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Poor performance 
partially due to the 
scarcity of modern 
office buildings

Offices  i  Market trends  i  antWerP

While other regional markets showed 
themselves very active in 2012, take 
up in Antwerp was around 25% 

lower than the previous year, closing with a total 
volume of 104,000 m² (excl. Mechelen). This is 
mainly due to the negative economic context. 
But, not only to this. Mobility problems and the 
scarcity of modern office buildings responding to 
the current needs of occupiers also explain the 
poor performance of the Antwerp office market 
in 2012. This scarcity of quality product can 
engender a vicious circle producing a negative 
impact on market dynamism. Many companies 
postponed their decision to move because they 
couldn’t find a suitable product and developers 
are waiting for occupiers before launching new 
projects, especially as banks are still not readily 
granting finance.

take-up mostly in the centre
Corporate users were the most active in 2012, 
preferring central locations, as the Centre 
represented about 60 % of the take up, against 
some 20 % for the Ring and the Periphery. Take 
up in new buildings or pre-lets represented a 
share of more than 40 % of the total take up in 
Antwerp, which confirms the high demand for 
new buildings. The largest transaction in 2012 
was the letting by Electrabel of 11,000 m² in the 
build-to-suit project by Kairos, Kievit II, in the 
centre of Antwerp. Electrabel signed for usufruct 

with an 18-year duration from 2015 (building 
delivery year).

Despite the very limited number of speculative 
projects in 2012, the vacancy level remains high 
and is currently located at around 11 %, one 
of the higher levels in Flanders. This is largely 
structural vacancy in second hand buildings 
where thorough renovation is not being seen.
In 2012, only a few projects were delivered, such 
as the Helsmoortel III (7,500 m²) in Berchem 
and the redevelopment of the Vivium tower on 
Desguinlei (14,250 m²). Development activity and 
the new projects pipeline will remain very low in 
the coming years, with the only major projects 
known to date being the X-Antwerp (48,000 m²), 
and City link 2 & 3 at the Posthofbrugstraat 
(27,000 m²).

By contrast with the Brussels market, Antwerp 
does not really have a strong international appeal. 
Business revolves around regional activity, with 
the port as a major driver. Companies working 
in the secondary and tertiary sectors find it 
important to locate their regional or provincial 
headquarters in this area. Since 2008, the 
‘Antwerp Headquarters’ task force, a public-
private partnership between the city of Antwerp 
and the private sector, has been aiming to attract 
enterprises and headquarters of international 
companies from the Benelux. In a preliminary 

In Belgium, Antwerp is the second largest office market after Brussels. It represents 

around 10% of total Belgian office stock, some 1.900.000 m² excluding Mechelen. Despite 

its reduced size compared to Brussels and other large European cities, the Antwerp 

market offers considerable advantages, such as the presence of one of Europe’s most 

important ports, excellent national and international means of transport (particularly to 

the Netherlands and Germany), a well-developed logistics network, and a good balance 

between different economic sectors (industry, offices and retail). But Antwerp suffers from 

mobility issues and a scarcity of high quality buildings.
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version of the explanatory note of the Antwerp 
2012 guideline, the city estimated that 600,000 
to 781,000 m² new offices will be needed over 
the next decade in order to satisfy demand. 
Within this context, the city is willing to follow 
a new planning policy for future offices with 
the focus on encouraging the development of 
hubs in headquarters zones (which will mainly 
be concentrated around the port, Central and 
Berchem station and, to the west of the city, the 
other side of the Schelde) and limiting office 
projects of over 1,500 m² in other zones.
This note is quite ambitious, but represents the 
first step towards an active and strategic promotion 
to stimulate and strengthen the Antwerp office 
buildings market. 

focus on the office market by district

city centre 

This area occupies the whole zone contained 
inside the inner ring road and extends to
the edge of the port zone in the north. Three 
principal zones can be identified:

The zone which extends to the north of the 
Meir: little sought-after due to a lack of modern 
buildings and of visibility.

The Diamond district: this zone is essentially 
concentrated around the Central Station where all 
of the diamond business (cutters and traders) can 
be found. Offices here are mostly small in size and 
their popularity depends on the input of natural 
daylight from the north, essential in this domain 
where light plays an overriding role.

The south of the city: office zones can be found 
mainly around the three main axes: the ‘Leien’ 
(Amerikalei, Britselei, Frankrijklei and Italielei), 
Mechelsesteenweg and Plantin & Moretuslei. This 
area is very popular with large administrations as 
well as with companies from the banking sector, 
most notably because of its central location, 
offering excellent visibility along the city’s main 
thoroughfares, because of the well-developed 
infrastructure (shops, hotels, restaurants etc.) 
and because of the substantial amount of public 
car parking facilities. Finally, the public transport 
network is good, with Central Station connecting 
to the national and international railway networks. 

Due to the large proportion of second hand 
buildings, almost half of vacancy is concentrated 
in this area.

