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Mr. Lucas: Good evening and welcome to the NSI 2016 full year results conference call. My name is 

Dirk-Jan Lucas, head of IR, Treasury and Business Analytics. Presenting in this call today we have 

Bernd Stahli, CEO, Daniël Van Dongen, CFO, and Anne De Jong, CIO. This call is being recorded and a 

replay will be available on the NSI website as of tomorrow. As this stage, I would like to hand over 

the call to Bernd. 

 

Mr. Stahli: Thank you, Dirk-Jan, and good evening everyone. Welcome to the call for the full year 

results and the strategic update. 
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Over the past few months, we have been working hard to prepare for this day. We are starting a new 

chapter for NSI and we have quite a lot to share with you this evening. 

 

As you can see, we have a new corporate logo, we have a new house style, a new website, we have a 

new level of transparency and of course, we have the new strategy. 

 

 

 

Before we talk about the new strategy, let's first have a brief look at the highlights on slide 2. We are 

very pleased with our key operating metrics in 2016. The operating margin is up 3.1% to 78.5. The 

EPRA Vacancy is down 2.9% to 21.4, and we are very pleased with a like-for-like net rental result, 

which is basically flat at -0.2%. 

 

The EPRA-earnings for the year are € 0.33, down 2.6% for the year, but that effect is entirely due to 

the timing of disposals and acquisitions. Daniel will discuss this in more detail later. 
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When we look at the balance sheet, we see that the average cost of debt has fallen 90 bps. to 2.8%. 

The loan-to-value is very comfortable at 44%, the portfolio revaluation is down 4.5%, resulting in an 

EPRA NAV of 4.33 or a triple net of 4.20, taken into account that we have also impaired the goodwill 

in its entirety, mostly related to retail assets, which Anne will discuss in more detail later. 

 

 

 

On slide 3 we are highlighting our new mission statement. We cannot be clearer in what we want to 

be and what we want to achieve. We want to be the leading investor and partner of choice for 

investments in Dutch offices. It is ambitious, it will take time, but we are convinced that we can 

achieve this goal in the years ahead. 

 

We have already made quite a few steps to get to where we are today. The process of improving NSI 

to where we are today is not starting now; it has been in progress for the last couple of years. 
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It started with the recapitalisation in 2013, and a lot of decisions have been made since then. This 

resulted in a company with a strong balance sheet, a focus on just one country, a focus on just two 

sectors, and it is this basis that we can now build upon. 

 

Our conclusion though, is that we have to focus even more. 
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On this slide, we are highlighting that very clearly. Our specialisation is going to be offices and we are 

going to focus further on that segment in the years to come. There is no longer room for passive 

investing and just generating dividends; the market is demanding, investors realise that capital is 

global, and NSI has to step up to deliver on a return that is competitive in the market place. So, we 

have to drive total returns rather than income returns. We have to establish a best-in-class 

organisation to deliver these returns and we have made quite a lot of progress on that already. We 

have to lower the cost base to bring it in line with the peer group, if not better. Last but not least, we 

have to tell you all about it; in terms of transparency we are actually opening up to the best of our 

ability, giving you everything to need to judge us on the implementation of the strategy going 

forward. 
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Focusing on offices is also focusing within offices. We are going to cluster our activities in the growth 

regions in the Netherlands. So that is the G4: Amsterdam, Utrecht, The Hague, and Rotterdam but 

also the wider Randstad-area. Eindhoven, Den Bosch, and Leyden are core cities for us. We will keep 

on growing in these markets because these markets have the economic growth, the size, the good 

level of tenant activity, and a deep enough investment market to be able to do deals that can drive 

returns. These are markets where we can pursue the value-add initiatives, as we have shown you 

with the Glass House-deal. These are the markets where we can take appropriate risks and do deals 

that sometimes others may not be able to do. These are markets where the liquidity allows us to 

rotate assets. These are markets where we can pursue IRR-deals on transformational opportunities. 

We have identified a number of assets in our office portfolio where we see opportunities to 

transform to alternative use. Also in these markets you have larger assets, which will make it possible 

to do asset deals, larger deals, in order to become cost-efficient. 
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Let's look at HNK on slide 7. 

 

 

HNK historically may have been a defensive strategy, a way to deal with the structural vacancies in 

the office portfolio. But it is no longer that; it is now the house view of how we can best cater for the 

needs of the office clients of the future. The strategy from here for HNK is threefold. 

