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1. Introduction
BRU-HOME’s third work package (WP3) aims at developing an estimate of the number of
evictions in Brussels and to analyze the socio-demographic characteristics and geographical
distribution of the evicted population. For this purpose, we analyze data from judgments
authorizing eviction in the 18 Brussels judicial cantons. These data represent therefore
evictions occurring in a judicial context. They are the focus of this working paper which starts
by describing the database construction so far, then presents the first results emerging from it.
As the data collection is still in progress (see below), results are subjects to changes in the
coming year.
Before going any further, it is important to remember three points regarding the estimation of
evictions number.
Firstly, in addition to judicial evictions, there are also administrative and informal evictions in
Brussels. The administrative evictions take place following either an order of uninhabitability
by a municipality or a decision by the DIRL (Direction de l’Inspection régionale du
Logement). In both cases, administrative evictions are executed by municipalities and, unless
immediate peril, a re-housing option must be found before the eviction takes place. These
evictions appear to be extremely rare in the Brussels region (Observatoire de la santé et du
social, 2019). As to informal evictions, they are by definition difficult to count. To obtain an
estimation nevertheless, we are planning a fieldwork in Molenbeek in the continuation of this
project.
Secondly, one must always keep in mind that judicial housing eviction is a process. The
number of evictions varies therefore according to the stage of the procedure: the eviction
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request in Peace Court (stage 1), the eviction order issued by the Peace Court judge (stage 2),
the planning of the eviction by a bailiff (stage 3) and finally, the eviction execution under the
authority of a bailiff accompanied by police officers, locksmiths, movers, agents from the
municipal depot and sometimes CPAS agents (stage 4). At each stage, the number of tenants
involved decreases. The Observatoire de la santé et du social (2019) estimates that in 2017
there were around 5.000 evictions requested (stage 1) but 600 “only” evictions executed (stage
4). Note that these are estimates, for the Observatory has encountered many difficulties in
compiling these data. For the judicial requests (stage 1), the Observatory collected data from
the 19 Brussels’ CPAS (16 of which collaborated), but these do not encode the data in the
same way, or even do not encode it systematically. Moreover, some CPAS suspect that some
of the cases get lost along the way1. For the effective evictions (stage 4), the authors compared
the records of the CPAS, the police, the municipalities and the bailiffs, and they noticed than
this records rarely corresponded with each other. The Observatory finally chose to rely on the
estimates of the bailiffs' chamber to fix the above-mentioned number of executed evictions.
These considerations bring us to the third point: whatever the type of eviction or the stage in
the procedure, there are no official statistics on this issue. The multiplicity of actors involved
at each procedural level makes the production of centralized and comparable data extremely
difficult. This lack of statistics is deplored by many actors in the sector. We experienced it
throughout the many interviews we have conducted. In its report, the Observatory also
mentions that this lack of reliable data is the subject of recurring parliamentary questions. More
recently, the moratorium on evictions decided in the wake of the lockdown and re-established
with the second wave of covid-19 has brought this subject to the forefront of the press, and
journalists struggle to find concrete numbers. Eventually, this lack of reliable data and the
difficulty to assemble them strongly contributes to the invisibility of the housing eviction
phenomenon in Brussels.
It is the main goal of this WP to try to provide a complete and reliable picture of housing
evictions in Brussels. To do so, we decided to use the most accurate data source on this issue:
the judgments by Peace Court judges authorizing an eviction (stage 2). Although this is a very
time-consuming task – for it implies going through Peace Court files (see below) –, we think
it's really worth it for the following reasons:


these data are precise and highly reliable;
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Discussion with Christelle Lisombo, coordinator of the housing unit of the CPAS of the city of Brussels
(September, 10, 2020)
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these data provide substantial information about the eviction and the people involved
(location, modalities of the eviction, age and place of birth of the persons being evicted,
owner’s profile, …);



there are no estimates yet for this stage in the eviction process.

Furthermore, we believe that this stage is crucial in the process and marks the limit between a
"forced departure" and an "eviction". From that moment on indeed, the eviction is no longer a
mere threat, since it becomes truly executable. For tenants, the countdown has then really
begun: if they do not find a re-housing solution within the allocated legal time frame, they will
be physically displaced from their home with all their belongings.

