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GENERAL DATA

SUPERVISORY BOARD MANAGEMENT BOARD

J.R. Zeeman, chairman J.J.M. Reijnen, managing director
H.J. van den Bosch RA  J.Th. Schipper
M.J.C. van Galen R.J.J.M. Storms
C. Hakstege 

INVESTMENT ADVISORY BOARD

J.R. Zeeman, chairman
P.G.M. Boekweit 
M.J.C. van Galen
 

GENERAL MEETING OF SHAREHOLDERS
The General Meeting of Shareholders will be held on Thursday 22 March 2007 at 10:30 hours in 
Schouwburg Het Park, Westerdijk 4, Hoorn. The meeting’s agenda is available from the company.

FINANCIAL CALENDAR

General Meeting of Shareholders   22 March 2007
Publication of result for 2007Q1   18 April 2007
Publication of result for 2007H1 13 July 2007
General Meeting of Shareholders   27 September 2007
Publication of result for 1st three quarters of 2007   12 October 2007

DIVIDEND PAYMENTS

Establishment of final dividend for 2006Q4 22 March 2007
Listing ex-dividend 26 March 2007
Final dividend for 2006Q4 made payable 2 April 2007

Establishment of interim dividend 2007Q1 16 May 2007
Listing ex-dividend 17 May 2007
Interim dividend 2007Q1 made payable 24 May 2007

Establishment of interim dividend 2007Q2      16 August 2007
Listing ex-dividend     17 August 2007
Interim dividend 2007Q2 made payable     24 August 2007

Establishment of interim dividend 2007Q3 15 November 2007
Listing ex-dividend 16 November 2007
Interim dividend 2007Q3 made payable 23 November 2007
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FINANCIAL KEY FIGURES

  2006 2005 2004* 2003* 2002* 
Results (x 5 1,000)     

Gross rental income 91,939 88,432 87,073 84,634 78,053
Net rental income 80,111 76,925 75,332 73,167 68,455

Profit after tax 81,633 89,372 66,999 50,310 69,954

Direct investment result 48,510 46,635 45,327 44,171 41,564
Indirect investment result 33,123 42,737 21,672 6,139 28,390
Total investment result 81,633 89,372 66,999 50,310 69,954

Occupancy rate (in %) 93.8 95.8 96.1 97.1 98.2     
     
Balance sheet data (x 5 1,000)     
     
Investments 1,247,861 1,195,788 1,078,014 1,026,954 969,771
Shareholders’ equity 616,262 583,289 500,990 474,857 473,654
Debts to credit institutions 614,433 599,765 563,656 541,724 484,287

Ratio of shareholders’ equity to debts 
to credit institutions 50-50 49-51 47-53 47-53 49-51

Issued capital (in shares)     
   
Ordinary shares with a 
nominal value of 1 0.46 
at year end 35,774,117 35,774,117 33,774,117 32,774,117 32,140,578
Average number of 
outstanding ordinary shares 
in the financial year 35,774,117 33,915,761 33,223,571 32,619,333 30,921,365
     
Data per average outstanding     
ordinary share (x 5 1)     
     
Direct investment result 1.36 1.37 1.36 1.35 1.34
Indirect investment result 0.92 1.26 0.65 0.19 0.92
Total investment result 2.28 2.63 2.01 1.54 2.26
     
Data per share (x 5 1)     
Dividend 1.36 1.36 1.36 1.45 1.58
-Stock - - - 0.14 0.43
-Cash 1.36 1.36 1.36 1.31 1.15
Net asset value at year end 17.22 16.20 14.83 14.49 14.74
     
Average stock-exchange turnover     
(shares per day, without double counting) 35,478 35,895 33,556 22,864 23,255
High price 24.50 20.80 17.12 15.90 16.38
Low price 18.95 17.15 15.49 12.85 17.15
Last price 22.36 20.48 17.12 15.49 14.30
     
Investments (in %)     
     
Offices 44 43 47 47 47
Retail 42 41 36 36 37
Industrial premises 5 5 5 5 5
Residential 9 11 12 12 11

* Adjusted to the actual values of investments and financial derivatives as published at the time for comparative purposes.
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PROFILE

GENERAL

Nieuwe Steen Investments N.V. is a Dutch real estate investment company with variable capital. Nieuwe 
Steen Investments has its registered office in Hoorn; the company is registered in the Trade Register 
under number 36.040.044.

Nieuwe Steen Investments invests in high-quality Dutch real estate with a high initial yield. When 
making investment decisions, thorough consideration is given to the balance of risk and return. Nieuwe 
Steen Investments invests in offices, retail, large-scale retail, industrial and residential real estate. Nieuwe 
Steen Investments strives to achieve good diversification, both geographically and across the various real 
estate categories.

HISTORY

At the end of 1992, a group of successful businessmen led by Mr. J.R. Zeeman formed a plan to invest 
collectively in real estate. This led to the formation of Nieuwe Steen Investments on 1 March 1993. Nieuwe 
Steen Investments was granted a license from De Nederlandsche Bank N.V. within the meaning of article 2 
paragraph 67 of the Dutch Financial Supervision Act [Wet op het financieel toezicht] on 8 August 1995. This 
Act was amended on 1 September 2005 so that Nieuwe Steen Investments had to obtain a new licence, 
which was issued by the Dutch Authority for the Financial Markets on 13 July 2006. Since 3 April 1998, 
Nieuwe Steen Investments has been listed on the Official Market of the stock exchange maintained by 
Euronext Amsterdam N.V.

STRATEGY AND OBJECTIVES

The real estate investments are designed to generate a consistent and increasing total result per share, 
consisting of a direct result (rental income less costs and interest) and an indirect result (value appreciation of 
the real estate).

The policy focuses on achieving a direct investment result per year of at least 1 1.30 per share. This is 
achieved by means of a high return on real estate over the long term and by making use of the beneficial 
difference between the financing costs of outside capital and the return on real estate.

In its real estate investments, Nieuwe Steen Investments gives prominent consideration to the users. Nieuwe 
Steen Investments’ strategic policy is designed to optimally meet the changing needs of its tenants through 
portfolio renewal. Nieuwe Steen Investments prefers to invest in modern, adaptable and small-scale 
buildings in accessible locations with adequate parking facilities.

In the coming years, Nieuwe Steen Investments will focus on the active management of its real estate 
portfolio. The principal aims in this process will be quality and optimisation of the objects.

NIEUWE STEEN INVESTMENTS  ANNUAL REPORT 2006
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Since its foundation, Nieuwe Steen Investments has largely outsourced the daily management, or real estate 
management, to Zeeman Vastgoed Beheer B.V., in order to:
• optimise rental income;
• control exploitation costs;
• realise the best possible value of the real estate through adequate maintenance and the revitalisation of 
 the existing objects;
• to provide the greatest possible added value.

Nieuwe Steen Investments is not a real estate developer. The company limits itself to the purchase of 
turnkey projects and the optimisation of projects already in portfolio through revitalisation.

RISK MANAGEMENT

Investment in real estate involves risk. Nieuwe Steen Investments strives to limit risk in the following ways:

Purchase and sale policy
Nieuwe Steen Investments invests exclusively in the Netherlands, and strives to achieve good diversification, 
both geographically and across the various real estate categories. Nieuwe Steen Investments has an active 
investment policy, which also includes the renewal of the real estate portfolio and adjustment to changing 
market conditions. Nieuwe Steen Investments prefers to acquire only real estate that is let and that has a 
low risk of becoming vacant.

Financing policy
The real estate portfolio is in principle financed with a maximum of 50% outside capital. Nieuwe Steen 
Investments strives to conclude long-term loans at variable interest rates, and hedges its longer-term 
interest-rate risk using derivative instruments.

INVESTOR RELATIONS

Nieuwe Steen Investments strives to realise transparency and communication with its shareholders and 
potential shareholders. The company attaches value to the provision of information through road shows, 
presentations, press releases, semi-annual and annual reports, as well as providing information on its 
website. The annual reports are available in both Dutch and English at the offices of the company.

“Het Rietveld” in Apeldoorn
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FISCAL STATUS

Nieuwe Steen Investments is zero-rated for corporation tax, since it has the status of fiscal investment 
institution (in the sense of article 28 of the Dutch Corporation Tax Act [Wet op Vennootschapsbelasting]. 
The Act stipulates certain conditions thereto.

DIVIDEND POLICY

Nieuwe Steen Investments’ dividend policy is designed to make more or less the whole direct investment 
result available to its shareholders. To comply with the conditions attached to the status of fiscal investment 
institution, dividend distributed should be not less than the fiscal profit. NSI’s dividend policy is designed to 
distribute the direct result in cash in the form of interim dividends in May, August and November over Q1, 
Q2, and Q3 respectively, followed by a final dividend in March/April.

CLOSED-END INVESTMENT FUND

Nieuwe Steen Investments is a closed-end investment fund. This means that Nieuwe Steen Investments has 
no obligation to issue or repurchase its shares. Issuance and repurchase of shares are made on the decision 
of the Management Board, subject to the approval of the Supervisory Board.

EXCHANGE LISTING

Nieuwe Steen Investments gives everyone the chance to invest in a nation-wide high-quality real estate 
portfolio by purchasing its shares. Nieuwe Steen Investments shares are listed on the stock exchange of 
Euronext Amsterdam and registered under code 29232. ISIN-code: NL0000292324

NIEUWE STEEN INVESTMENTS  ANNUAL REPORT 2006
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THE SUPERVISORY BOARD

J.R. Zeeman (1934) Nationality: Dutch
Chairman Present function director of Stichting Prioriteit NSI,
 chairman of the Investment Advisory Board, 
 director of Stichting Garantie Woningbouw Jo Roelof Zeeman
 Previous function: director of Nieuwe Steen Investments N.V.,
 director/founder of Zeeman Vastgoed B.V.
 First appointed: 2004
 Current term: to 2008

M.J.C. van Galen (1943) Nationality: Dutch
 Present function director of Coribel B.V., 
 member of the Investment Advisory Board
 Previous function: managing director of Breevast N.V.
 Additional functions: chairman of the board 
 Stichting Continuïteit ASM International N.V.
 Supervisory directorships: B.V. Vereffenaar VBB, Blauwhoed
  Holding B.V., Valuas Services B.V., Valuas Vastgoed B.V., Utrechtse 
 Mij tot Stadsherstel N.V., Leydsche-Oranje Nassau Beheer B.V.,
 De Hypothekers Associatie B.V., Quion Groep B.V.,
 Stichting Sociale Huisvesting SSH te Utrecht
 First appointed: 2005
 Current term: to 2009

C. Hakstege (1939) Nationality: Dutch
 Previous function: Chairman of the Management Board of 
 Bouwfonds
 Supervisory directorships: Variant Groep B.V., 
 PRC/Bouwcentrum B.V.,
 De Meeuw Bouwsystemen B.V.,
 Van Hoogevest Groep B.V., Maeyveld B.V., 
 Berlage Winkelfonds Buitenland N.V.
 First appointed: 2001
 Current term: to 2007

H.J. van den Bosch RA (1949) Nationality: Dutch
 Present function independent management consultant 
 Previous function: financial director of Blokker B.V. 
 Additional functions: director of Maatschap Alliance 
 Supervisory directorships: Terberg Beheer B.V., 
 Terberg Leasing B.V., Rabobank Veenstromen, Antea 
 Participaties IV, Stichting Woonzorg Nederland, Smink Beheer B.V. 
 First appointed: 2006 
 Current term: to 2010
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REPORT OF THE SUPERVISORY BOARD

TO THE GENERAL MEETING OF SHAREHOLDERS

We have pleasure in presenting the annual report of Nieuwe Steen Investments N.V. for the 2006 financial 
year, as prepared by the Management Board. The annual financial statements have been audited by BDO 
CampsObers Audit & Assurance B.V. of Hoorn and an auditor’s report of approval is attached (pages 102-103). 
We recommend adoption of the annual financial statements. The discharge of the Management Board for 
the policy pursued in 2006 and of the Supervisory Board for the supervision it provided in 2006, without 
prejudice to statutory provisions, will be dealt with at the General Meeting of Shareholders on 
22 March 2007 as a separate agenda item.