 

First, with thirteen HNKs open, the focus in 2017 is mostly on driving the profitability of our existing 

centres. The occupancy levels are evolving well and there is certainly more to be gained here. 

 

Second, it is about exploiting the conversion potential within our existing office portfolio. We have 

two assets that we are looking at to convert potentially in 2017. 

 

But we want to grow further and that means the third pillar of growth with respect to HNK and that 

is that we to start buying assets to continue to grow the platform. This is the most capital-intensive 
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part of the strategy and therefore, it may well take a little bit more time. Growth will be in the G4-

locations and selectively outside the G4 to establish a more nationwide presence in the relevant 

locations. 

 

 

Setting a strategy is not only being very clear about what you want to do but also being very clear 

about what you do not want to do. The retail portfolio will be sold. The portfolio comprises many 

smaller assets and is too diversified in terms of market segments and in terms of locations. With a 

size of less than € 400 million, it is just hard to be relevant in the Dutch retail market. We would 

rather redeploy the capital into the office business and make a more coherent, efficient business for 

the entire group. Do not mistake us for being a 'forced-seller'; we are not. We have a very strong 

balance sheet and we will sell when the timing and price is right for our shareholders. That process 

has started and we will update you as and when we have something to say on the subject. If it takes 

longer than a year, it will take longer than a year. Timing is not the only variable driving our decision 

making at this point in time.  
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For the balance sheet, we used to work with an internal LTV-limit of 45%. We are switching to a 

target range, to get a bit more room to manoeuvre, of 40% to 45%. We have a strong balance sheet 

to begin with. 44% LTV is very comfortable. 

 

Where we stand at this point in the cycle, it is too early to take a more defensive stance with respect 

to how we should deploy our capital. 

 

However, we will review this from time to time. One of the key considerations in this is the balance 

of operational versus financial leverage in our business. We are acutely aware that HNK is a more 

operationally-geared business and we do not want to combine substantial operational leverage with 

substantial financial leverage. Increasing our operational leverage will in time result in a reduction in 

the financial leverage but now is not the time to consider that. 
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We can only do this with the right organisation. So, we are creating the right platform. We are right-

sizing the organisation, we are making the cost base fit the current asset base. These slide shows you 

the reduction in employees over the last year but that does not tell you the whole story; it only 

shows you that we have reduced the number of employees. In fact, there is more to putting the right 

platform in place. 

 

Yes, we have lost fifteen people on a net basis but take into account that we have also actually hired 

ten people during the period. So, the turnover in staff has been more significant. 

 

We are introducing a new culture in the organisation. We want to have a situation where people 

internally are empowered to run the business, take responsibility, and who are happy to be held 

accountable. So the transparency that we are talking about outside the organisation is something 
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that we absolutely want to achieve inside the organisation as well. If we do this right and we have 

made a lot of progress already, we will end up with a more efficient platform than NSI was in the 

past. Daniel will talk on the costs later on. 

 

We have made great steps, we are ready to go. With this, I would like to hand over to Anne for the 

portfolio review. 

 

 

 

Mr. De Jong: Thank you, Bernd. Good evening. I am very happy to inform you about our portfolio. 

Before that, I will give a few highlights of the market. 
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Let's start with the occupier market. Jones Lang LaSalle presented a very positive outlook about both 

the retail and the office market this morning. We agree with them; there are positive signs in the 

occupier market in both markets. But we have some remarks. When we look at the retail market, we 

see that Dutch retail ERVs have gone down in 2016. That is something we have to face. 

 

On the other hand, we see a positive impact from the economic growth on especially our large-scale 

retail. Supermarket-anchored shopping centres provide a more defensive cash flow than other retail. 

So we see some positive signs in the retail market, but we nevertheless must face that the ERVs in 

general have gone down last year. 

 

We are more positive about the office market. The office market is improving, especially in the 

Randstad. Vacancy levels have come down to 14% in the Dutch office market, but especially in the 

Randstad. 
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Outside the Randstad it is more challenging to attract tenants, increase rents or decrease incentives. 

That is why Bernd pointed out in the strategy that we only focus on certain regions. Amsterdam is 

showing the strongest rental growth with signs of shortage in grade A properties. That is one of our 

focus areas. If you look at the figures to the right you see why this is one of our key regions. Besides 

that, we expect Utrecht, Rotterdam, The Hague and Eindhoven to follows soon with a pick-up in 

rental growth.  