2. Data
This section begins by describing the process of the database creation, then reviews the
progress of data collection so far and concludes with the description of typical eviction
judgments.
In Belgium, to force tenants to leave, landlords have to go through the Peace Court. If the
judge finds the request justified, s.he delivers a judgment ordering the tenants to leave, and if
the latter does not, allowing the landlord to evict them. In the Brussels Capital Region, Peace
Courts are organized at the scale of 18 judicial cantons2. Although these cantons bear the
names of the municipalities, the cantonal boundaries do not necessarily correspond to the
municipal boundaries: some cantonal boundaries correspond to those of the corresponding
municipalities (i.e. Etterbeek, Forest, Ixelles, Molenbeek, Saint-Gilles, Uccle); some
municipalities are divided into two or more cantons (Anderlecht and Schaerbeek are divided
in 2 cantons, City of Bruxelles is divided in 4 cantons; some cantons group together several
municipalities or parts of municipalities (i.e. Auderghem is with Boitsfort, Berchem was with
a part of Anderlecht, Saint-Josse is with Evere, the two Woluwe are together, Jette was with
Gansohen and Koekelberg (but now Jette is alone while Gansohen is with Berchem and
Koekelberg)). Cantonal limits appear on figure 2.
As judicial administration in Brussels (or in Belgium) is far from being digitized, collecting
eviction judgments necessarily implies to visit each of the 18 jurisdictions in order to access
judgments only available in printed version (see figure 1). Moreover, Peace Courts’ judgments

The map of the judicial cantons has been slightly modified in 2019. This change doesn’t impact our results, for
we have collected data for 2018.
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being sorted chronologically rather than by type of case3, we have to go through them all one
by one in order to find out those concerning an eviction and photograph each of them
individually. These data were then encoded manually and, as this takes a considerable amount
of time, we hired students to help us. Finally, a series of computing processes must be
performed before these data can be mapped and analyzed, such as i.a. bringing out of the
database evictions concerning shops, company buildings or garages, erasing duplicated cases,
assigning a type to each landlord, or correcting badly geolocated addresses.
Fig. 1.The 25 books containing the 4.415 judgments (all types included) pronounced by the canton of Saint-Josse-ten-Noode
for the year 2018. (Photo: Pernelle Godart, September 1, 2020)

The map below shows the progress of our data collection and treatment (figure 2). For the
moment (i.e. end-February 2021), we have collected, encoded and fully processed data for 11
cantons, namely: Auderghem (including Boitsfort), Etterbeek, Brussels 3 (Laeken), Brussels
4 (north of Brussels), Forest, Jette (including Ganshoren and Koekelberg), Molenbeek4, SaintGilles, Saint-Josse (including Evere) and the two cantons of Schaerbeek. We are in the process
of collecting or encoding data for 6 other cantons, namely: Anderlecht 1, Anderlecht 2
(including Berchem), Brussels 1 (south of the pentagon and avenue Louise), Brussels 2
(European quarter and north-west of the pentagon), Ixelles and Woluwe-Saint-Pierre
(including Woluwe-Saint-Lambert). Only the canton of Uccle has refused to let us access the
3

Peace Courst are competent to deal with rental matters, but also with neighbour problems, co-properties
conflicts, debts issues (under 5.000 euros) and requests for administration.
4
For Molenbeek exceptionally, the data are from the year 2014.
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judgments. We intend to try again later, making the argument that all other cantons have
accepted. Nevertheless, the Peace Court of Uccle communicated us the total amount of
eviction judgements for the year 2018.
Fig. 2. Evolution of data collection (February 2021)

The form of eviction judgments varies slightly from canton to canton. They usually begin with
a cover sheet containing judicial identification numbers, the date of the hearing and a mark if
the judgment has been expedited. If yes, this means that a bailiff has seized it. It is one of the
steps towards the execution by force (stage 4). The bailiff must then transmit the judgment to
the tenants (this is called in legal language "the judgment’s signification") and from that
moment on, the legal time frame applies before the physical eviction can take place. The
following pages always contain, in addition to legal jargon, a passage quoting the parties
involved and a passage mentioning the judge's decision. The debates and the position of each
of the stakeholders are sometimes described, but this is not systematic. Concerning the persons
involved, there is always, as a minimum, the name, address and an indication of presence,
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absence or representation by a lawyer at the hearing. There is also often the date and place of
birth of the tenants, but not always. More rarely, legal status and profession are also included.