COMPOSITION OF THE SUPERVISORY BOARD

At the General Meeting of Shareholders of 23 March 2006, Mr. A.J. Tuiten retired as a supervisory director, 
having served the maximum of three terms in this capacity. Mr. Tuiten is succeeded on the Supervisory Board 
by Mr. H.J. van den Bosch.

In view of the composition of the board, and partly prompted by recommendations in the area of corporate 
governance, the Supervisory Board has given preference to filling the vacancy left by Mr. Tuiten’s departure 
with a financial expert. Mr. Van den Bosch is a chartered accountant and has held various financial 
management positions. He currently has his own management consultancy company and is a supervisory 
director of various (not publicly listed) organisations.

According to the retirement rota, Mr. C. Hakstege will step down at one of the General Meetings of 
Shareholders during 2007. Mr. Hakstege has indicated that he is available for reappointment for a new term 
of four years.

In view of the size of the Supervisory Board, it has been decided not to appoint separate key committees as 
mentioned in the Tabaksblat code.

Regarding the Corporate Governance code, only Mr. Zeeman, as an ex-managing director of the company, 
is not an independent member of the Supervisory Board. Besides that, the Supervisory Board meets the best 
practice provisions regarding matters such as independence and expertise.

OPERATION OF THE SUPERVISORY BOARD

The Supervisory Board met on nine occasions for its regular meetings during the reporting year. All the 
meetings were attended by all members of the Supervisory Board and the Management Board, on one 
occasion for part of the meeting. Three supervisory directors attended all meetings, one supervisory director 
attended eight meetings. Besides the regular meetings, the Supervisory Directors were in regular contact as 
a body, with each other individually, and with the members of the Management Board.

Regularly recurring issues discussed at board meetings were the company’s strategy, the risks, the 
company’s objectives and policy, the development and future of Nieuwe Steen Investments, the financial 
reports and the development of the results. Developments in the real estate markets and the effects thereof 
on the composition and growth potential of the real estate portfolio and the occupancy rate were fully 
discussed and evaluated.

NIEUWE STEEN INVESTMENTS  ANNUAL REPORT 2006
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Particular attention was devoted to IFRS (International Financial Reporting Standards) and specifically the 
effects of this on the valuation system used by the company. Matters such as the financing policy, the 
system of internal controls and risk control procedures and corporate governance policy were also 
continuously given the necessary attention.

The Supervisory Board has evaluated the performance of itself, the individual supervisory directors, the 
Management Board and the individual directors without the presence of the Management Board.

No transactions occurred during the reporting year involving conflicting interests between the company and 
managing or supervisory directors. There were no transactions between the company and a shareholder 
owning 10% or more of the company’s shares.

In its assessment of investment decisions regarding the portfolio, the Supervisory Board is assisted by the 
Investment Advisory Board. Matters relating to the composition and remuneration of the Management Board 
are discussed with the Management Board of Stichting Prioriteit NSI.

Further strategic considerations
The company’s strategy was thoroughly analysed and evaluated with the management board. In particular, 
the point was discussed that the management board took the view that in the current market conditions the 
company’s basic strategic principles were limiting the potential for the growth and profitability of the 
portfolio. This point is extensively discussed in the report of the management board in this annual report. 
Within the context of an exchange of ideas regarding strategy, several alternative policy scenarios were 
discussed which would give the management board more flexibility in its financing and investment policy. 
It was also noted that several parties were interested in the real estate portfolio and/or the company.

Based on the discussions with the management board regarding strategy and the potential interest from 
third parties, it was decided to appoint an external consultant to support the company in the formulation of 
a strategic orientation and in taking inventory of the interest shown in the company and/or the real estate 
portfolio in the market. The basic principle was the creation of optimal conditions for the future 
development of the company, taking account of the interests of all those involved in the company, including 
the shareholders, the management, the personnel and other stakeholders.

“Spectrium” in Assen
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CORPORATE GOVERNANCE

The Supervisory Board values a transparent structure, a clear policy and the maintenance of  accountability 
to its shareholders. The further development and implementation of the company’s corporate governance 
structure therefore is a permanent focus of attention.

The policy and the deviations from the Dutch Corporate Governance Code were put to the vote at the 
General Meeting of Shareholders in September 2004, and were adopted by the shareholders. Changes to 
the corporate governance policy will be put to the General Meeting of Shareholders for approval, and the 
issue of corporate governance will be an annual regular agenda item.
The Supervisory Board is of the opinion that the company hereby is in compliance with the requirements 
of the Dutch Corporate Governance Code; further details are given in the separate section on Corporate 
Governance on page 21.

REMUNERATION REPORT

The remuneration of the Management Board is established by the Supervisory Board. The company in 
principle pays a fixed remuneration to the directors, and does not grant options, loans or guarantees to 
directors or supervisory directors. The level of remuneration is set as far as possible in line with the market 
for the position in question, and is also naturally related to the knowledge, experience and qualities of the 
individuals concerned.

With regard to the fixed remuneration of the Managing Director, the board is of the view that in light of the 
above, the level is appropriate. This means that this fixed salary will not increase by more than the rate of 
inflation. Regarding the fixed remuneration of the other directors, a system has been chosen whereby this 
will increase to a higher level in the coming years, subject to conditions. If the board considers it appropriate, 
exceptional performance may be compensated by a variable payment.

The remuneration of the Management Board was in line with the remuneration policy. The fixed salary paid 
to Ms. Reijnen was adjusted for inflation in 2006 and amounted to 1 292,000 (2005: 1 287,000). Messrs. 
Storms and Schipper each received a fixed annual salary of 1 164,000 (2005: 1 151,000).

NIEUWE STEEN INVESTMENTS  ANNUAL REPORT 2006
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In view of the company’s performance, in particular the ability to maintain the level of the direct result per 
share despite many expiring leases in the offices segment, rising short-term interest rates and the 
outperformance with regard to the occupancy rate, the board decided to award the three managing 
directors with a bonus of 1 30,000.

The contracts with the directors do not contain any term of appointment or maximum remuneration in the 
event of involuntary dismissal (see notes on page 90). Details of the remuneration of the Management and 
Supervisory Boards are given on page 90 of this report.

The company’s remuneration policy is stated on its website. The Supervisory Board does not foresee any 
significant changes to this policy in the coming years.

Stichting Prioriteit NSI establishes the remuneration of the supervisory directors. The remuneration of a 
supervisory director is not related to the results of the company. In 2006 the remuneration of supervisory 
directors amounted to 1 20,000 per year, and for the chairman 1 25,000 per year. The remuneration in 
2007 will be the same as in 2006.

PROPOSED FINAL DIVIDEND 2006

The company’s dividend policy is to distribute the entire direct result as cash dividend quarterly. In line with 
its dividend policy, the company has distributed a total of 1 1.02 per share in cash dividend quarterly over 
the first three quarters of 2006.

The Supervisory Board approves the Management Board’s proposal to distribute the remaining direct 
investment result in the form of a sum of 1 0.34 per share as final dividend for 2006. The total dividend for 
2006 is therefore 1 1.36 per share.

CONCLUSION

Nieuwe Steen Investments has had a good year in which the Management Board has been able to a large 
extent to realize its objectives and expectations with regard to the portfolio, the occupancy rate and the 
direct investment result. In view of the market conditions in which this was achieved, this is a good 
performance. The Supervisory Board wishes to express its appreciation for the efforts made by the directors 
and employees of the company during the reporting year.

Hoorn, 15 February 2007

The Supervisory Board

J.R. Zeeman, chairman
H.J. van den Bosch RA 
M.J.C. van Galen
C. Hakstege
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REPORT OF THE INVESTMENT ADVISORY BOARD

The Investment Advisory Board represents the Supervisory Board in the assessment and approval of the 
purchase and sale of investments, investment and developments in the real estate portfolio and monitors 
the implementation of the company’s investment policy. Transactions involving a sum larger than 15% of 
shareholders’ equity (thus approximately 1 90m at present) also require the approval of the full Supervisory 
Board.

COMPOSITION

The Investment Advisory Board consists of three natural persons, with at least one member serving as a 
supervisory director of the company. Two of the members of the Investment Advisory Board are also 
supervisory directors. The members of the Investment Advisory Board are appointed and dismissed by 
the Supervisory Board.

ACTIVITIES

The Investment Advisory Board met with the Management Board on 11 occasions during the reporting year. 
Extensive consultation took place, on the basis of well-formulated written information. Proposed investments 
and divestments were discussed at length and tested against the strategic and financial principles set and 
approved by the Management and Supervisory Boards. Members of the Investment Advisory Board visited 
the objects proposed for purchase in most cases.

There was regular consultation with the Management Board regarding developments in the Dutch real 
estate market and the effects of this for the composition and diversification of the portfolio. Much attention 
was also devoted to improvement processes for parts of the portfolio in order to maintain quality and 
rentability. The decision made in 2006 to divest the residential portfolio was extensively discussed and 
evaluated for the consequences of this for the company’s financial and investment policy.

The discussions held by the Investment Advisory Board were regularly reported to the Supervisory Board.

The Investment Advisory Board is grateful to the Management Board and all employees for the professional 
way in which proposals were prepared and the constructive way in which deliberations could be conducted.

Hoorn, 15 February 2007

The Investment Advisory Board

J.R. Zeeman, chairman
M.J.C. van Galen
P.G.M. Boekweit 

NIEUWE STEEN INVESTMENTS  ANNUAL REPORT 2006
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REPORT OF THE MANAGEMENT BOARD

INTRODUCTION

Popularity as an investment is making real estate funds vulnerable
For Nieuwe Steen Investments, 2006 was a year of hard work. A year in which the focus was on letting and 
managing the real estate portfolio. These efforts were rewarded with an excellent direct investment result 
that remained at the same level, and therefore provided the same amount of dividend for our shareholders: 
a real achievement, considering the difficult market and the development of the portfolio in which many lets 
expired and interest rates rose by one percent. 2006 was also the year in which the far-reaching decision 
was taken to sell the residential portfolio, and in which long and hard consideration was given to the future 
of Nieuwe Steen Investments. The increasing interest in real estate as an investment has pushed market 
prices to a point where they are an obstacle to growth at an acceptable yield.

Investment and management is an art
Investing and managing investment properties is an art: a profession that demands highly developed skills. 
It is like sailing; when a storm is raging, the good sailors distinguish themselves from the bad ones. These 
therefore are years in which we can demonstrate our quality.

Nieuwe Steen Investments has always striven to distinguish itself by its focus on the Netherlands and by the 
quality of its real estate. In our view, this could only be guaranteed by investing in our own management 
organisation. However it appears that attention to qualitative good management is fading, and that real 
estate is seen mainly as a financial instrument.

Real estate is popular with all investors, both private and professional, as can be seen from the share price. 
The effect of this is that real estate is increasingly seen as a purely financial product. Many of the 
qualitative aspects of our profession, such as good daily and operational management, are being forgotten 
for the sake of convenience. As in the financial markets, people are focusing only on the quantitative aspects 
and the generation of cash flow. In today’s market, few transactions are purely based on ‘bricks and mortar’, 
as the bricks and mortar are being used as the basis for modern financing products. These financing 
techniques then create more room to pay higher prices for the real estate itself.