 

 

On slide 13 we present you the investment markets. Like the years before, last year was a strong 

investment transaction record year; we saw the market picking up and the total transaction volume 

ended up at around € 13 billion. Looking at the right, you see the figure in dark blue: office 

€ 5.5 billion investment volume and retail nearly € 2 billion. We think that this record may be broken 

this year, although some brokers do not agree with us. We think there is no reason to be negative on 

this investment market. 
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Looking at retail, we think things are picking up here. We see the first signs of investors entering the 

wider market, caused by economic growth, decreasing unemployment, and other trends that make 

retail investors happy.  

 

In the office market we have already seen prime yields declining and, last but not least, we expect to 

see improvements for better quality secondary assets in other locations. So, we foresee positive 

movements in other locations than just the Randstad, as Bernd explained. 

 

Let's go into the portfolio. Slide 14 is about our key metrics. I am very happy to repeat what Bernd 

already told; we see the key metrics improving. We are very pleased to show a nearly flat like-for-like 

growth. Although it is still a negative, it is close to zero. The table shows that it is mainly caused by 

the office portfolio, but we are pleased and we hope we can improve further next year.  

 

Vacancy declined by nearly 3%. Vacancy declined in all segments, but we should mention a few 

things. When we look at the like-for-like in offices, we see only a slight increase. The main driver of 
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the decline in office vacancy is the impact of our asset-rotation.  

The most important highlight in this EPRA vacancy table is the significant improvement of HNK. 

 

So, vacancy came down with 3% and net rental like-for-like growth is nearly flat.  

 

This graph shows the bridge how to arrive at total ERV, starting at contracted rent. In the middle of 

the graph you see a contract rent of € 98 million, and looking at the right a total ERV of € 116 million. 

It shows that there is a lot of potential to increase revenue. We can and will increase revenue. There 

is only one way to reach that, and that is by further improving our asset management strategy 

together with our leasing strategy. We believe that we have made some good steps in asset rotation 

in the recent past, but we should continue with this. Together with further improving our leasing 

strategy. We are working on that every day, and that it what needs to be done to reach the total ERV. 
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On this slide we give you some details about revaluation. It is very important to mention that all our 

assets have been externally appraised last year, by reputable brokers, including CB, Jones Lang, 

Cushman & Wakefield, et cetera. This resulted in a negative total revaluation of around € 55 million, 

around € 50 million out of € 55 million is related to retail, caused by the lower ERVs. As mentioned 

before, we have seen market rents falling in the retail market, which is reflected in the valuations. 

 

The three assets with the highest negative revaluation, totalling € 27 million, are three totally 

different assets, located in Heerlen, Rijswijk, and Rotterdam Zuidplein. Rijswijk and Zuidplein are 

both multi-owner situations. Here we see, beside the impact from market circumstances, that 

investors are not in favour of joined ownership anymore. 

 

Let me say some things about HNK and the office locations. In HNK we have seen a small decrease in 

value. This involves two properties and is fully related to the location of these two properties, 

Apeldoorn and Ede.  
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Looking at the other office locations, we see a big difference between the G4 and locations outside 

the Randstad. We see in ‘other Netherland’ e is a negative like-for-like growth of -7.1%. On the other 

hand, we see a like-for-like growth of 8.1% in the G4. That makes us happy because we increased the 

Randstad-area a lot. So, we see big differences between the office locations and our strategy is 

geared towards increasing our share in the G4 and the Randstad. 

 

 

Bernd explained something about value add and about capital recycling going forward. We should 

make more steps, but we also have made some steps, as shown by this slide. We sold 30 assets. We 

sold offices in Breda, in Zoetermeer, Houten, and other locations. We sold an HNK-building, which 

was not yet converted into an HNK because it ultimately did not fit our criteria. And we sold the 

industrial portfolio, adding up to the sale of 30 assets. 

 

We used the proceeds to acquire Glass House. I will not go into all the details – though I like them a 

lot – but to summarize; the value we added on Glass House more than compensated the book loss on 
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the assets sold, of € 2.0 million net. The average WAULT of the assets sold was nearly three years, 

and the WAULT on Glass House after the lease re-gear is 9.2 years.  