Concerning the judge's decision, we can classify the judgments into three main categories:
1) Those ordering an immediate eviction. The applicable deadlines are then described.
Generally, the physical eviction can occur after a period of one month after the
judgment’s signification. But sometimes this one-month delay after the signification is
reduced to a few days or even to nothing. An example of this type of judgment can be
found in the appendix 1.
2) Those giving a date by which the tenants must be gone. In many cases, it is the end of
the current month, but the judge may also grant a later date if special circumstances
apply (pregnancy, illness, presence of an elderly person or school-going kid…). If the
tenants have not left by this date, they can then be physically evicted.
3) Those giving tenants a last chance to pay their debts. This type of decision occurs only
in cases where tenants are represented (in person or by a lawyer) at the hearing. In this
case, the judgment establishes a plan to spread the debts (or eventually gives an
ultimate deadline for complete payment). If the tenant defaults on any of the payments,
even if it is months or years later, he can be physically evicted. In this case, there is no
need anymore for the owner to request an eviction order from the Peace Court. We
decided to include this type of decision in our database because even if the eviction
does not take place, this decision indicates that the tenants live under a permanent threat
of eviction. An example of this type of judgment can be found in the appendix 2.
In addition to this, the part with the judge's decision also contains the amounts generally owed
by the tenants to the landlord (i.e. arrears of rent and charges, occupancy compensation, rupture
compensation). If there is a rental guarantee, the judgment often specifies that it must be
released to the landlord to cover part of the debts. Finally, in cases where the parties involved
do not agree on possible damages, an expert is mandated to evaluate the amount and cause of
the damage.
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3. First results
This section shows five maps and gives some statistics to illustrate the potential of the dataset
under construction. As described above, the data of eleven cantons have already been fully
processed and we are currently working on six other cantons. As explained above, when we
talk here about evictions, we refer to judgments allowing an eviction.
Fig. 3. Absolute and relative number of evictions by municipality, year 2018.

The map above shows the number of judgments allowing an eviction in 2018 per municipality5
(figure 3). So far, there are a total of 2.740 evictions recorded for a territory representing
thirteen and a half municipalities. On this territory, the average eviction rate is of 14,5 ‰. This
means that there were close to 15 evictions for every 1.000 rented dwellings units in 2018 in
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This map contains the data already processed and the number of evictions in Uccle which has been provided
by the canton. As we do not have all the data for the city of Brussels yet, only Laeken and the north of Brussels
are represented.
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these cantons. If we apply the same rate to the entire Brussels region, we get about 4.350
households evicted from their homes for the year 2018.
These first results can already be compared with the data that had been collected by the
Observatoire de la santé et du social (2019). As a reminder, the Observatory obtained an
estimate of 5.000 evictions requested in Peace Court (stage 1 of the procedure) and we obtain
an estimate of 4.350 judgements allowing an eviction (stage 2 of the procedure). This can mean
either that almost 9 out of 10 eviction requests result in an eviction judgment, either that the
data collected by the Observatory is underestimated. This question deserves to be further
explored in the coming years of this research.
On the map above, the size of the circles indicates the absolute number of evictions by
municipality while the color indicates the rate of eviction. Concerning the absolute number of
evictions, it varies from 35 in Boitsfort to 437 in Schaerbeek. But comparing these values does
not make much sense since they are dependent on the size of the municipalities. Concerning
the eviction rate, it varies from 6‰ in Boitsfort to 20‰ Laeken and 21‰ Uccle6. It can
therefore be seen that the eviction rate varies by more than a factor of 3 at the municipality
scale. In the coming years of this project we will seek the factors behind these such differences.
The next map (figure 4) follows the same logic but for a different scale. It shows the number
and rate of evictions by census tract. At this scale, a particular geography seems to be taking
shape, that is: centrally-located neighborhoods appear to have higher eviction rates compared
to more peripheral neighborhoods, as shown for instance by the contrast between lower
Schaerbeek versus upper Schaerbeek and Etterbeek, between lower Saint-Gilles and upper
Saint-Gilles or between Eastern Molenbeek and Laeken versus neighborhoods further
northwest. It remains to be seen whether the addition of the upcoming data in the coming
months will confirm this pattern, in particular the data of the city center which will link the
different territories mentioned.
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We must be careful with the numbers from Uccle since they were not collected in the same way than the
others.
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Fig. 4. Absolute and relative number of evictions by census tract, year 2018.