“Kersenboogerd” in Hoorn
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Tension between growth and result
As a traditional ‘bricks and mortar’ investor, the question of how far we should participate in this trend was 
a regular consideration in 2006. Nieuwe Steen Investments has always focused on the quality of the real 
estate, the location and the tenant, and treated the financing method as a supplementary issue. Nieuwe 
Steen Investments has a conservative financing policy. As a result, we were able to acquire only a few new 
investments in 2006, purely because the competition had more possibilities, and in most cases was prepared 
to pay more. This issue is an important dilemma for the development of Nieuwe Steen Investments. Growth 
is important to be able to create value for shareholders. However higher market prices, and therefore more 
expensive acquisitions, put pressure on the result. The sale of older properties is another means to improve 
quality, but sales also put pressure on the result. Of course, we could also decide to embrace the current 
view of real estate investment, and use the room provided by innovative financing methods to pay higher 
prices. This would enable us to maintain an acceptable return, but it would also lead to a higher risk profile. 
Portfolio growth is therefore possible, but this will (with the current financing principles) put pressure on the 
direct result, while risk will increase.
So far, the priority has been the profitability of the portfolio and the shares, for these reasons.

Hype or true rally?
If the result and/or the financing methods available allow for higher purchase prices, the question remains 
whether these higher prices are sustainable in the longer term. The use of finance on attractive terms with 
shareholders’ equity and/or outside capital in today’s market must not lead to a situation in which we are 
forced to make substantial markdowns in the portfolio in a few years’ time. The issue is not only about the 
effects and the result in the short term, it is very much about the effects of the policy in the longer term.

The development of interest rates has always had a strong influence on the pricing of real estate 
investments. Falling interest rates have been an important driver of higher real estate prices in recent years, 
and increased attention to real estate as an investment category. It is therefore remarkable that the rise in 
short-term interest rates has had no noticeable effect on the pricing of real estate investments. This is 
probably because long-term interest rates are still at relatively low levels. Normally, a rise in interest rates 
would negatively affect the pricing of the investments.

Another possible factor is the nature of real estate in the Netherlands compared to the rest of the world. 
Dutch real estate is relatively cheap in international terms. This could mean that prices will stay high for the 
time being.

“Kersenboogerd” in Hoorn



20

Is growth necessary?
The decision to have the company publicly listed was indirectly a decision to go for growth. The added value 
of a listing is the liquidity of the shareholders’ equity and, perhaps more importantly, permanent access to 
the capital markets.
The degree of liquidity, however, also depends on the company’s performance relative to other listed stocks 
in the sector. Laggards are punished by the market. Moreover, a significant part of the daily liquidity of listed 
stocks is determined by trading by private investors. Nieuwe Steen Investments is fortunate to have a large 
number of private shareholders. But much more stringent regulation to protect the interests of private 
investors has sharply increased the costs of issuance and placement of shares to private investors. Private 
placement with institutional investors is much less complicated, and a market listing is not required.

Limited alternatives
Scale is also an important part of the future strategy of Nieuwe Steen Investments. Growth is necessary to 
create increased value and shareholder value.
As stated above, the room for growth in the current portfolio allocation is limited. High-quality offices, retail 
and industrial premises have become so expensive that an investment would negatively affect the result. 
Investment in residential real estate generates a gross direct result that is actually less than the net financing 
costs. This is the main reason Nieuwe Steen Investments is selling its residential portfolio.

We have also looked carefully at alternative investment opportunities in the Netherlands. Investing in 
infra structure (tunnels, bridges, etc.) can be an attractive type of investment over time, but this segment is 
not yet really developed in the Netherlands. The leisure market (hotels, recreation parks) is also potentially 
an attractive market, but the results are very dependent on the operation. To be successful in this area, 
Nieuwe Steen Investments would have to invest in expert know-how. The same applies to project 
development, where investment in knowledge would only be profitable with a larger portfolio. The current 
portfolio is not sufficiently large for this. The health care sector is another potentially profitable market, but 
the size of health care complexes is, generally speaking, too large in relation to the size of the Nieuwe Steen 
Investments portfolio.

In summary, the conclusion is that growth is necessary for a healthy future, but that the potential for growth 
in the Dutch market is limited. Internationalisation of the portfolio could offer a solution; for investments 
outside the Netherlands, however, expertise with regard to local markets is vital. By building up the 
necessary expertise in these markets, or through cooperation with parties who have this knowledge, the 
present lack of know-how in this area could be remedied.

Conclusion
Nieuwe Steen Investments will retain its basic principles for the time being. In view of the market 
developments and the company’s public listing, the company will not deviate from its basic principles. 
New opportunities and basic principles for the future of Nieuwe Steen Investments will be closely studied, 
with a focus on shareholder value in the long term.
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STRATEGY AND OBJECTIVES

Nieuwe Steen Investments strives to construct and exploit a high-quality real estate investment portfolio 
diversified over several categories with objects located exclusively in the Netherlands. An investment 
portfolio that forms the basis for a high, but above all sustainable direct investment result that then is 
entirely distributed as dividend to the shareholders.

In the current market, the achievement of these objectives, as in former years, rests in 2007 on the following 
pillars.

1. Optimisation of the occupancy rate
Our first prority is to maximise the portfolio’s occupancy rate. Certain rental agreements and rent guarantees 
will expire in 2007, particularly in the offices market. Nieuwe Steen Investments must deploy its strengths to 
retain tenants after expiration and find a balance in conditions acceptable to both parties.

The highest possible occupancy rate is the best guarantee of the optimisation of rental income and the 
continuity of the result in this period of intense competition in the offices market. Moreover, the income 
stream is the best guarantee of the value of the object, and lastly it is also important for the physical 
maintenance conditions of the objects that they are in use.

2. Portfolio policy
Nieuwe Steen Investments strives to achieve further growth of the portfolio, as long as the objects acquired 
meet our quality and return requirements. Growth is not an objective in itself, and high growth is not actually 
necessary. New investments are welcome if they can contribute to the quality and quantity of the income 
stream over the short and the long term. Acquisitions may concern individual objects, but the company also 
looks at portfolios. In today’s competitive market, Nieuwe Steen Investments must be attentive to any 
opportunities that arise. We remain alert to be able to take advantage of investment opportunities on  
conditions that are acceptable to us.

The optimisation of the portfolio is also part of the active portfolio policy, and receives continuous attention. 
Active portfolio management is a combination of purchases, sales and investment in the current portfolio.

3. Cost control
The real estate portfolio is the basis for the income, so its quality must always be the highest priority. This 
does not mean that cost efficiency does not contribute to the result. Cost management for the real estate 
portfolio is not an end in itself; to keep the real estate let and in good condition, one-off costs have to be 
incurred now, some of which can be predicted but others not, especially in the current rental market where 
every effort is required. However these costs are necessary to generate future income.
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MANAGEMENT AND ORGANISATION

Management
Nieuwe Steen Investments has a Management Board of three persons. Mrs. J.J.M. Reijnen is Managing 
Director, and is responsible for general policy, finance and Investor Relations. Mr. J.Th. Schipper is Director of 
Asset Management, with responsibility for acquisitions and divestments policy. Mr. R.J.J.M. Storms is Director 
of Real Estate Management and is responsible for the optimal exploitation of the portfolio.

NSI Management B.V.
NSI Management B.V. is the management company dealing with the organisational and financial aspects of 
the fund management. NSI Management B.V. is a small but efficient and decisive organisation, which at the 
end of 2006 had 11 employees (including directors).

Besides carrying out duties and responsibilities for Nieuwe Steen Investments as a listed company and 
providing the best possible financing, NSI Management B.V. is also responsible for the management of the 
investment portfolio regarding:
• purchase and sale of real estate;
• guaranteeing the quality of the properties;
• monitoring and directing  the day-to-day management.

The intention is to carry out tasks professionally as far as possible in-house, without losing the compactness 
of the organisation. This is done by means of a practical, direct approach.

Daily management by external managers
To strictly limit our focus to asset management and fund management, and to keep the organisation 
compact, the management of the real estate has in fact been outsourced to professional managers since 
the company’s incorporation. Zeeman Vastgoed Beheer B.V. is by far the most important party in this respect. 
Services are also provided by WPM Winkelcentrummanagement B.V. and RVM Vastgoedmanagement B.V.

The real estate managers are the operational executives who carry out the company’s policy. Particularly in 
today’s market, where tenants are very valuable ‘assets’, it is important to be able to respond quickly and 
decisively if the situation so requires.

The way in which the owner and the real estate managers formulate and set up their cooperation is subject 
to change. Market conditions and the skills required with respect to these conditions, as well as the 
composition of the portfolio, are the determining factors for the best organisation of the daily management. 
The company intends to determine the optimal real estate management strategy during 2007, in 
consultation with its managers. Efficiency, organisational aspects and of course return considerations will 
be the leading issues.
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CORPORATE GOVERNANCE

Introduction
In accordance with the Dutch Corporate Governance Code, this section gives a general description of the 
company’s corporate governance structure, including compliance with the best-practice provisions. A 
detailed list of the best-practice provisions is given on the Nieuwe Steen Investments website.

Management
The management’s duty is the management of the company, which includes responsibility for the 
realisation of the company’s objectives, its strategy and policy and the associated development of the result. 
The Management Board reports to the Supervisory Board, which in turn reports to the General Meeting of 
Shareholders. In the exercise of their duties, the Management Board and the Supervisory Board focus on the 
interests of the company and its associated business, taking the interests of the company’s stakeholders into 
consideration. The Management Board is responsible for compliance with relevant legislation and regulation, 
the management of the risks involved in the company’s business and the financing of the company. The 
Management Board reports on these matters to the Supervisory Board. The Management Board is 
responsible for the quality and the completeness of the company’s published financial information. The 
Supervisory Board is responsible for ensuring that the Management Board fulfills these responsibilities. The 
Management Board has established the company’s strategy with the approval of the Supervisory Board.

The directors are appointed by the General Meeting of Shareholders from candidates with a binding 
nomination by Stichting Prioriteit NSI. The remuneration of the directors is set in accordance with the policy 
stated in the remuneration report. The proposed remuneration of the Management Board is submitted to 
the General Meeting of Shareholders for approval. The Supervisory Board prepared a remuneration report in 
2005. A decision by the General Meeting of Shareholders for the dismissal or suspension of a director can 
be taken by an absolute majority of votes representing more than 50% of the issued capital.

Supervisory Board
The main duty of the Supervisory Board is to monitor the operations of the company and to provide the 
Management Board with advice and guidance. In fulfilling this duty, the Supervisory Board takes account of 
the interests of all stakeholders. In its role as monitor, the Supervisory Board focuses on the achievement 
of targets and strategy. The Supervisory Board also monitors the proper execution of risk management and 
internal control systems, the real estate and financial reporting process and compliance with legislation and 
regulation. Lastly, the Supervisory Board determines the company’s remuneration policy and confirms the 
individual remuneration of directors on the basis of this policy.

The Supervisory Board is responsible for the quality of its own operation, and consists of at least three 
members. The Supervisory Board strives to achieve a situation in which the experience and expertise of its 
members are appropriate to the operations and strategy of Nieuwe Steen Investments. The composition of the 
Supervisory Board is such that it can operate independently and critically with regard to the Managament 
Board and/or any other interest group. All supervisory directors, with the exception of Mr. J.R. Zeeman, 
are independent of the Management Board. A supervisory director is considered to be independent if the 
dependence criteria stated in the code do not apply. The Supervisory Board has prepared a profile for its size 
and composition.

The Supervisory Board elects a chairman and a vice-chairman from among its number.

Decisions to enter into transactions involving conflicting interests of supervisory directors require the 
approval of the other supervisory directors. The Supervisory Board is also responsible for decisionmaking 
regarding conflicting interests of directors, supervisory directors and the external auditor in relation to the 
company.
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In the annual financial statements under ‘affiliated parties’, transactions are reported in accordance with the 
Financial Supervision Act and the IFRS between the company and directly interested parties, including the 
Management Board and the supervisory directors, as well as those involving one or more affiliated parties. 
The extent to which the transactions were carried out in line with market conditions is also reported.