 

I would like to conclude by saying that we improved the quality of the portfolio with the same capital 

invested. We achieved a net book profit, had no loss of net income, a longer WAULT and, last but not 

least, we see further value potential in Glass House. I do not want to discuss the yield, but let's say, 

we can do better than a net yield of 6.4%.  

 

 

 

Mr. Van Dongen: Thank you Anne and thank you Bernd, this is Daniël Van Dongen. Let's go through 

the financial statements 
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Thank you Anne, thank you Bernd,  ladies & gentlemen 

As you have seen, much has changed and will further change in NSI. 

 

Quite a few changes have been made to reflect the renewed strategic direction of the company. I will 

take you through them briefly. The key note to take here is that there will be a difference between 

continuing operations and discontinued operations. 

 

This particular slide on EPRA earnings actually takes Intervest Offices & Warehouses, which we sold 

in the beginning of the year, as discontinued operations, but all Dutch operations fully included. 

 

Looking at the results. We see a considerable step up in both gross as well as net rents in the 

Netherlands since 2015. 

As said, like-for-like net rents were basically flat although if we exclude the transformation 

properties, which are intentionally vacant, it would be a positive number. That is also positive, 
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because in prior years performance was far less, with negative reversion in the portfolio completely 

absorbing new rents and take-up. When we take offices and HNK together, we see that growth was 

actually very strong, at 4.95%. This reconfirms the case for the service-oriented office solutions.  

 

Growth in IRR and GRI is further related to the acquisition of the Cobra portfolio and the Glass House 

in 2016. 

 

Also, on a quarter by quarter basis, which we did not include in the slides, NSI re-approached the 

direct result returns that were generated before the sale of the Intervest Office & Warehouse's 

shares, which basically means that the asset rotation has been successful. Over 160 million of share 

value was sold and invested in a profitable way in Dutch quality offices. 

 

On the gross rental income, you will find that € 1.1 million over the year 2016 has moved between 

revenues and costs. This line item is the result of a changed approach to the cost-based leasing 

centres and they were previously amortised via the operational cost item but now fully accounted for 

in the GRI, thus leading to a bit lower GRI and lower costs, the same value with no change to NRI. We 

will adopt this method going forward. 

 

On the operational margin, which has improved 3%, we can see that the ratio develops in a very 

positive way and will do so further in the near future, as cost reductions kick in. We have already said 

that the run rate of the personnel, the management cost, have come down substantially, particularly 

also by the end of the year. That will continue going forward in this year. The same goes for 

administrative expenses.  

 

In the direct results you see a significant pick-up or an increase year-on-year of about 35% or 

€ 2 million in the administrative expenses. However, this is fully caused by one-off costs of about 

€ 2.1 million, related to changes made in the organisation, consisting of the CEO-change, redundancy 

cost inclusive of release payments to personnel, and temporary personnel and consultancy and some 

write-off of PP&E, software items that were being replaced by a full data ware solution on top of our 

ERP-system.  
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We can still see some of these costs in the first and the second quarter of 2017, but not at all on the 

2016 levels. The run rates thereafter shall be considerably lower, as recent cost reductions kick in. 

 

This is also is the case for financial expenses, which are down 10% year on year but on a running 

basis they are almost 25% down. The largest refinancing took place mid-December of last year, of 

which you will see the effects in the coming periods. 

 

Direct results before discontinued operations was € 46 million. The Belgian activities added another 

€ 2.8 million in this year towards € 48.8 million versus € 50.6 million in 2015. If we then adjust for the 

€ 2.1 million one-offs, you can see that we have equalled the result of last year. 

 

Historically also, if you look at the last line item Adjustments, we allocated asset management cost of 

12.5 bps. to the investment properties to Administrative cost in Indirect results. In the IFRS 

statements by the way, this was all included in the administrative cost in general. We will not 

proceed with this reallocation going forward in 2017 and further, so for the sake of transparency, the 

direct result will be the same as EPRA earnings going forward. 
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In fact, IFRS as a result of our firm commitment to sell the retail activities and the fact that we have 

taken the decision to sell the Belgian activities, these have been both fully accounted for as assets 

held for sale. This is in line with IFRS regulations. 

