12,8%

of second hand bildings

Vacancy level** 5,0% 5,2% 6,5% 6,0% 10,5% 12,0%  22,0%

Prime rents* 235 195 285 185 210 165  165-125

Prime yields 6,25% 6,50% 6,25% 6,50% 6,25% 7,0%  8,5%

  Strong and week points of the various districts of the Brussels Capital Region    
Advantageous fi scal regime - - - -- - -  ++

Acces by public transport ++ ++ + ++ = -  --

Quality of stock = ++ + + - =  +

Presence of facilities ++ ++ ++ ++ ++ +  +

Presence of green areas - -- - - = +  ++

++ Excellent    + Good = Average - Bad -- Very bad

*  Prime rent : best rent obtained         ** Vacancy level : % of offi  ce space immediately available                                                    

Sources: de Crombrugghe & Partners + Expertise News / Citydev.brussels 2014 Report ‘Offi  ce Property Observatory
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Offices  i  Market trends  i  Brussels

louise district
inoccupation due to second 
generation buildings 
This mixed use district is located along the Avenue 
Louise to the south of the inner beltway and 
comprises generally older office buildings (over 
50% are more than 15 years old), housing, some 
top of the range retailing, hotels and restaurants. 
It is largely small and medium private companies 
which have located here, along with law firms 
and consultants, attracted amongst others by the 
proximity of the law courts. The large proportion 
of ‘old-fashioned’ buildings doubtless explains 
one of the highest vacancy levels of the central 
districts, close to 10.5%, and the policy of the City 
which, over recent years, has been more oriented 
towards converting office buildings to residential 
use. 

The E-Lite project (7,000 m² of offices) is one of 
the large projects in the district. Its objective is the 
total renovation and transformation of the former 
Bayer headquarters into a sustainable building 
which will be certified both Valideo and Breeam 
(minimum of ‘Very Good’). At the end of 2013, 
the project was already 60% pre-let. Volkswagen 
Group Services took possession of its offices at 
the end of November 2013 under a nine year 
lease. Knight Frank was the next to install its new 
offices, and the project has since been delivered. 

south (Midi) district
New Masterplan  
This district is located around the South Station, 
and has greatly developed over the past twenty 
years. Its numerous new developments, combined 
with the arrival of the TGV and the complete 

refitting of the South Station, have turned it into 
an office zone in its own right. This district is 
continuing to mutate, as a new Masterplan for the 
district around South Station is being drawn up. 

On September 25th last year, the Brussels Region 
designated the architectural bureau AUC of 
Parisian planner Djamel Klouche as project 
manager for this Masterplan. Even though it is not 
yet definitive, the first version already shows the 
major lines and the concept of Djamel Kouche, 
creating a ‘living station’ in which residential 
accommodation predominates and office space is 
reduced. This Masterplan would have the effect of 
changing the situation for the majority of projects 
underway which will therefore have to be revised. 

Where the Victor project is concerned, whose 
developer Atenor has lodged a planning request, 
the Masterplan envisages 60,000 m² of offices and 
35,000 m² of housing in place of the 110,000 m² 
of offices originally envisaged.

The SNCB has also had to review its Fonsny 
campus project which would now only be able 
to comprise 80,000 m² of offices on the Rue de 
Fonsny side. When it vacates its premises on 
the France-Bara site, the building will have to 
be allocated to a mainly residential function and 
accommodate at least 40,000 m² of residential 
accommodation. As for the V-shaped station 
project by architect Jean Nouvel, this will be 
abandoned for financial reasons.

These matters are expected to move quickly 
because these options form part of the first phase 
of work, planned for 2018-2020 and for which a 
PPAS (Specific Ground Use Plan) will provide a 
legal framework. 

The new perspective for the district 
around South Station drawn up by 
the french architecture bureau auc. 
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Offices  i  PrOPerty tO let  i

In order to integrate a complete environmental dimension, improve the well-
being of users and optimise the use of natural resources, The Louise Centre 
was refurbished with enhanced environmental features. 

The renovation focused mainly on optimising the running of the building, 
reducing energy consumption and giving it a contemporary look. Today, The 
Louise Centre offers its occupants a new standard of design and performance 
with BREEAM ‘Excellent’ certification. Ideally located in the heart of Brussels, 
on the prestigious Avenue Louise, in an upmarket and commercial district, The 
Louise Centre also offers a great many services and facilities in the immediate 
vicinity. 