The development of X-Antwerpen, a 
mixed-use project of IRET development 
taking place at the former Berchem X 
postal sorting depot, located alongside 
Antwerp-Berchem railway station near 
the ‘Binnensingel’ and the Antwerp ring 
road, fits into the new city planning 
policy for future offices with the focus 
on encouraging the development  of 
hubs in headquaters zones such as 
Berchem station.
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Port 
Port activity, which has never stopped growing in 
importance, is without any doubt the driver behind 
the City’s economic activity. Many production 
companies, followed by distribution companies, 
have set up over time around the port. This zone 
represents around 10% of total stock and can be 
divided into two sub-zones:

Old Port
The Old Port district extends parallel to the 
Schelde, to the north of Antwerp’s Market Square, 
up to and around the Bonaparte and Willem docks. 
A small core of prestigious maritime companies is 

still to be found in this zone, a result of the port 
activity which was carried out here before it moved 
northwards with the modernisation of the Port 
of Antwerp. This zone benefits from a good road 
network which enables easy access to East Flanders 
via the Waasland tunnel, and to the city centre. 
The district is characterised by a mix of buildings, 
bringing together the oldest and more modern 
office buildings.

In this area is het ”Eilandje” to be found. The city 
wants to convert this city area with a remarkably
rich history into a dynamic waterfront 
neighbourhood. Many things have already been 

Offices  i  Market trends  i  antWerP

The market is geographically divided into 4 main zones: Port, Centre, Singel (Ring zone) and Periphery. With a stock of 
some 1,900,000 m² excluding Mechelen, Antwerp is the second largest office market in Belgium with 10 % of the total 
national market.

Vacancy currently stands at around 11 %, 

Prime rents by zones are as follows:
• Port: €125 /m²/year
• City centre  €145 /m²/year
• Ring: €140 /m²/year
• Periphery (excl. Mechelen): €125 /m²/year

 

the business districts of antwerp

 

The business districts on the map 
represent the classification used by 
Jones Lang La Salle

©
 J

on
es

 L
an

g 
La

S
al

le

230 offices market antwerp.indd   72 03/05/13   17:01



BELGIUM REAL ESTATE SHOWCASE 2013  73

The development of the 30 ha 
Nieuw-Zuid zone is being planned, 
through a public-private partnership. 
It will include housing, offices, shops, 
leisure activities and public service 
infrastructure. 

realized since the approval of the Master Plan Eilandje 
(2002). The redevelopment of the partial area
Oude Dokken (‘Old Docks’) is nearly completed. 
The Cadix area has been turned into a new 
sustainable residential area by the water and the 
Montevideo area has been converted into the 
cultural top attraction of het Eilandje.

New Port
The New Port has mostly grown up over the past 20 
years and is mainly situated along the Noorderlaan. 
Most buildings in this zone are in need of total 
renovation. Companies located in this zone, with 
activities often directly connected to port activity, 
also benefit from access to the Netherlands via the 
A12 (Antwerp-Roosendaal) and A1 (Antwerp-Breda) 
motorways located just a few hundred metres from 
the Noorderlaan.

the ‘singel’ (or ring)
This zone extends along the city’s ring road and 
both sides of the Singel and Binnensingel. Most new 
office projects can be found in this area. The scarcity 
of modern large-scale buildings (the average being 
around 3,500 m²) in the centre has encouraged some 
companies to look to the Ring or Periphery, which 
have seen the largest development activity over recent 
years. The Ring zone offers a number of overriding 
advantages in terms of a location choice and most of 
the new developments are concentrated here:

The development of the Nieuw-Zuid zone is being 
studied in this part of the city. This 30 ha. zone is 
bordered by the Singel, the Ring, the quaysides and 
the new Law Courts. A whole new district is being 
planned, through a public-private partnership, 
including housing, offices, shops, leisure activities 
and public service infrastructure. In 2011, private 
partners reached a cooperation agreement with the 
AG Stadsplanning confirming their commitment to 
finance part of the infrastructure costs. A further 1 
to 2 years will be necessary before the project is fully 
underway.

City Link 2 & 3 by real estate developer Willemen 
consisting of two office buildings with a total area of 
27,000m². The project is expected to be completed 

once 60 % is rented. It will be one of the first projects 
in Antwerp that will aim to get a ‘very good’ label 
from BREEAM.

X-Antwerpen (located near the Antwerp-Berchem 
station) is an urban renewal project with a 
balanced mix of mainly office and school buildings, 
complemented by retail and leisure. The Masterplan, 
which was developed in close cooperation with 
the city of Antwerp, includes the development 
of 115,000 m² of above ground space (of which  
48,000 m² of office space) which is set to be available 
beginning of 2015.

The Onyx Building (+-12,000 m²), which s nearly 
completed, is a very modern office project situated 
on the Antwerp Singel, near the exits of the ring road 
and the E19 motorway.

Periphery
The Periphery, which accounts for some 30% of 
stock, covers all of the communes located around 
Antwerp, essentially to the south and west of the 
city, along the 2 motorways leading to Brussels (E19 
/ A12), and to a lesser extent to Liège and Eindhoven                         
(A13 / E313 and A21 / E34 respectively). Ease 
of access half way along the Antwerp-Brussels 
motorways, together with the proximity of Brussels 
Airport, constitute the main advantages of this zone. 
Many business parks have grown up here over 
the past few decades, of which some of the most 
noteworthy are Delta Business Park (approx. 6,000 
m²) located at Kontich (Satenrozen, 1) and Naviga 
Business Park (approx. 11,000 m²) at Zwijndrecht 
(Nieuweweg 1). It is also along these axes that 
important industrial and logistics parks have been 
developed.

Guibert de Crombrugghe
Managing Director, MRICS

Patrizia Tortolani, 
Economist, MRICS n
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