The supervisory directors are appointed by the General Meeting of Shareholders from candidates with a 
binding nomination by Stichting Prioriteit NSI. Stichting Prioriteit NSI establishes the remuneration of the 
supervisory directors. According to the articles of association, the supervisory directors step down 
according to a rota. In view of the current composition of the Supervisory Board (four members), each 
supervisory director is appointed for a maximum of four years. Proposals to the General Meeting of 
Shareholders for appointment or reappointment are submitted with substantiation. In case of a 
reappointment, account is taken of the performance and operation of the candidate in their capacity of 
supervisory director. The regulations applying to the Supervisory Board state that a supervisory director 
can sit on the Supervisory Board for a maximum of 12 years. A decision by the General Meeting of 
Shareholders for the dismissal or suspension of a supervisory director can be taken by an absolute majority 
of votes representing more than 50% of the issued capital. The Supervisory Board has moreover decided 
to act as the audit committee, the remuneration committee and the selection and appointment committee, 
since it only consists of four members.

The Supervisory Board meets at least four times a year according to a fixed schedule. There is also a special 
meeting at which the operation of the Supervisory Board, its relationship with the Management Board and 
the composition, evaluation and remuneration of the Management Board is discussed without the 
Management Board being present. The profile which supervisory directors should meet is evaluated annually 
and amended if necessary.

In view of its size, the company has no internal audit department. The Supervisory Board discusses the 
findings of the external auditor regarding the company’s internal control environment with the Management 
Board and the external auditor.

The Supervisory Board monitors the internal control structure and procedures and the assessment of the 
risks faced by the company and its subsidiary companies. There is no reason to doubt that the operation of 
the systems and procedures was in accordance with their intended aims during the 2006 financial year.

“De Hoofdveste” in Houten
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(General Meeting of) Shareholders
General Meetings of Shareholders are convened by the Management Board or the Supervisory Board. The 
General Meeting of Shareholders is held every six months, at the end of March and in the middle of 
September. The following issues are discussed at the General Meeting of Shareholders: the annual report, 
the adoption of the annual financial statements, the appropriation of the profit, the discharge of the 
Management Board and Supervisory Board and decisions regarding any vacancies, and any other agenda 
items. Decisions that affect the company and its risk profile require the approval of the shareholders. In 
accordance with the articles of association, the Management and/or Supervisory Board will place items on 
the agenda proposed by shareholders.

Shareholders who individually or collectively represent 10% of the issued capital may request the 
Management and/or Supervisory Board to convene a General Meeting of Shareholders. Shareholders have 
the right to cast one vote for each ordinary share they hold, and may cast their votes by proxy if necessary.
Decisions of the General Meeting of Shareholders are taken by a simple majority of votes cast, unless under 
statute or the articles of association a larger majority is required. To enable shareholders who wish to cast 
their votes without attending the meeting to make a proper analysis, the agenda and associated documents 
will be made available at least 15 calendar days in advance on the website and at the offices of Nieuwe 
Steen Investments.

The draft minutes of the General Meeting of Shareholders will be placed on the company’s website within 
three months of the meeting taking place. Shareholders will be invited to submit comments on the draft 
minutes during a three-month period. After this period, the minutes will be confirmed by the Supervisory 
Board at its next meeting, taking account of any comments made. The Management Board and the 
Supervisory Board will provide the General Meeting of Shareholders with all the required information, 
unless this would be seriously against the company’s interest.

“De Hoofdveste” in Houten
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External auditor
The external auditor is appointed by the General Meeting of Shareholders and attends the meeting of the 
Supervisory Board with the Management Board at which the annual figures are discussed and established. 
The quarterly, semi-annual and annual figures published in press releases are not checked by the external 
auditor, but they are discussed with the external auditor prior to publication. The General Meeting of 
Shareholders is entitled to put questions to the external auditor regarding the report on the true and fair 
view of the annual financial statements. The external auditor is entitled to speak at the meeting. The annual 
financial statements are audited by the external auditor.

Compliance with the code
After the publication of the Dutch Corporate Governance Code in December 2003, the Supervisory Board 
and the Management Board extensively discussed the effect of the Code on the company’s corporate 
governance structure. Various codes and regulations have been prepared and implemented for the company 
and its subsidiary companies.

The company complies with all the best-practice provisions of the Code with the exception of five, and has 
amended its articles of association to bring the company’s corporate governance structure further in line 
with the Code. These amendments were discussed and approved at the General Meeting of Shareholders 
held on 2 September 2004. All the implemented or amended codes and regulations are available on the 
company’s website.

“Hamdorff” in Laren
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The five best-practice provisions the company does not fully comply with, or for which an explanation is 
required, are:

- Length of appointment to the Management Board (II.1.1 of the code) and termination 
 payments to directors (II.2.7 of the code).
 Since March 2004, the Management Board of Nieuwe Steen Investments has consisted of three directors. 

At the time of their appointment, all three directors had been employed by the company for many years, 
and their employment contracts do not provide for an appointment term of four years or a maximum 
amount in the event of involuntary dismissal. Nieuwe Steen Investments has decided not to change the 
employment contracts in this case. The company is also of the opinion that it is not appropriate to agree 
a termination or dismissal payment in advance. This is not possible until the circumstances causing this are 
known.

- Regulations regarding ownership and transactions in securities other than those of the 
 company (II 2.6 and III 7.3 of the code).
  In deviation from best-practice provisions II.2.6 and III.7.3, Nieuwe Steen Investments has decided not to 

implement a separate regulation for managing or supervisory directors regarding ownership of or 
transactions in securities other than those issued by the company. Regulations already are in place for 
ownership of and transactions in securities issued by the company under the Dutch Securities 
Transactions Supervision Act [Wet toezicht effectenverkeer 1995], with a reporting requirement for 
managing and supervisory directors. This regulation has a wide scope and is not limited to transactions in 
securities issued by the company. The regulation prohibits any transaction that could appear to be based 
on use of price-sensitive information. A separate regulation on this issue is considered to be excessive.

- The chairman of the Supervisory Board is a former director of the company 
 (III 4.2 of the code).
 At the General Meeting of Shareholders of 25 March 2004, Mr. J.R. Zeeman was appointed a supervisory 

director and thereafter appointed by the Supervisory Board as its chairman. This appointment deviates 
from best practice provision III.4.2 of the Code, since Mr. Zeeman has been a managing director of the 
company. It was however decided to propose the appointment of Mr. Zeeman, since as founder of and 
shareholder he is intimately connected with the fate of Nieuwe Steen Investments. Mr. Zeeman also has 
an extensive network of contacts, which - in addition to his huge experience and expertise - remains in 
this manner at the disposal of Nieuwe Steen Investments.

“Hamdorff” in Laren
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RISK MANAGEMENT
Investment in real estate involves risk, as does any business. The exploitation of real estate investments 
(subsequent to the investment decisions) however is predictable to a certain extent, in view of the long-
term nature of the rental agreements. A real estate investment is, however, certainly not free of risk, also 
with regard to its exploitation, it is affected by internal and external factors such as general economic 
developments, which influence factors like the development of rents, interest rates, the occupancy rate and 
debtor risk.

Good management involves recognising these risks as well as  maintaining the best possible control and 
oversight with respect to these risks. The main risks for Nieuwe Steen Investments can be specified as 
strategic, operational, reporting and compliance-related risks. These risks and the control mechanisms in 
place are described below.

A. Strategic risks
These risks are significantly determined by the strategic choices made by Nieuwe Steen Investments to limit 
its exposure to external factors.

Portfolio risk
The control of strategic risks is primarily implemented in our decision-making process regarding the 
following:
• where we invest (location risk),
• what we invest in (category risk),
• when we invest (with reference to economic and real estate market cycles),
• and how much we want to invest (risk/return ratio).

Our strategic choice for diversification both geographically and across categories makes us less vulnerable in 
uncertain economic conditions. Our strategic decision to invest only in Dutch real estate does entail limited 
diversification, but is due to the fact that we would have to deal with a multitude of markets/economies, 
with the associated currency risks.

The total portfolio risk is controlled by diversification across investment categories, geographical locations, 
the size of the objects and the quality of the tenants.
Nieuwe Steen Investments applies a thorough investment selection and decision-making procedure. Nieuwe 
Steen Investments uses an internal calculation model to determine the expected future return from an object 
under consideration for acquisition. This expected return is then compared to the return we require on the 
basis of the estimated risk profile.

The stable and predictable cash flows generated thus far by our exploitation show how the company deals 
with strategic risks.

Financial risks
The most important and controlled financial risks are access to capital, liquidity, derivative instruments and 
interest rates. Nieuwe Steen Investments closely monitors its cash flows, the hedging of its interest costs, the 
ratio of shareholders’ equity to outside capital, the maturity dates of interest and debts and the maturities 
of the derivative instruments. The real estate sector is capital-intensive. Access to capital at low cost, either 
through share issues or loans, is essential for the controlled growth of the portfolio.

Liquidity risk
Nieuwe Steen Investments uses a strategy of staggering the maturities of its loans to limit liquidity risk.

The company also has flexible long-term portfolio loans (which allow for penalty-free redemption and 
withdrawals up to agreed amounts) and credit facilities. Nieuwe Steen Investments took out three portfolio 
loans during the reporting year to increase the company’s flexibility. 
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Interest-rate risk
Interest-rate management requires understanding of the nature and size of the risk and its possible effects. 
Interest-rate risk management makes it possible to control the costs of finance.
As the company has chosen to enter into long-term fixed-rate mortgage loans or to use derivatives to 
hedge the interest-rate risk of variable rate loans for a longer-term period, the loan portfolio is only subject 
to changes in interest rates to a limited extent. This means that the opportunity to profit from falling interest 
rates is very limited. The intention is to manage interest-rate risk in such a way that Nieuwe Steen 
Investments can offer consistent earnings to its shareholders.

Credit risk
Nieuwe Steen Investments minimises the risks associated with possible non-compliance by 
counterparties by entering into transactions with a number of large financial institutions for its loans and 
derivative instruments. The counterparty risk arising from these transactions is limited to the costs of 
replacing these contracts at the current market rate in the event of non-compliance. Nieuwe Steen 
Investments considers the risk of losses as a result of non-compliance to be extremely low.

B. Operational risks

Nieuwe Steen Investments continually evaluates developments in the real estate market, both at the time of 
acquisition as well as during the period of investment in the real estate object. Operational risks are 
controlled by means of an adequate and effective Real Estate Management system. In practice, this means 
the maintenance and application of procedures for:
• screening tenants when entering into rental agreements;
• monitoring rental arrears;
• timely anticipation of future rental terminations and agreement reviews;
• monitoring the occupancy rate;
• controlling exploitation costs;
• reviewing the quality of an object;
• timely maintenance;
• concluding adequate insurance;
• ensuring that objects meet prevailing statutory and regulatory requirements.
For many objects, maintaining a high standard of management is essential for maintaining returns over the 
long term.
The company cannot control all the stated risks itself. Nieuwe Steen Investments depends in part on the 
co-operation and behaviour of its tenants. With regard to insurance, not all risks are covered: certain 
disasters are entirely or partially excluded from coverage (for instance natural disasters and terrorism).

Developments in the rental market
The company’s strategy is designed to prevent tenants from wishing to terminate their rental agreement 
when it expires. This means that negotiations are necessary regarding the conditions of an extension. If at 
the time of extension the market rent is lower than the contractual rent, the vacancy will not increase but 
the rental income will nonetheless decline.

Regarding the contracts in the retail, residential and industrial categories due to expire in 2007/2008, the 
company takes the opinion that at the moment there are no significant differences between the market rent 
and the contractual rent.

While the situation varies widely between individual objects, in the current market there is to a limited extent 
a significant difference in the offices portfolio. Assuming the average difference between the market rent 
and the contractual rent to be 10% at the time of expiration, the effect of this, based on the rental contracts 
expiring in 2007 in the offices category, would be 1 0.5m, which - based on the shares outstanding at end 
2006 - amounts to just over 1 0.01 per share.



30

Occupancy rate
The degree of vacancy is important because it leads to loss of rent, while the fixed costs, insurance and 
non-recoverable service costs continue to apply, and reletting involves costs which in some cases can be 
significant. An increase or decrease in the vacancy in the current portfolio of 1 % can amount to an annual 
decrease or increase of 1 1m in rental income, which on the basis of the outstanding shares at end 2006 
amounts to approximately 1 0.03 per share.