The new facade contributes to giving it greater visibility and provides it with a 
strong, contemporary and dynamic identity. The Louise Centre is particularly 
well served by public transport. A large network of metros, trams, bus, car-
sharing facilities and bicycle hire is accessible from the building. The proximity 
of Brussels South and Central stations provides easy access to TGV, Eurostar 
and Thalys services. Major road and motorway networks also contribute to 
excellent accessibility.

tHe lOuise centre
Avenue Louise 279 - Brussels

Developer aXa Belgium
Architects Gs3 architects
Surface area to let 3,125 m²
Parking spaces 40
Certified Breeam ‘Excellent’

For further information about letting possibilities, please contact

the louise centre

A real estate development of AXA Belgium



14  BELGIUM REAL ESTATE SHOWCASE 2014

Offices  i  Market trends  i  Brussels

north district
large scale projects in the pipeline  
This is the second most important business 
district in the capital after Leopold. It is a modern 
district, located just outside the Pentagon, around 
the Boulevard Albert II, between the Avenue du 
Port and the North Station. This district benefits 
from a good network of public transport facilities. 
Companies located in the North District are 
from various sectors, and generally have need of 
substantial amounts of office space. The public 
sector still represents a substantial proportion. 
Its development potential remains impressive as 
witnessed by the numerous projects underway. 

The redevelopment of the Tour & Taxis site 
schedules some 148,000 m² of offices, although 

the timing remains difficult to estimate. Just 
recently, the Flemish Community has confirmed 
its interest in installing its 2,600 civil servants 
in the Meander project (42,000 m²) on the site. 
Although not yet formalised, this project is in pole 
position among the four buildings in the frame 
(the three others being the Brussels Tower, the 
Silver Tower and WTC IV). Through its specific 
architectural style made up of a number of 
volumes and with a façade of almost 50 m, it will 
become a landmark building of Brussels.

‘Silver Tower’, a new 33,000 m² tower of 27 
floors, which is set to overlook the current 
headquarters of AG Real Estate (Botanic Building). 
The developer, AG Real Estate Development, 
is believed to be waiting to find an occupant 
before launching the project, which will therefore 
have less impact on vacancy in the district. In 
the meantime AG has lodged a modified permit 
request for an extension of 8,000 m².

‘Brussels Tower’ (the former Belgacom TBR 
tower): this project, for which a permit has been 
granted, consists of the renovation and extension 
of the existing tower, built in the 70’s. In total, 
the building will comprise almost 63,000 m², 
in a Z-shape. The project has been drawn up by 
Immobel and Vastgoed Ruimte Noord (KBC Real 
Estate) and will be 80 m high.

The WTC IV tower, will alone account for 55,000 m² 
(of which 47,000 m² without the podium unit) and 
for which the building and environmental permits 
have been granted. This building will be one of 
the first large scale passive buildings in Brussels. 
Its construction will not be started speculatively, 
however, and owner, Befimmo is looking for 
large potential tenants whose objectives are in the 
2016-2018 range.

The UP-Site project developed by Atenor on a 
1.2 hectare site, located on the canal bank at the 
level of Quai des Armateurs, opposite Tour & 
Taxis. This project schedules retail space (some 
1,970 m²), and around 29,600 m² of offices. 
There will also be around 48,450 m² of housing of 
which 36.100 m² in the 42 storey tower which is 
currently being completed.

To these projects can be added: the conversion of 
the Noord Building (40,000 m²) which is set to be 
vacated by its current occupant during 2017 and 
for which a permit request should be lodged by 
Befimmo in the coming months. AG Real Estate is 
planning the conversion of the former B-Post site 
along the canal whose 17,680 m² of constructions 
are earmarked for demolition. The site has a 
construction potential of 28,000 m² according to 

The Flemish Community has confirmed 
its interest in installing its 2,600 civil 
servants in the Meander project on the 
tour & taxis site.
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the conditions of the PPAS.

leopold (european) district
Urban regulations defined to enable 
further developments
The Leopold district is the most important business 
district in the capital. It is essentially the European 
institutions which occupy this district, along with 
the major national ministries, and certain Belgian 
and foreign company headquarters. The presence 
of the European Parliament and Council of 
Ministers only serves to strengthen its attraction. 
It has the advantage of an excellent network of 
public transport, and is in particular served by 
the Luxembourg and Schuman railway stations, 
enabling immediate connections with the entire 
national and international network, as well as with 
the TGV terminals.