 

In the press release we have provided bridges to go from one reporting format to another. We 

comply with all criteria for assets held for sale and, as retail is also an important segment i.e. an 

important business line within the group, this coincides also with the criteria for discontinued 

operations. The same applies for the Belgian operations, of which most part has already been sold. 
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What does this entail for the financial statement? In the P&L all cost related to this discontinued 

operations are condensed into one single line item in the P&L, whilst the comparable numbers of 

2015 are restated to reflect the situation. In the separate note to the P&L, we will expand this line 

item into a more detailed P&L for these activities. On the balance sheet you can see these assets 

back on € 390 million in assets held for sale. 

 

In the cash flow, which we will find in the annual report that we will publish in a couple of weeks, 

there will be separate line items for continuing and discontinued operations. 

 

This leads to a significant shortening of the P&L, taking out about one third of all revenues and costs 

in all line items and therefore, in the management representation part of our press release we have 

chosen to give you the Dutch numbers as if retail was not discontinued, in order to create a better 
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comparable set of numbers. Furthermore, as you can see this later on in the next slide, the rental 

income goes from 94.5 to 63 on the IFRS total. 

 

You can also see a direct result of –€ 67 million for the unadjusted part and that entails the 

€ 55 million of revaluations of real estate that Anne already talked about, a 4.5 million negative result 

in asset sales, which was mostly related to the sale of the industrial portfolio in the beginning of the 

year, and 8.2 million goodwill impairment.  

 

Briefly on the goodwill impairment: this originated from the acquisition of the Zeeman Vastgoed 

Beheer company ten years ago, back in 2007. Due to the substantial strategic reorientation as a 

result of which retail and Belgian operations will no longer be part of the group and the 

corresponding changes in the operation segments, material changes to group and its profit and cost 

structure and thus this has triggered an impairment of the goodwill in 2016. The overall result is –

€ 17.8 million versus the € 60.8 million last year. 
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Let's go the NAV bridge to see what that means for the value per share. You can see the EPRA 

earnings last years, we can see the dividend that was paid out – € 0.27 – and we can see the 

valuation result. Together with a breakage of some swaps that we will talk about later on, we come 

to a value per share of € 4.33. If we adjust that for the fair value of derivatives, we arrive at a NNNAV 

of 4.2 per share. 
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That brings me to the balance sheet as such. In fact, we have a very strong balance sheet that we are 

proud of. We mentioned financing a couple of times in today's call. NSI had another intensive but 

successful year of re-balancing its funding structure, making several structural improvements. 

 

During the year we have extended and renegotiated € 335 million in loan facilities, which is the 

majority of the loan book. We refinanced € 210 million in hedges and released € 850 million in 

security-enhanced and in debt. This basically means that the majority of our assets are now 

unsecured for the first time in the existence of NSI. 

 

The balance sheet of the company now reflects what we believe is an implicit investment grade level. 

Due to the refinancing exercise, debt maturity has come to 4.2 years. Due to the refinancing 

exercises, debt maturity has been extended to 4.2 years. 
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The LTV is below our 45% level at 44.1%. with covenants at 60%. This is a prudent calculation. If we 

would have calculated this based upon EPRA asset values excluding costs of sales, the LTV number 

would amount to 41,6%. 

 

At the same time, cost of debt is down by 2.8%, versus 3.7% last year. Incremental cost of funding is 

about 2% with some 80 bps. related to more expensive legacy swaps. 

 

As said, we removed all refinancing requirements from the standing loan portfolio in the coming 

years until December 2019. We can now concentrate all our funding efforts on the diversification of 

sources and implementing new strategic initiatives. 

 

To fund this growth, there is also € 120 million available for immediate draw-down on our credit 

facilities. 

 

The company is in a very healthy state and ready for the next steps forward. 

 

That leaves me with a personal note. As this will be the last time I am presenting the preliminary 

numbers for NSI, after two consecutive 4-year tours with NSI, I have decided to pursue new roads 

outside the company. The ride has been an interesting one, taking the company through the longest 

financial crisis but being part of the transformation of the company, introducing HNK and taking the 

company's funding to a higher stage. As the Chinese saying goes: 'may you live in interesting times'. 

Well, it surely has been and it was a pleasure and honour to serve NSI and its inspiring team. I will 

remain in position for the forthcoming months, making sure that the transition is smooth and the 

company stays on the spot to the positive track upwards. I would like to thank you very much for the 

support through the years. Thank you Bernd, and back to you. 
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Mr. Stahli: Thank you, Daniël. Daniël will be here for a couple more months. It is sad to see him go. 