The map in figure 5 shows the same absolute and relative numbers of evictions, while also
showing the median income per neighborhood in the background. This overlay indicates a
correspondence between the eviction rates and the median income per neighborhood, however
high rates of eviction are not un-common in affluent neighborhoods. This can be seen, for
instance, in Auderghem and Boitsfort: although the absolute number of evictions is quite low
in these municipalities, they show high eviction rates in several places7.
This suggest that the geography of housing evictions does not simply reflect the socioeconomic geography of the city. The high eviction rate in the municipality of Uccle already
foreshadowed this, but as mentioned above, the data for Uccle should be taken with a grain of
salt. The data from the two Woluwe (still being collected) will be useful to corroborate this
assertion.
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Note that these places do not correspond, for the most part, to social housing neighborhoods (see fig. 6).
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Fig. 5. Absolute and relative number of evictions by census tract and median income, year 2018.

Maps displayed in figure 6 and 7 focus on the landlords behind evictions. They intend to
explore the question: who are the landlords evicting tenants? To do so, landlords who have
requested an eviction in a Peace Court were classified into five types: individual, private
company, social real estate agency (AIS), social housing companies (SISP) and other public
authorities (including CPAS, municipalities (régie foncière) and the cooperative society Fonds
du Logement de la Région de Bruxelles-Capital). For the maps, we have grouped the SISP
together with the other public authorities.
As figure 6 shows, the majority of evictions in our dataset are carried out by individual
landlords (71,1%). The remaining are distributed amongst companies (12,3%), SISP (9,5%),
other public authorities (3,7%) and AIS (3,4%). It would be interesting to compare this with
the ownership structure in Brussels, and more specifically, with the distribution of owners
renting out dwellings. But the latest data available on this matter are from 2011 and only allow
an approximation of the share of social housing among all rented dwellings. In 2011, this share
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was very close to 13%, but it is most likely an overestimate because the number of empty
social housing units at that time is unknown8. In any case, if we compare this figure with the
share of evictions ordered by social housing landlords (i.e. 9,5%), we can see that they evict
proportionally slightly less than other types of landlords.
Regarding the geographical distribution of these types of landlords, we can say at this stage
that evictions of public owners seem to be more concentrated, a situation likely to reflect the
concentration of social housing in some neighbourhoods (ex. Cité Modèle in Brussels, LogisFloreal in Boitsfort).

Fig. 6. Eviction by owner's type, year 2018.
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This estimate is made by relating the number of social housing units in 2011 (source: SLRB) with the number
of occupied rented housing units in 2011 (source: Census 2011). This is probably an overestimate because the
number of social housing units includes empty dwellings unlike the total number of occupied rented housing
units.

11

Finally, the series of four maps in figure 7 only records evictions requested by private owners
(individuals or companies, i.e. 83% of the dataset) and indicate the latter’s proximity with the
eviction site. They show respectively the share of owners living in the same building as the
evicted tenant (15%), in the same municipality (16%), elsewhere in Brussels (34%) or outside
Brussels (35%). A clear geography appears here, with much higher proportions of owners
living close to the evicted tenants (i.e. at the same address or in the same municipality) in the
central districts, while evictions in peripheral neighborhoods are requested from more distant
owners (i.e. living in another Brussels municipality or outside the Brussels Capital Region).
Hence, this series of map suggests that although ownership structures differ from
neighborhood to neighborhood, they all can lead to evictions. It is also interesting to note here
that collecting judgments on housing evictions enable to shed light on another quite invisible
reality: the evicting landlords.
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Fig. 7. Evictions by owner's location, year 2018.