The valuation of real estate
Nieuwe Steen Investments identifies a number of risks associated with valuation. The value of a particular 
object can decline and the cash flow return can be less than optimal. Acquisition and divestment of real 
estate may take place in less favourable economic times and on less favourable conditions. Movements in 
returns may turn out to be structural and not a one-off event. Starting in 2006, the real estate revaluation 
result is an integral part of the profit and loss account and this can have a significant effect on the total 
investment result.

The valuation of real estate is not an exact science, it is a combination of thorough regional and local 
knowledge of the market, professional experience and the correct use of good valuation models. 
Movements in value of plus or minus 10% are considered acceptable in the real estate world in some cases. 
The volatility of the total investment result will thus increase; a 1 % revaluation of the real estate portfolio 
will have an effect of around 1 12m, which based on the number of shares outstanding at end 2006 would 
amount to approximately 1 0.35 per share.

C. Risks from legislation and regulation

Legal risks
The ownership and exploitation of real estate is subject to statutory provisions, including legislation on real 
estate rental which varies per category (residential, retail, offi ces). Changes in legislation can mean changes in 
the relationship between owner and tenant, or buyer and seller, which may involve fi nancial consequences.

In addition to legislation related to the exploitation of real estate, the company is subject to strict legislation 
and regulation, in particular as a listed investment institution.

Tax risks
Taxes play an important part in investing in real estate, and include: corporate income tax, real estate transfer 
tax, value-added tax and local taxes.

Corporation tax
Nieuwe Steen Investments is a fiscal investment institution, whereby, subject to certain conditions, it is not 
liable for corporation tax on the investment result.

These conditions mainly concern compliance with the fiscal distribution requirement, the composition of the 
shareholder base and the (fiscal) financing ratios. Nieuwe Steen Investments limits this risk by a regular and 
thorough internal review and monitoring of continuing compliance with the above mentioned conditions, 
supported by external tax experts.

The composition of the shareholder base is not under Nieuwe Steen Investments’ control. Risks thus arising 
are limited to an extent since shareholders with a holding of a certain size are subject to a statutory 
reporting requirement.

Dutch VAT (BTW)
There is a risk for real estate companies in relation to Dutch value-added tax (BTW) since in certain cases 
it may not be clear whether a let is subject to BTW or not. Most rental agreements contain a rent increase 
clause to cover this risk which takes effect if the Tax Inspector takes a different view. It cannot however be 
ruled out that differences may occur in isolated cases.
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Nieuwe Steen Investments limits this risk by thorough analysis in advance, supported by external tax experts. 
In cases of doubt, the seller of the real estate is asked to provide guarantees.

Risks associated with licenses for use and purpose
In many cases, tenants have to meet licensing requirements. Compliance with these requirements is primarily 
their responsibility. Nieuwe Steen Investments has contractually ruled out any liability as the owner in this 
respect.
The company can in principle, as the owner, be held liable by third parties for damages. Nieuwe Steen 
Investments uses set procedures to identify actual risks. These procedures however cannot rule out every 
type of risk.

D. Financial reporting risks

Nieuwe Steen Investments strives to provide carefully formulated and timely information so that stakeholders 
can make an accurate interpretation. Despite the care taken, there is always the possibility of 
misunderstanding. Nieuwe Steen Investments will take corrective measures as soon as it is notifi ed of any 
misunderstanding.

Strict procedures are followed for the regular preparation of quarterly, semi-annual and annual figures based 
on the company’s accounting principles. The quality of the reports is safeguarded by extensive analysis, 
whereby the contents of the reports are discussed in detail with the Management Board and the 
Supervisory Board. The internal management reporting system is designed to follow developments in the 
result per share. During the reporting year, particular attention was paid to the valuation management 
system used by Nieuwe Steen Investments in the light of the implementation of real estate valuation at fair 
value.

Risk management and internal control systems
Taking risks is an essential part of business and investment. Attempting to take advantage of 
opportunities often involves taking certain risks. The inventory and description detailed above gives an 
account of the company’s main risks and its controls.

While the Management Board considers that the internal risk management and system of internal controls is 
adequate and effective in view of the size and business of the company, the views and opinions expressed, 
and the standards and framework applying to ‘in-control statements’, are still under development at real 
estate companies. We expect the situation to become clearer and more certain in the coming years. The 
Management Board will follow developments and, where applicable, will use these developments to test 
and develop the organisation of Nieuwe Steen Investments.

The design and operation of our systems is regularly discussed with the Supervisory Board.

Exposure analysis

 decrease/ estimated effect  effect on 
 increase on investment result earnings per share

Occupancy rate 1 % 1 1m   1 0.03
Difference in market rent for offi ces   
expiring in 2007 10 % 1 0.5m   1 0.01
Interest expenses 1 % 1 0.4m   1 0.01
Revaluation of real estate investments 1 % 1 12m    1 0.35
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2006 was once again an exceptionally good year for Nieuwe Steen Investments shares. The share price 
closed at year-end 2006 at 1 22.36. This is an increase of more than 9.2% compared to the price at 
year-end 2005 (1 20.48). In combination with the total dividend distributed during the financial year of 
1 1.36, the share achieved a price and dividend yield of 16% (2005: 28%).

Interest in real estate as an investment continued to be high in 2006, in both the direct and the indirect 
markets. Almost all listed real estate companies were quoted at a substantial premium at the end of 2006. 
The increasing interest in real estate as a financial product, and a renewed interest in shares with a high 
dividend yield, in combination with an increased allocation to real estate products by institutional investors, 
kept prices high.

Nieuwe Steen Investments also can look back on a longer period of high price and dividend yield since its 
market listing in 1998.

Price and   2006 16%
dividend  2005  28%
yield 2004 23%
 2003 21%
 2002 - 2%
 2001 22%
 2000 2%
 1999 19%

Chart: 
Total return 
performance 
from 
1 januari 2006

Chart: 
Total return 
performance 
from 
1 maart 1993
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     price/ 
     earnings 
  2006 2005 2004 ratio 2006

 High 24.50 20.80 17. 12 10.7
 Low 18.95 17. 15 15.49 8.3 
 Last 22.36 20.48 17. 12 9.8
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Market turnover in Nieuwe Steen Investments shares 
Over 9 million Nieuwe Steen Investments shares were traded on the stock exchange in 2006, which 
corresponds to an average daily turnover of 35,478 (2005: 35,895). With its total turnover fi gures in 2006, 
Nieuwe Steen Investments was the 77th most traded stock (2005: 66th) on Euronext Amsterdam.

Starting in March 2005, Nieuwe Steen Investments shares have been included in the Small Cap index (AScX). 
Despite a more or less stable daily turnover, this was not enough to continue to be included in the index; as of 
March 2007 Nieuwe Steen Investments shares will no longer be included in this index.

Besides the Small Cap Index, Nieuwe Steen Investments shares are also included in other indices such as the 
EPRA index. EPRA (European Real Estate Association) is the umbrella organisation for listed real estate funds, 
and has as its primary objective to raise interest in and improve the opportunities for real estate investment.

Since 2002, Kempen & Co has acted for Nieuwe Steen Investments as paid liquidity provider to guarantee the 
continuous tradability of the shares.
 

 
Historical prices and price/earnings ratios

Price      
(x 1 1)     
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DIVIDEND

Dividend policy in 2006
The dividend policy of Nieuwe Steen Investments is designed to distribute the entire direct result as cash 
dividend, paid quarterly.

In 2006, the company distributed a total of 1 1.36 cash dividend, comprised of the following payments:
- In April, 1 0.34 final dividend for 2005;
- in May, 1 0.34 dividend for 2006Q1;
- in August, 1 0.34 dividend for 2006Q2;
- in November, 1 0.34 dividend for 2006Q3.

Dividend proposal for the financial year 2006
The Management Board proposes to the General Meeting of Shareholders that the final dividend for 2006 
be set at 1 0.34 in cash per ordinary share. This will bring the total dividend distributed in the 2006 financial 
year to 1 1.36.

Assuming that the General Meeting approves this proposal, the final dividend will become payable as of 
2 April 2007.
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RESULTS

Changed principles for financial reporting: implementation of fair values
Starting on 1 January 2006, Nieuwe Steen Investments is publishing its figures on the basis of fair values, 
after having always published its financial reports based on acquisition values. As part of the change, the 
financial overviews were prepared on the basis of fair values for the first time in the publication of the 
figures for 2006Q1. The principal changes and effects on shareholders’ equity and the indirect investment 
result were described in detail in the 2005 annual financial statements.

Nieuwe Steen Investments booked good financial results in 2006. Per average outstanding ordinary share, 
the direct investment result came to 1 1.36 (2005: 1 1.37) and the indirect investment result was 1 0.92 
(2005: 1 1.26), so that the total investment result amounted to 1 2.28 (2005: 1 2.63)

The fund management costs of NSI Management of 1 1.9m (2005: 1 1.9m) have been fully charged to the 
investment result. Of these costs, 1 0.1m (2005: 1 0.4m) was allocated to the indirect investment result (in 
the key figures on page 6).

Investment 
result 
per share 
(x 1 1)

Investment 
result 
(x 1 1 m)

Direct investment result
Nieuwe Steen Investments uses the direct result (rental income less exploitation costs, management costs, 
general costs and financing costs) as a measure for its core business and for its dividend policy. The direct 
investment result rose in 2006 by 1 1.9m or 4% from 1 46.6m to 1 48.5m. The increase was mainly due to 
real estate acquisitions.
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Rental income rose 1 3.5m or 4%, from 1 88.4m to 1 91.9m. The increase was mainly due to the result of 
purchases and sales, indexation and extension of existing rent agreements, and the conclusion of new 
contracts. It was tempered by a lower occupancy rate and rent-free periods granted, rent discounts and 
other rent incentives. Exploitation costs came to 9.8% of rental income (2005: 10%). Despite a slight fall in 
the financial occupancy rate from 95.5% to 93.8%, net rental income rose.

The IFRS guidelines state that costs incurred and concessions made as a result of new lets should be 
capitalised on a straight-line basis, meaning that these costs are charged to the result in proportion to the 
duration of the rent agreement concerned.

Until 2005, the amount of the rent incentives provided by Nieuwe Steen Investments was so low that in our 
view there was no material effect on the balance sheet and the profit and loss account. For Nieuwe Steen 
Investments, an incentive is material if it is greater than 1 100,000. Material incentives were provided in 
2006, due to intense competition particularly in the offices portfolio and the demands made by tenants in 
this area. The item accrued income and prepaid expenses includes an amount of 1 0.8m.

Interest costs rose compared to 2005 to 1 28.5m (2005: 1 27.3m), mainly due to an increase in the debts 
to credit institutions. The fixed-interest period for 1 106m of the long-term debt expired in 2006. To avoid 
unexpected effects as a result of this expiration, the company concluded matching interest-rate swap 
agreements in 2005. The interest costs on these loans were reduced as a result.

The variable interest rate rose dramatically in 2006. The most important measure for the company in this 
respect is the 3-month Euribor rate (without margin), which rose from 2.49% on 1 January to 3.72% as of 
31 December 2006. A large part of the saving of the new interest-rate fixings starting in 2006 was therefore 
removed due to the rise in the variable interest rate. The average interest-rate percentage on all outstanding 
loans fell to 4.7% at end 2006 including financial derivatives (end 2005: 4.9%).

Active portfolio management is the basis of good results. This means a well-let, well-maintained and evenly 
diversified real estate portfolio, allied with a strong commitment to new lets, cost control and interest-rate 
management. This policy resulted in a direct result of 1 1.36 per average share in 2006.