It will be recalled that the Projet Urbain Loi 
(PUL) was adopted in January 2011 with a view to 
redeveloping the European district. The perimeter 
of the PUL extends to 10 blocks located along the 
Rue de la Loi and is currently home to around 
560,000 m² of offices. It imposes new planning 
regulations for any new construction or renovation 
project, such as new building frontages, a mix of 
functions and a new total surface area to ground 
area ratio of 8, which will be applied to all of the 
lots within the perimeter, implying that certain 
buildings may be able to be extended. 
On December 12th 2013, the government of the 
Brussels-Capital Region definitively adopted the 
Zoned Regional Planning Regulation (RRUZ) for 
the perimeter of the Rue de la Loi and its surrounds 
(entry into force on 09/02/2014), and also drew 
up a Specific Ground Use Plan (PPAS) and has also 
decided to the drawing up of a Specific Ground Use 
Plan (PPAS). The RRUZ provides the Projet Urbain 
Loi with a precise and regulated framework and 
will cover the future development of the zone in 
question.
 
The PPAS will translate the stipulations of the 
RRUZ within each lot, will define the usage and 
the landscaping objectives, along with a strategy 
for laying out and managing the public and private 
open areas. Setting up a legal framework will enable 
the projects located within the perimeter of the PUL 
to receive a new stimulus. 

Some important projects are underway in the 
district :
Brussels Europa. In June 2005, Atenor acquired 
the Crowne Plaza Brussels Europa hotel in order 
to transform it into a mixed, high quality complex. 
Located at the corner of the Rue de la Loi and the 
Chaussée d’Etterbeek, this mixed use project will 
include offices, housing and retail. A modified 
permit request has been lodged by Atenor, in 
particular in light of the conclusions of the impact 

study and the recent adoption of the RRUZ. 
The project has been downsized to 29,000 m² 
of offices and will include some residential 
accommodation. Works will begin once the permit 
is granted, expected in the second half of this year. 

Black Pearl (the former headquarters of Euler 
Hermes). This project, currently being finalized, 
is located at Rue Montoyer 15 and consists of the 
demolition/ reconstruction of an office building 
so that it will meet current energy norms and will 
have a surface area of around 12,000 m². Delivery 
is expected for September 2014. 

the Brussels europa mixed use project 
developed by Atenor at the corner of 
the rue de la loi and the chaussée 
d’Etterbeek will include offices, housing 
and retail

the Brussels europa mixed use project 
developed by Atenor at the corner of 
the rue de la loi and the chaussée 
d’Etterbeek will include offices, housing 
and retail.
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Trebel, at the corner of the Rue de Trèves and the 
Rue Belliard. This Atenor project consists of the 
demolition and reconstruction of a new 30,000 m² 
office building which has received a BREAAM 
‘Excellent’ pre-evaluation. In 2012, the European 
Parliament reached an agreement with the 
developer for the acquisition of the project once it 
is completed. Works began in the spring of 2013 
and are set to last until 2016. 

Science 15-17. Cofinimmo has finally received 
the required planning and environment permits 
for the construction of this new office building 
with a surface area of around 17,700 m² on 
the corner of the Rue de la Science and the 
Rue Belliard. Cofinimmo has the objective of 
constructing a passive building offering a level of 
energy consumption of E45 and a level of thermal 
insulation of K35 and is targeting BREEAM ‘Very 
Good’ certification.

Realex. Located on the Rue de la Loi, alongside 
the Brussels Europa project, this site of a little over 
half a hectare will offer more than 44,000 m² of 
mixed development, including an office tower 
completed by conference rooms, a retail zone, 
apartments, a car park and a vast public area. 
Works are not scheduled to begin before 2015.

decentralised
Contrasted evolution 
caused by the diversity of districts
This zone includes the other districts located 
within the 19 communes of Brussels. It is less 
homogenous and office buildings zones are 
concentrated along the major thoroughfares, 
such as the Chaussée de La Hulpe, Boulevard 
du Souverain, Boulevard de la Plaine, Boulevard 
du Triomphe and Boulevard de la Woluwe. The 
performance of these districts depends among 
others on their accessibility by public transport 
and on their environment. 
The districts located to the south of Brussels 
(Auderghem, Ixelles, etc.) continue to attract 
occupants. They benefit from good accessibility 
and a green environment. 