*
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To close this section, here are some other statistics for the eleven cantons whose data have
been processed. These are “dry” statistics that will be further completed and analyzed when
the collection, encoding and processing of data will be complete.


Among the 2378 judgments authorizing an eviction, 66% concern an immediate
eviction, 18% concern judgments that give a date by which the tenants must be gone
and 16% relate to judgments that give tenants a last chance to pay their debts.



In 59% of cases, tenants were neither present at the hearing nor represented by a
relative or lawyer. In 30% of the cases, they were present personally, and they were
represented by a lawyer in only 12% of cases.



Arrears (rent and/or charges > 700€)9 justify eviction in 77,6% of cases. The main other
reasons mentioned are: termination of lease by the landlord (or non-renewal) in 9,3%
of cases, agreement (1,9%), occupation without title or right (1,3%), damage (0,9%),
neighborhood disturbance (0,8%), use disturbance and insalubrity (0,7%) and, in a
lesser extent, over-occupation, subletting, conflict with family or owner, nullity of the
lease, non-respect of social housing conditions and seizure of property. There are also
almost 6% of eviction judgements where no reasons are mentioned. We must be aware,
however, that these figures may hide much more complex realities. Indeed, judgments
provide little information about the real causes of eviction which are often multiple.
For example, tenants may withhold rent because they consider that the landlord must
first repair their apartment. But in doing so, they are legally wrong and therefore
provide a pretext for eviction.

Fig. 8. Amount of arrears on eviction judgements, year 2018.
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We have chosen not to consider arrears of less than 700 euros as a reason for eviction. This is an arbitrarily
chosen threshold based on the average rent in Brussels. If the judgment clearly puts forward another reason for
eviction, but there are nevertheless arrears of more than 700 euros, the other reason is used here.
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The median amount of arrears is 2.700 euros while the average amount is 3.800 euros.
Most of the eviction judgments are thus based on (very) small rental debts. The
distribution of arrears is shown in Fig. 8.



Of the 3102 tenants listed on the judgments, 56% are men, 43% are women and the
remaining percentage is unknown. The tenants listed on the judgments correspond to
the tenants listed on the leases. Children are therefore never registered and in the case
of a couple, it may happen that only one of the two members is marked on the
judgment.



We have birthplaces for 1.138 tenants. Among them, 27% were born in Belgium, 27%
elsewhere on the European continent, 37% on the African continent and the remaining
9% on the others continents. More than two thirds were therefore born outside
Belgium.



We have years of birth for 1958 tenants10. 58% of them were born between 1970 and
1989. These are the age groups most likely to have children at home (see figure 9).

Fig. 9. Age of the persons mentioned in judgements being evicted, year 2018.



For the judicial canton of Laeken, we have collected judgements on two dates: 2014
and 2018. There is a clear increase in the number of judgments allowing eviction: from
186 judgments in 2014 to 242 judgments in 2018. This represents an average annual
growth rate of 6.8%, which is quite high.

*
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For Molenbeek, as the data dates from 2014, the tenants have been artificially rejuvenated by 4 years to allow
comparison with other judicial cantons.
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Conclusion
This mid-term results document was not intended to draw any final conclusions, but rather to
demonstrate the utility and potential of this approach. The efforts to collect and process the
data will continue in the coming months in order to offer the most complete picture possible
of the eviction phenomenon in Brussels. The enlargement of the dataset will also allow further
spatial analysis to be carried out, taking for instance into account the available data on property
structures or on the socio-demographic profile of average tenants from Brussels. In the end,
the ultimate goal is to make a publicly accessible and sustainable dataset.
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Appendix
Appendix 1. Example of an unconditional eviction judgment
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Appendix 2. Example of a conditional eviction judgment (debt spreading plan)
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