Development of direct investment result per average outstanding share (x 1 1)

  2006  2005  2004  2003 

Rental income   2.57  2.61  2.62  2.59 
Exploitation costs  - 0.25  - 0.26  - 0.27  - 0.27 
Management costs  - 0.08  - 0.08  - 0.08  - 0.08 
Net income from exploitation   2.24  2.27  2.27  2.24 
General costs 0.09  0.09  0.09  0.07  
Interest   0.79    0.81    0.82    0.82  
    0.88    0,90    0.91    0.89 
Direct investment result  1.36  1.37  1.36  1.35 
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Indirect investment result
The indirect investment result was 1 33.1m (2005: 1 42.7m) and consists of the following: 

 2006 2005
 (x 1 1,000) (x 1 1,000)

Unrealised revaluation of investments  18,439 37,609
Realised sales result on investments 7,605 7,000
Movement in fair value of derivatives   7,079 - 1,872
 33,123 42,737

The indirect result consists of unrealised revaluation as well as realised revaluation (the results of sales of 
investments). This unrealised revaluation relates to changes in the fair value of the real estate portfolio and 
the derivative instruments.

Revaluation of investments
There was a positive revaluation of the investments in 2006 of 1 18.7m, compared to a positive revaluation 
of 1 37.6m in 2005. The movement in value comprised positive revaluations of 1 17.2m on the real estate 
investments and 1 1.5m on renovation projects. The cumulative revaluation was 7.4% compared to the 
historical acquisition price of the real estate portfolio at the end of 2006.

In addition to stable growth of the rental income, the revaluation result is mainly due to a lower return 
requirement in the market with regard to real estate investments in general, and in retail in particular.

The valuation result was positive in all categories and amounted to 1 4.5m in residential, 1 13m in retail/
large-scale retail, 1 0.4m in industrial and 1 0.8m in offices.

Realised sales result
The realised sales result of 1 7.7m consists of positive sales results of 1 0.1m on four industrial complexes 
and 1 7.6m on a total of 327 homes/apartments.
The sales reported in 2006 form part of the divestment programme designed to optimise the real estate 
portfolio.

 fair value acquisition value
 (x 1 1,000) (x 1 1,000)

Offi ces 547,245 565,153
Retail/large-scale retail 518,988 451.607
Industrial 61,685 57,105
Residential   115,193    82,563
 1,243,111 1,165,428
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REAL ESTATE VALUATIONS

Since its incorporation, Nieuwe Steen Investments has valued its investments at the acquisition value, or 
historical cost price. An important consideration in this decision was that we invest in real estate for the 
longer term, and therefore focus mainly on the direct result (rental income less costs). As long as the 
properties are not sold, the reporting of changes in valuation does not contribute to a better understanding 
of the realised results.

However, under Dutch and European law, listed companies must comply with IFRS (International Financial 
Reporting Standards) in their financial reporting from 2005 onwards.

Change to valuation based on fair value
According to IFRS, choosing historical cost would mean that annual depreciation would have to be applied, 
and declines in the value of individual investment objects to below acquisition value would not be offset by 
increases in the value of other objects. Nieuwe Steen Investments considers both of these side-effects of 
historical cost valuation to be highly undesirable.
In view of the explicit regulation of IFRS and for practical reasons, the company has decided to move to 
financial reporting based on fair value in 2006. We prepared a dual annual report in 2005, so that we could 
present comparable figures for 2005 alongside the financial report for 2006. The 2005 annual report 
therefore included two sets of financial statements, one based on acquisition value and the other on fair 
value.

The effects on the balance sheet, direct result and dividend were further described in the 2005 annual 
report. The method used to determine the fair value of the investments as of each quarter end is crucial. 
Nieuwe Steen Investments has developed an appraisal management system for this.

Appraisal management
To determine the fair value of its investments, Nieuwe Steen Investments uses an appraisal management 
system. whereby all objects are valued internally each quarter. Furthermore, all objects are included in a 
3-year external appraisal cycle. In the case of objects not appraised externally, the internal valuation is 
submitted to external appraisers for their evaluation once a year.

Nieuwpoortweg in Schiedam
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The company ensures that the appraisers have all the relevant information available to arrive at a 
well-founded opinion. The external appraisers are instructed to determine a value at which the property 
can be expected to be sold in the open market on the reference date of the valuation. The appraiser 
obtains this value by capitalising the expected current and future net rental income.

Nieuwe Steen Investments evaluated its appraisal process in the fourth quarter of 2006. This evaluation 
revealed that the differences between the internal valuations and external appraisals or valuations are well 
within the standards set by the company.
Valuation is not an exact science, and involves personal interpretation in some respects. Appraisals will 
therefore always be subjective to some extent.

Some of the findings of this evaluation are:
- Nieuwe Steen Investments tends to value its offices slightly higher than the external appraisers;
- Nieuwe Steen Investments tends to value its retail slightly lower than the external appraisers;
- If the difference between the internal and external valuation of a property is more than 10%, 
 the differences are investigated further;
- Over the course of the year, the net differences between the internal and external valuations became 
 smaller;
- The net difference at the end of 2006 was minimal.

The balance sheet valuations of the individual properties can deviate (significantly) from any
sales proceeds to be realised.
There are several reasons for this in today’s market:
- Our fair value is the sum of the individual valuations. It does not include any premium or discount for 
 the portfolio as a whole, or for the allocation of the portfolio across the various segments.
- As stated above in the introduction to this report, the purchase price for real estate today is determined 
 not only by the value of the property itself but also by the financing that is available.
- A buyer may have other considerations and objectives in the acquisition of a property than those of 
 Nieuwe Steen Investments. This difference in objective and expected added value can lead to a difference 
 in valuation.

Nieuwpoortweg in Schiedam
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FINANCING

Shareholders’ equity amounted to 1 616.3m at the end of 2006 (2005: 1 583.3m) on a balance sheet total 
of 1 1,261.7m. Net asset value per share at end 2006 was 1 17.22 (2005: 1 16.30). The ratio of shareholders’ 
equity to debts to credit institutions at year end was 50% - 50%. This is in line with the policy of Nieuwe 
Steen Investments. As a long-term objective, Nieuwe Steen Investments strives to keep the percentage of 
loan finance in the portfolio at not more than 50%. The leverage effect resulting from the use of outside 
capital represents an important part of the total investment result.

Financing policy
Nieuwe Steen Investments strives to realise a straightforward and transparent financing policy that leads to 
lower financing costs. Financing for the portfolio is concluded with large banks, whereby the real estate is 
mortgaged.

Further work was done in 2006 on refinancing the loan portfolio with portfolio finance.

In 2006 Nieuwe Steen Investments obtained a new portfolio finance arrangement to refinance the existing 
loans at the bank and to provide an extra facility to finance future acquisitions with a maturity of 7 years.

Two other financing arrangements with a maturity of 5 years were concluded with two banks in 2006. 
The arrangement allows for roll-over loans, whereby the interest-rate surcharge is linked to the value of the 
security provided to the bank on the real estate.

The portfolio financing agreements in 2006 represented a total of 1 62.7m. Based on the unused part of the 
credit facility, a sum of 1 76.5m was available at year end.

The total of interest-bearing loans declined to 1 513.8m (2005 1 519.3m). The average remaining maturity is 
4.2 years.

Nieuwe Steen Investments is of the opinion that financing by means of a CMBS (Commercial Mortgage 
Backed Security) would not be appropriate, in view of the company’s size. At first sight, the low margins to 
be realised on the loans look attractive, but in fact the costs will be significantly higher once termination and 
other fees and costs of advice, and in one case the costs of premature termination of the existing finance, 
are taken into account. Moreover, the minimum size required for a CMBS would reduce the flexibility, 
staggering of maturities and choice between various banks that Nieuwe Steen Investments currently enjoys.

The interest-rate coverage is 3.3. The portfolio finance entered into by Nieuwe Steen Investments provides 
for a minimum interest-rate coverage of 2.

The loans are concluded at interest rates of 3-month Euribor, and then the interest-rate maturities are 
extended by means of interest-rate swaps. The interest-rate maturities are shown in the chart below.
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Interest-rate risk
In connection with interest-rate developments, the ratio of variable to fixed interest-rate liabilities was 
adjusted in favour of fixed-rate liabilities in the first half of 2006. A total sum of 1 140m was swapped from 
variable to fixed interest. A part of the swap contracted in 2005 and 2006 will take effect after balance 
sheet date. At the end of 2006, the ratio of fixed interest to variable was 91.7% - 8.3%.

Weighted average 
interest rate on 
long-term loans 
at year end 
(in %)

Credit facilities and cash loans
In addition to mortgage loans, the group has current-account credit facilities of 1 18m at Rabobank Hoorn 
(and environs), 1 32.8m at Banque Artesia Nederland N.V. and 1 30m at ABN AMRO Bank N.V.

These credit facilities offer the company a large degree of flexibility in our financing and are also used 
as bridging loans until such time as shareholders’ equity or long-term outside capital is raised. As of 
31 December 2006, the amount of the credit facilities taken up was 1 64.5m (2005: 1 65.8m).

Due to its strong balance sheet, the company is increasingly approached with offers to take out loans, 
usually from companies looking to lend their cash surpluses for short periods. For Nieuwe Steen Investments, 
it is attractive to raise part of the cash required in this way, since the interest payments are lower than those 
of the credit facilities, and no extra security has to be provided. The amount of cash loans taken out at year 
end 2006 was 1 43m (2005: 1 13m).
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Continuity in quality and growth
In 2006, Nieuwe Steen Investments continued the policy it pursued in previous years, and focused mainly 
on the optimisation of its real estate portfolio. This optimisation is achieved by the acquisition of 
high-quality real estate, revitalisation and expansion of complexes with potential in the existing portfolio, and 
sales of complexes that no longer add value to the portfolio. The market situation did not become easier 
in 2006, so that the opportunities to acquire high-quality real estate remained limited. Nieuwe Steen 
Investments nevertheless was able to further improve both the quality and the size of its portfolio in 2006 
through good acquisitions and strategic sales. The fair value of the real estate portfolio increased to 
over 1 1.2bn in 2006. In addition to revaluations (1 18.7m), the portfolio increased in size through 1 66m 
in purchases and 1 6.1m in investments in the portfolio and in renovation projects. Sales consisted of 1 8.3m 
in commercial real estate and 1 30.4m in residential real estate.

Sale of the residential portfolio
Nieuwe Steen Investments announced at the end of September that in order to maximise shareholder value 
it had decided to sell its residential portfolio. The main consideration involved is that we wish to make use of 
the current market situation, in which the difference in margin between the proceeds from individual sales of 
homes that are unlet and those of sales of rented residential complexes is steadily decreasing. Furthermore, 
the change in valuation policy from acquisition value to fair value has reduced the contribution of sales to 
the indirect result.

It is expected that a major part of the residential portfolio will be disposed of (gradually) during 2007. The 
rate at which this will occur depends partly on the opportunities obtained by Nieuwe Steen Investments to 
reinvest the proceeds.

Portfolio movements 2006

Residential
Since its incorporation, Nieuwe Steen Investments has invested a significant proportion of its assets in both 
apartment complexes and detached homes. The most important reasons for this are that residential real 
estate holds its value extremely well, it makes a contribution to the portfolio mix and, in addition to 
contributing to the direct result, it also generates a high indirect result. As stated above, Nieuwe Steen 
Investments has decided to dispose of its residential portfolio for the above-mentioned reasons.

“Beverwaard” in Rotterdam
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Before taking the above decision, on 1 August 2006 Nieuwe Steen Investments acquired a further 47 mainly 
semi-detached homes in Herten in a tender process. These properties will however be disposed of in line 
with the new policy.

It is, however, not the case that Nieuwe Steen Investments intends to entirely abandon residential real estate 
as an investment category. There is some residential real estate still in portfolio, namely the apartments 
above the offices, retail outlets and shopping centres owned by Nieuwe Steen Investments. In the future, 
Nieuwe Steen Investments will continue to follow this market, and at such time as valuations become 
attractive enough again, we will be looking for acquisitions.

Offices
In its 2005 annual report, Nieuwe Steen Investments indicated that the supply of high-quality and long-term 
let office buildings was still very limited due to the lack of new development, and that the initial yields for 
this real estate had fallen to historical lows. This trend continued in 2006, as a result of which initial yields 
became even lower.