We have been working with him for six months but what I have seen is a fine individual, and we have 

been working hard as a team in bringing NSI to where we are today. For that and his entire service 

over the last eight years, we thank him very much. I personally wish him well for his future 

endeavours.  
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I think it is very clear that we have set a new ambitious strategy for NSI. We are going to focus on 

Dutch offices, on HNK and we are going to cluster the activities. That process has started and you will 

see the fruits of that in the coming quarters. 

 

We are supported by an economy in the Netherlands that is improving and an office market that is 

improving on the back of that. You have already seen an operational improvement in our business. 

Our KPIs are improving and we expect them to improve further in 2017. 

 

If you are asking us about the EPRA-EPS for 2017, it is too early to tell. As we showed for 2016, the 

fall in EPS was entirely due to the timing of the disposals and acquisitions. Again, this year it will be 

the same; we do not yet know how the timing of disposals and acquisitions will impact the EPS. 
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However, we have maintained the dividend at € 0.27, even though the EPS was slightly down 

because we are confident about the business and we are very confident about what the next few 

years will bring for NSI. 

 

 

 

The last slide reads that we are open for business. We are indeed. We have taken a lot of steps – 

some of them you will not have seen and you may not see – internally in the organisation but we are 

doing what is necessary to take NSI to the next level. 

 

With that, I would like to hand it back to the operator. 

 

QUESTIONS AND ANSWERS 
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 Anna Pan – Kempen & Co 

Good evening. First of all, thank you very much for the presentation. There are two questions from 

my side. First, you have mentioned that you will focus on the office market and you would like to 

become the new bench mark in the Netherlands. Is there a target size that you would like to achieve? 

Furthermore, are you going to solely concentrate on the Dutch market going forward? 

 

Secondly, could you give a bit more colour on the CFO candidates? Is there going to be anybody 

internally or externally? Is there anything you could share on that side? 

 

Mr. Stahli: Hi Anna. Size wise, at this point in time we have an office portfolio of roundabout 

€ 800 million, and our office portfolio will grow as we redeploy the capital from the retail business. 

We have not had access to the equity market at a pricing that we would be happy with, so we have 

not raised any equity ever since we have done the capital increase in 2013. We will right size the cost 

base to run an efficient business at this point in time without access to new equity. If we have at 

some point in time the right deals, where we think we can come to the equity market to finance it, 

we will. At this price we are not able to do that, but perhaps at a later stage we may. Time will tell. 

You ask what the right size for this business is. You do not want to grow too big but you do not want 

to be too small either. We are happy where we are today but if we can grow a little bit, life would 

indeed be a little bit easier, but it is not mandatory for meeting our objectives. 

 

On the CFO-hiring: the Supervisory Board has decided that a search will start as of today. That will 

take time. It will mean putting a briefing together, making sure that we have exactly right what type 

of CFO we need at this point in time. If and when we have something more to say on this, the 

Supervisory Board will inform you. 

 

Anna Pan – Kempen & Co: That was clear. Thank you. I just have a follow-up question on the capital 

recycling side. You mentioned that you would also like to dispose some of the smaller office assets. 

Does that mean that includes the roughly € 115 million of the other non-G4 and non-Randstad office 

portfolio? Is there any size you could give as an indication? 
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Mr. De Jong: To be honest, we will take our time and add value to these assets first. We will look at 

all opportunities, including transformation. At this moment, we are looking at fifteen different assets, 

which can be transformed. Besides that, we will be especially looking at smaller assets. With 'smaller' 

I mean the 30 smallest assets. We have no target for this year, but I would be disappointed if we 

would not be able to sell € 50 million out of that. But that is no target; it is just a personal guess for 

this year. The focus is on the retail. 

 

Anna Pan – Kempen & Co: Now it is clear. Thank you very much. That is all from my side. 

 

 

 Jaap Kuin – ING 

Good evening. I would like to start with the retail portfolio and I have a couple of questions. 

Obviously, you have presented your new strategy. Could you maybe also take one step back and walk 

us through the exact foundation of your decision to dispose of the retail assets? What were the key 

KPIs or the key drivers you took into account to actually decide to dispose of this retail portfolio?  

 

Secondly, the mark-downs. Do you feel the current book values are also market-clearing prices? 