The other decentralised districts suffer from 
poorer accessibility and from direct competition 
from the periphery, as demonstrated by the move 
at the end of 2012 of Levi Straus (5,700 m²) and 
in 2013 ING Life & Non Life (5,400 m²) into 
Airport Plaza. 

Offices  i  Market trends  i  Brussels

Cofinimmo has finally received the 
required planning and environment 
permits for the construction of this new 
office building with a surface area of 
around 17,700 m² on the corner of the 
Rue de la Science 15-17 and the Rue 
Belliard.
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Few new projects have been delivered or are 
expected in 2014, which is the result of a degree 
of caution from developers where these districts 
are concerned, and which has enabled the vacancy 
level to drop to around 12%, although there is a 
wide discrepancy between districts. 

Where offices are concerned, the only projects in 
view over the short term are the delivery in the 
spring of this year of the Triomphe I building 
of almost 12,000 m² and whose renovation was 
started by Befimmo in May 2013, along with 
the delivery in 2015 of the ‘Veridis’ project 
by Banimmo in Auderghem whose 6,600 m² 
of  low energy offices are being built to suit for 
Marsh which has leased the building for 15 years         
from 2015.

The 200,000 m² project located on the Avenue du 
Bourget and destined for the new headquarters 
of NATO, is following its course and should be 
completed at the beginning of 2016 if it encounters 
no further delays. However, there have been 
reports in the press that the Belgium-Luxembourg 
consortium of BAM Alliance, which is carrying out 
the major structural works, has asked for a further 
nine months (along with an extra € 245.000.000) 
in order to finish the project. This information has 
not yet been able to be confirmed. 

It should also be pointed out that AXA Belgium 
has confirmed that when its lease runs out in 
2017, it will leave its current premises located 
on the Boulevard du Souverain at Watermael-
Boitsfort. Owner Cofinimmo is thus preparing 
to rehabilitate this de 11 hectare site with its 
57,000 m² of offices. The option of a conversion 
to residential use is being considered. 

ring and Periphery
Principal developments 
in the Periphery south
This zone, located outside of the Brussels Capital 
Region and which takes in those communes 
alongside the Ring (Machelen, Zaventem, Waterloo 
etc.), has grown considerably since the 80’s with 
the development of numerous office parks. 
This first took place around the airport at Zaventem 
(Keiberg, Airway Park, Airport Business 
Center, Ikaros, Airport Plaza, Astra Gardens, 
and later Pegasus, Corporate Village, Airport 
Plaza) which is thus a zone in its own right, and 
then extended towards more distant zones such 
as Waterloo, Braine l’Alleud, La Hulpe, Hoeilaert, 
etc. (Parc de l’Alliance, Waterloo Office Park, 
Collines de Wavre, and more recently Axis   
Park etc.).

The major attraction of this zone was originally to 
be found in more competitive rents than in the 
city centre, allied to a more advantageous fiscal 
regime. The major problem remains access to 
these parks, less well served by public transport 
and with a road network often congested at peak 
hours even though a genuine effort to improve the 
transport network is to be observed, especially 
at Zaventem where since 2012 the new Diabolo 
train service has been providing more rapid access 
between the north of the country and Brussels 
National airport.

This zone has performed fairly well in terms of 
take-up, maintaining a level similar to that of 
the previous year. The area around the airport 
is attracting interest once again, with improved 
mobility clearly playing a part in this. 

There are few new projects in the Periphery 
North, with the exception of ‘Gateway’, the new 
development by Codic and Immobel and which 
will offer some 30,000 m² of offices to Deloitte 
from 2016, the date when the project should be 
complete. This project constitutes the first phase 
of the development of the ‘Airport Village’ project 
which schedules the gradual installation of offices, 
meeting rooms and conference centres over a total 
surface area of 400,000 m².

Most new developments are concentrated in the 
Periphery South (Brabant Wallon), including 
notably the first phase of Axisparc at Mont-   
Saint-Guibert (11,000 m²) – delivery scheduled 
in 2014 – phase IV of the Collines de Wavre 
(10,000 m²) – delivery scheduled in 2015, 
Nivaxis (Axisparc Nivelles (22,000 m²) – permit 
requested), building V of the Parc de l’Alliance 
(5,900 m²) - permit granted. 
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