Nieuwe Steen Investments added five relatively new fully let office buildings to its portfolio in 2006. These 
concerned a small office building in Purmerend, three office buildings in Hoevelaken located at a 
prominent location near to the A1 motorway and one office building in Amersfoort situated in the office 
park “Calveen”. All the buildings have sufficient parking facilities on their own land.

In its acquisition of office buildings, Nieuwe Steen Investments focuses mainly on fully let complexes that 
are actually in use. Nieuwe Steen Investments is not currently interested in office buildings for which the 
developer/seller is giving a rent guarantee, mainly due to the number of rent guarantees from the past. 
Nieuwe Steen Investments will nonetheless continue to strive to acquire office buildings. If there are 
opportunities to acquire offices, either singly or in portfolio form, that in terms of both quality (location, 
appearance, construction and facilities) and return can add value to the Nieuwe Steen Investments portfolio, 
we will certainly take them up.

Retail
After offices, retail is the most important category in the composition of the investment portfolio. Nieuwe 
Steen Investments has been very actively studying opportunities to acquire retail outlets in 2006. Despite 
falling initial yields, retail investments are very popular, and transactions are being concluded at very low 
initial yields.

“Beverwaard” in Rotterdam
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Nieuwe Steen Investments acquired three good quality shopping centres in 2006. These purchases contributed 
to both improving the quality of the portfolio and the investment allocation across the various categories.

In 2006, Nieuwe Steen Investments acquired the fully renovated and expanded “Beverwaard” shopping 
centre in Rotterdam. Leading tenants in the complex include discount supermarket Lidl, full-service 
supermarket Hoogvliet, Blokker and Zeeman Textiel. A number of retail outlets are also let to local 
businesses. There is sufficient parking capacity around the shopping centre, which is located in the 
“Beverwaard” district. The shopping centre, with an area of 6,818 m2, fits excellently into the long-term 
strategy of Nieuwe Steen Investments.

Nieuwe Steen Investments acquired “De Leesten” shopping centre in Zutphen, a completely new project, 
in 2006. This shopping centre (3,000 m2) is currently under construction. The project is expected to be 
delivered fully let in the summer of 2007 and will make a contribution to the direct result.

Nieuwe Steen Investments had also already undertaken to acquire 20,090 m2  large-scale retail on the 
furniture strip “Mortiere” in Middelburg in 2005. This purchase will be made in phases and delivered to 
the company fully let. The first phase was delivered in 2005. Phases two and three, comprising 6,800 m2, 
were delivered to Nieuwe Steen Investments in 2006 fully let for the longer term. In the course of 2007, the 
remaining approximately 8,100 m2 will be added to the portfolio fully let.

Nieuwe Steen Investments continues to search for opportunities to add both individual retail outlets and 
shopping centres to its portfolio.

Industrial
Nieuwe Steen Investments sold an industrial building in Tegelen in the course of 2006, and was able to add 
an industrial building in Dedemsvaart to the portfolio in mid-August as a replacement. The building, which 
comprises 6,100 m2, is let for a period of 10 years. In this investment category, Nieuwe Steen Investments 
will continue to focus on quality buildings that can add value to the portfolio, particularly in terms of return.

Purchases in 2006
In 2006 the company invested 1 72.1m in real estate, divided as follows:
1 29.7m in offices (41%)
1 30.5m in retail (42%)
1   3.2m in industrial ( 5%)
1   8.7m in residential (12%)

Growth of the 
real estate portfolio
(x 1 1m)
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The following objects were acquired, shown below by category:

Offices
Gorslaan in Purmerend 
De Wel in Hoevelaken 
“Orion” in Amersfoort

Retail and shopping centres
“Beverwaard” in Rotterdam 
“Mortiere” in Middelburg (phases 2 and 3) 
“De Leesten” in Zutphen (under construction)

Industrial
Marconistraat in Dedemsvaart

Residential
47 mainly semi-detached homes in Herten

Strong pillar: diversification and mix of categories
One of the pillars supporting the results of Nieuwe Steen Investments is the diversification of its 
investments: regionally, over the various categories, and in terms of tenants. The portfolio mix was changed 
in 2006, mainly due to the start of the sale of the residential portfolio, whereby an important part had 
already been sold in December 2006. The real estate portfolio is now well diversified regionally within the 
Netherlands and is not limited to certain areas. In combination with the diversification across the various real 
estate categories, the company can avoid a situation in which rental income depends too heavily on one 
category in the rental market in the event of an economic downturn. The portfolio mix will continue to be 
affected by the sale of the residential portfolio in 2007.

The category and geographical spread of the real estate investments were as follows at the end of 2006 
(in %):

Category specification

 
  offices
  retail
  industrial 
  residential
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The category and geographical spread of the real estate investments were as follows at the end of 2006 (in %):

Geographical spread
(in %)

Growth of the portfolio can be achieved in various ways. Besides growth through acquisitions, growth of 
the portfolio through extending existing objects that are already owned is part of the active portfolio 
management we mentioned above. Small-scale extensions and the rejuvenation of objects can be carried 
out by the company. Large-scale expansions and renovations cannot, however, be carried out by Nieuwe 
Steen Investments, both for organisational reasons and because of the company’s status of fiscal investment 
institution.

As part of this process, the expansion of the Vasco da Gama shopping centre in Utrecht was started in 
2006. 1 1.4m is being spent on renovating the centre and the addition of 625 m2, which will lead to a 
1 0.2m increase in rental income. In the current market conditions, renovation and expansion is in many 
financially cases more attractive than the acquisition of new investments. There are several complexes in the 
portfolio - mostly retail locations - that could be renovated and expanded.

For the redevelopment of these complexes, the company carefully selects risk-bearing parties such as 
well-known professional project developers. In this context, Nieuwe Steen Investments has already entered 
into a cooperation agreement in 2004 with project developer Multi Vastgoed B.V. for its “Keizerslanden” 
shopping centre in Deventer, in order to renovate and significantly expand this retail location. Multi Vastgoed 
will act as the contracting and risk-bearing party.

The aim of these activities is that after the expansion and rejuvenation of the existing object, the company 
gains what amounts to a new building in its portfolio that will add value over the long term.

 
  Noord-Holland
  Noord-Brabant
  Utrecht
  Zuid-Holland
  Gelderland
  Overijssel
   Friesland, Groningen, 

Flevoland, Zeeland

  Drenthe
  Limburg

Woningen in Herten
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Besides renovation and expansion of objects, investment is made where necessary in facilities to improve 
rentability and keep objects up to date, both technically and  in terms of construction. In addition to the 
regular maintenance, this also includes improving and modernising access, public areas and technical 
installations. If in our opinion the above work will not lead to the desired result, we will consider the option 
of putting the object up for sale.

Sales
The best possible portfolio quality is achieved through the purchase of high-quality real estate, timely and 
regular maintenance, maximum effort with regard to letting and the sale of properties we no longer consider 
appropriate in the portfolio. The criteria used in cases where a sale is under consideration are: the vacancy to 
be expected, the potential for reletting, the condition of the building and its technical facilities, the potential 
for renovation and the expectations for the location in the future. Sales are not primarily an instrument used 
for portfolio optimisation. The sales realised in 2006 had a positive effect on the indirect result. Besides the 
sale of industrial complexes, Nieuwe Steen Investments started the sale of its residential portfolio in 2006.

In December of 2006, 218 apartments spread over 14 complexes in the Grote Waal district of Hoorn were 
successfully sold in a closed bid process organised by the company. Besides the property in Hoorn, 
12 apartments spread over 3 complexes in Purmerend were sold. All complexes were sold to private 
investors. In addition to the portfolio sale, there were regular individual sales of 97 homes and apartments 
spread across the Netherlands.

Sales in the commercial real estate portfolio consisted of a petrol station and a premises used for catering in 
Purmerend, an industrial building in Tegelen, an office in Utrecht, the Klarendal shopping centre in Arnhem, 
and 27 garage boxes in Utrecht.

The sales programme for 2007 will be prepared based on the above mentioned selection criteria. However, 
the sale of objects without the possibility to appropriately reinvest the proceeds leads to a loss of cash flow. 
In addition to profitability, the quality of the portfolio must also be kept in mind. This means that careful 
consideration will be given to the choice of quality or profitability, for the long as well as for the shorter 
term.

Sales proceeds reached a total of 1 46.7m (2005: 1 54.7m), on which book profits were realised of 1 7.7m 
(2005: 1 7.4m).

At the end of 2006 the real estate portfolio consisted of 1,083 residential properties (including apartments) 
and 168 objects with a lettable area of around 713,000 m2.

Woningen in Herten
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LETTING, EXPLOITATION AND OTHER DEVELOPMENTS PER INVESTMENT CATEGORY

General
Looking back on the past year, we can state that our objective of maintaining an occupancy rate of at least 
93% was achieved. Negotiations on rental agreements were conducted with numerous tenants and potential 
tenants in 2006. We were successful in retaining many of our tenants whose contracts were expiring, and in 
concluding the necessary new rental agreements.

Before the beginning of 2006, the company was already aware of which rent agreements were due to 
expire as most rent agreements contain a notice period of 12 months. Rent agreements can also be 
terminated due to unexpected events, such as failure to meet liabilities or bankruptcy. By attracting new 
tenants, the company was able to limit the degree of vacancy.

Total (financial) vacancy in the commercial real estate portfolio at end 2006 represented rent of 1 6.1m, 
or about 6.2% (2005: 4.5%) of the total realisable rent. Per category, the vacancy level was: 10.3% in offices 
(2005: 7% ), 2.7% in industrial (2005: 1.1%), 1.5% in large-scale retail (2005: 4.8%) and 2.9% in retail (2005: 
2.4%).
During the reporting year, the overall vacancy percentage moved between 4.5% and 6.3%: these fluctuations 
were due to terminations and bankruptcies on the one hand, and new lets and purchases of real estate on 
the other hand.

In addition to the above vacancy percentages, 17,090 m2 is not yet let (2005: 24,459 m2), but a rent 
guarantee has been provided by the sellers with a total rent of 1 3.4m (2005: 1 4.3m) which is 3.5% of the 
theoretical rent proceeds at the end of 2006. 1 3.3m of the rent guarantees relates to offices; this 
guarantee is provided by the project developer Eurocommerce Robex Groep B.V. of Deventer. At the end of 
2006, the weighted average life to maturity of the rent guarantee agreement was 2 years. The rent 
guarantee on the “La Tour” office building in Apeldoorn will expire at the beginning of June 2007. This 
building has a floor area of 14,169 m2, approximately half of which is currently let.

“Hermes” in Meppel
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“Hermes” in Meppel

Developments in lets
The offices market developed favourably in 2006. Increased business confidence was clearly responsible for a 
recovery in the market, as evidenced by the increasing interest among users of office space looking for 
suitable premises. There is also demand for office space for which there has been hardly any interest in 
recent years. In 2006 the company was able to realise several rental transactions, including larger transactions.

An active approach is highly appreciated by the tenants, and enables us as the owners to anticipate the 
potential wishes of our tenants at an early stage. There was a noticeable shift in the nature of the 
negotiations. Until recently, tenants were looking for shorter-term agreements to retain maximum flexibility. 
The duration of newly concluded rent agreements rose in 2006, which does indicate a turn in the market, 
however there is as yet no increase in rental prices. With a large surplus of supply, it is still a tenants’ market. 
This means that for new lets, but also in discussions over the extension of existing contracts, tough 
negotiation is required. The financial effect for the company of the currently expiring rental agreements is that 
we have had to give up between 10% and 15% of rental income as a result of lower rents or the provision of 
incentives.

 
new rent contracts  number  rent   in %  m2  in %
  (x 1 1,000) 

industrial 4 168 2% 2,580 4%
offices 59 5,542 76% 40,151 70%
retail 34   1,582   22%  15,053   26%
totaal 97 7,292 100% 57,784 100%

new rent contracts m2 rent in %
   (x 1 1,000)

existing tenants  21,222 2,759 38%
new tenants  36,562 4,533   62%
totaal 57,784 7,292 100%
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The offices market
Despite the positive development, there is still overcapacity in the offices market; the division between good 
quality office space and older space is becoming more marked. For us, there were two large terminations in 
2006, meaning that we had to make a realistic assessment of how to generate good and stable cash flows 
in the short term.