 

Thirdly, are there already any negotiations underway for the disposal of those retail assets?  

 

Mr. Stahli: Very clear questions, Jaap. Your first question was about the criteria. There were a 

number of things that we had to take into account. If you look at the retail business today, it is 

diversified in terms of asset class within retail, in terms of location but also in terms of the type of 

assets and the size of assets. To turn this into a coherent retail strategy basically would have meant 

rotating out of most of the assets anyway. It also would have meant building a business from scratch. 

That actually was not what we were going to do. It would also have made it very difficult for us to run 

the whole of NSI on a cost efficient basis, because you would have had two different platforms, 

running a small retail business and an okay-but-not-so-big office business. For us, the key 

consideration in this strategic review was the cost efficiency that we would gain by focusing on just 

one sector and being very good in just that one sector. That was your first question. 
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Secondly, you asked about the clearing prices. Let's be very clear: we have not given the external 

appraisers any special instructions in setting their values in Q4. The retail portfolio is down as much 

as it is, because ERVs in Dutch retail have fallen, in our portfolio by 8.7% and in the Dutch retail 

market in general by about 7%. We have had three assets that in particular were hit, two of which 

were assets where we have smaller stakes in larger multi-owned assets. One is Zuidplein and one is 

Rijswijk. It proves that it is difficult to turn a smaller asset or a stake in a larger asset into something 

more valuable. The investors today want the entire asset. There is value to be gained by bringing all 

the individual ownerships together. We are on the flipside of it; we actually do not have the marriage 

value. We have the discount for a portfolio of smaller stakes. 

 

We are in discussions. We have been working on this for months. We are talking to people. We are 

not in a rush and as and when we are at a stage where we can tell you something, we will. 

 

Jaap Kuin – ING: Thank you. That is very clear. I saw a statement on page 3 of the presentation 

where you did not really go into in depth. That is your desire to be a partner of choice for investors 

looking to team up. Is this part of your longer-term strategy in the office market consolidation? How 

should I view that statement? 

 

Mr. Stahli: It is a good question. Investors could be shareholders but at a certain point in time it could 

also mean that we are doing JV’s. Given where we are and given the business that we are building I 

would not be surprised that at some point people will come to us to team up to do investments 

together in the Dutch market. So, it is an open statement but it reads both ways. 

 

Jaap Kuin – ING: Thank you. I have two final questions, if I may. The first is on the focus of the 

traditional office portfolio. Could you maybe highlight the actual percentages of your target area you 

are looking at right now, so Randstad plus Eindhoven, Den Bosch, and Leiden? What is the 

percentage right now and where do you want this to be in let's say two years' time? 

 

Finally, you stated in the text but also in the call that you do not like the current share price in 

relation to a potential equity raise in case you needed one for acquisitions. Could you shed some 
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light on where the sensitivities are? I am not sure if you can comment on discounts end of year, but 

any further colour would be helpful. 

 

Mr. De Jong: Last time we met, I did not make a secret to tell you that I like the Randstad and the G4 

and that we intend to increase the share of the Randstad office portfolio, but we do not have any 

target. We want to make good deals. We want to focus on certain areas, but we don’t have specific 

targets.  

Your second question was about HNK, I guess. The focus will be on Amsterdam and Utrecht. These 

two areas within the G4 are the most important for us  where we would like to expand HNK in the 

future. 

 

Mr. Stahli: Your other question was about the share price, the NAV, equity issuance and when we 

may or may not do that. For us, the EPRA NNNAV is a reference point, more than the EPRA-NAV. We 

are below that; It is what it is. If and when there is an opportunity to do something that is right for 

shareholders, we will but, but we are not there at this point in time.  

 

Jaap Kuin – ING: Thanks a lot. That is very clear. Thank you for your answers. 

 

 

 Jean-Marie Cauchetaux – Degroof Petercam 

Good evening. My questions have been largely answered. Thank you! 

 

Mr. Stahli: You are welcome. Thank you. 

 

If there are no more questions, I would like to end this call by saying thank you very much. We are 

going to be on the road for the next couple of days, seeing investors but if you have any questions 

feel free to reach out to us. In the press release you have Dirk-Jan's number. We are available for the 

next couple of hours but also in the coming days to answer any other questions you may have. 

 

Thank you very much and speak to you next time. 
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___ 

End of call 
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