The rent agreement for the “Point West” office building (7,441 m2) in Amsterdam was terminated in early 
2006. This building is situated at a good location on the A10 ring road with a view of the Zuidas and was 
subsequently fully let with effect from 1 October 2006.

In mid September, the rent agreement for the office building on Donauweg in Amsterdam (6,935 m2) came 
to an end. This building is obsolete and outdated. Due to its location however, the building has potential for 
redevelopment by project developers.

Within the offices portfolio, the contracts that will expire in 2007 are on average let at above the market 
rent. The developments in the reletting of vacant space and the extension of rent agreements in 2006 
showed that this lower level had to be accepted. Rental indexation was positive, but new rent agreements 
and extensions will generate lower rental income, mainly due to discounts or incentives.

As a landlord, we must ensure that our buildings remain up-to-date, both aesthetically and technically. The 
installations attached to the building must meet the wishes of its users. Once again in 2006 investments 
were made in rejuvenation and methodical maintenance in addition to our regular maintenance operations. 
Various work comprising these types of improvement was undertaken last year and a number of projects are 
ongoing. Based on this active approach to our portfolio, we can look to the future with confidence.

Offices are let to  x 5 1 m % of
around 360 different    total rental
tenants, the largest of    income for
which are:    offi ces

 Stichting de Thuiszorg Icare 2.3 5.3%
 Getronics Pink Roccade Nederland B.V.  1.7 3.9%
 Essent Kabelcom B.V. 1.6 3.8%
 De Maatschap Ernst & Young Accountants  1.1 2.6%
 Stichting Regionaal Opleidingscentrum Amsterdam 1.0 2.3%
 Gemeente Heerlen 1.0 2.2%
 Friesland Coberco Dairy Foods B.V. 0.7 1.8%
 IDEA Centers B.V. 0.7 1.6% 
 Heijmans Vastgoed Exploitatie B.V. 0.7 1.5%
 Ingenieursbureau Oranjewoud B.V.   0.6    1.5%
 Top 10 11.4 26.5%
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Expiration and 
extension dates of 
rent contracts 
for offices
(x 1 1m rent)

Spread of 
rental income 
for offices

Rent development   2006 2005
for offices
(x 1 1,000) rent as of 1-1-2006 and 1-1-2005 respectively 46,990 45,862
 indexation and other changes in rent  -      693 -      565
 purchased in 2006 and 2005 respectively 1,862 2,443
 sold in 2006 and 2005 respectively -      139  -      750
 rent as of 1-1-2007 and 2006 respectively 48,020 46,990

12%

15%
16%

9%

21%

27%

 
 ICT
 Business services 
 Industry and trade 
 Government and 

 semi-government

 2007 2008 2009 2010 2011 2012 and
      thereafter
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The industrial premises market
In this market, older buildings seem to be falling out of favour even more than in the office market. 
Traditional industrial estates are being replaced for more integrated and multifunctional regional knowledge 
clusters, which also provides for a more balanced market.

The increase in business confi dence can also be seen in developments in the market for land. More approvals 
were issued for the creation of industrial plots in 2005 and 2006, mainly in the high-quality and distribution 
categories. The preference among users for customised new builds came to the fore.

There is strong interest in industrial premises among investors. This is expected to continue, due to the good 
historical total returns generated by this type of investment. The prices of industrial buildings have now risen 
significantly and, from a historical perspective, can be considered quite high.

One building, a logistics centre in Dedemsvaart, was added to the portfolio and has been leased on a 
long-term basis. The industrial component in our portfolio is also doing well, in terms of both return and 
rentability. Supply in the market is however high, and after a decade or so this type of real estate often 
requires additional maintenance. For us, this is the reason why we prefer to divest such buildings and acquire 
new industrial buildings instead.

Rent development for  2006 2005
industrial buildings
(x 1 1,000) rent as of 1-1-2006 and 1-1-2005 respectively 5,378 5,501
 indexation and other changes in rent  68 3
 purchased in 2006 and 2005 respectively 275 1,882
 sold in 2006 and 2005 respectively -    234  -  2,008
 rent as of 1-1-2007 and 2006 respectively 5,487 5,378

Expiration and 
extension dates of 
rent contracts for 
industrial buildings
(x 1 1m rent)

0%

12%

24%

38%

5%

21%

 2007 2008 2009 2010 2011 2012 and
      thereafter
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The retail market
Our retail portfolio is focused on stand-alone supermarkets and neighbourhood shopping centres that are 
focused on providing for people’s daily needs. The trend is still that tenants, and especially supermarkets, 
want to expand.

The tenants often take the initiative themselves, by taking over adjacent space in shopping centres, or 
developing plans for stand-alone outlets and submitting them to the owner for approval and finance. 
Despite these developments, we continued to lease to many (small) independents in 2006.

Although tenants in shopping centres are increasingly expanding, the retail business is still mainly a question 
of location. The Laurus group (Konmar, Super de Boer and Edah) has had to drastically change its formula 
policy as a result of financial problems. The group has decided to proceed with the Super de Boer formula 
only and to divest its other formulas. For the locations which Laurus rents within our portfolio, a number of 
replacement rent agreements have been effected and the outlets are now operated by other supermarkets. 
This means that these outlets in the Nieuwe Steen Investments portfolio are at the right locations and offer 
good operating potential.

Adjusting a shopping centre to developments in its catchment area and thereby strengthening its position 
sometimes requires looking for an entirely different type of exploitation. For example, we have placed a wok 
centre in our shopping centre in Almelo.

The “Beverwaard” shopping centre in Rotterdam was added to the portfolio in 2006. Nieuwe Steen 
Investments owns several retail locations at which many of the business operators come from other 
countries and meet a clear need in the neighbourhood in their own way. We have close contacts with this 
group and the involvement of the ‘landlord’ is highly appreciated.

Vacancies at good locations in general and at shopping centres in particular is very limited in comparison to 
the other real estate categories, due to the continuing demand for space from retailers looking for further 
expansion and the scarcity of good quality space. Vacancy in the retail portfolio was more or less stable in 
2006.

The demand for retail outlets and shopping centres as an investment remained strong in 2006. Investors are 
especially interested in this category of the real estate sector because of the quality of the cash flow, as retail 
rental income is diversified over a much larger number of rent contracts than in other categories. Rental 
income (and therefore also the valuation) with regard to retail is thus less volatile than that of other real 
estate categories.

Supermarket premises  2006 2005

 Ahold 12 12
 Aldi 6 6
 Bas van der Heijden 2 2
 C1000    2     2
 Deen 2 2
 Super de Boer 10 11
 Lidl 8 7
 Plus 5 5
 Overig   6   5
  53 52
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Expiration and 
extension dates of 
rent contracts for retail
(x 1 1m rent)

Rent development   2006 2005
for retail
(x 1 1,000) rent as of 1-1-2006 and 1-1-2005 respectively 32,239 28,721
 indexation and other changes in rent 133 48
 purchased in 2006 and 2005 respectively 1,118 3,815
 sold in 2006 and 2005 respectively -    336  -     345
 rent as of 1-1-2007 and 2006 respectively 33,154 32,239

Spread of rental 
income for retail

Retail objects are let to  x 5 1m % of total rental
approx. 680 different tenants,    income for
the largest of which are:   retail catetoroy
     
 Ahold 2.8 8.5%
 Laurus 2.0 6.2%
 Blokker 1.1 3.5%
 Lidl 1.0 3.1%
 Kruidvat, Trekpleister 0.9 2.7%
 Plus 0.7 2.3%
 Aldi 0.7 2.1%
 C&A 0.6 1.8%
 C-1000 0.4 1.4%
 Action       0.4    1.3%
 Top 10 10.6 32.9%

1%

19%

26%

12%

9%

33%

 
  supermarkets
  national chains
  independents
  catering and hospitality
  other

 2007 2008 2009 2010 2011 2012 and
      thereafter
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Large-scale retail
Besides the demand for space in shopping centres, in which there is increasingly a distinction between daily 
shopping and leisure shopping, there is increasing demand for medium and large-scale retail premises, often 
in an environment designed for the purpose. Large-scale retail locations are sought after by furniture retailers 
and DIY outlets and electronics megastores, as large spaces come with a lower rent and lower service costs, 
while consumers have a wide variety of stores to choose from and good access and parking facilities.

We were pleased to report in the 2005 annual report that the furniture strip in Apeldoorn was more or less 
fully let. The last phase is intended to be the realisation of a building supplies market of 6,000 m2, for which 
a wing of the existing building has to be demolished. The procedure for change of use simply had to be 
followed, in which the municipality of Apeldoorn had promised its full cooperation. In practice, things moved 
at a disappointingly slow pace. Partly due to the very positive operation of the businesses on the furniture 
strip, a local furniture company showed interest in opening a branch there as well. In connection with the 
arrival of this company, the restyling of the strip will be completed around Easter 2007. The furniture strip 
will then be fully let, and will have a good mix of retailers. Nieuwe Steen Investments will however pursue 
its negotiations with the municipality of Apeldoorn to extend the limited range of permitted uses in the 
proposed zoning plan. At the end of 2006, Nieuwe Steen Investments received a ruling in its favour from the 
Council of State on procedural grounds.

Rent development for    2006 2005
large-scale retail
(x 1 1,000 rent)  rent as of 1-1-2006 and 1-1-2005 respectively 5,308 4,382
 indexation and other changes in rent 334 -  
 purchased in 2006 and 2005 respectively 478 926
 sold in 2006 and 2005 respectively         -         -
 rent as of 1-1-2007 and 2006 respectively 6,120 5,308 

Spread of rental income 
for large-scale retail

Expiration and extension 
dates of rent contracts for 
large-scale retail
(x 1 1m rent)

 
  building markets
  home furnishing
  other

4%

19%

13% 13%
12%

39%

 2007 2008 2009 2010 2011 2012 and
      thereafter
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OUTLOOK

The real estate portfolio
Nieuwe Steen Investments continually strives to optimise its investment portfolio by means of an active 
purchase and sale policy, while maintaining our quality and profitability requirements when acquiring new 
objects. Objects that no longer meet our requirements will be divested or revitalised.

Low interest rates and the lack of alternative investments have kept the prices of high-quality real estate 
high. It is difficult to assess how long the prices of real estate investments will remain at their current levels 
before consolidating. This means that the possibility to expand the portfolio through the addition of new 
objects is limited. Nieuwe Steen Investments will take advantage of opportunities in the market whenever 
they arise.

The extent to which NSI succeeds in acquiring new objects also affects the potential for sales. Indeed, the 
sale of objects without the possibility to appropriately reinvest the proceeds leads to a loss of cash flow. In 
addition to profitability, the quality of the portfolio must also be kept in mind. This means that careful 
consideration will be given to the choice of quality or profitability, for the long as well as for the shorter 
term.

Nieuwe Steen Investments nevertheless is starting 2007 with an expansion goal of its portfolio of at least 
1 100m in new investment, and the sale of real estate which no longer meets our quality standards, as part 
of active portfolio management.

As of 31 December 2006, the company had entered into investment obligations of 1 9.3m. The last phase 
of the “Mortiere” furniture strip in Middelburg (8,082 m2) will be delivered in mid 2007. Agreement has also 
been reached on the purchase of a new industrial complex (1,527 m2) to be built in Almere. This will be 
added to the portfolio in mid 2007.

The sale of the residential portfolio initiated in 2006 will be continued, and in this context, it can be 
announced that agreement has been reached on the sale of the complexes in The Hague, Schiedam, Venray 
and Herten. The total sale proceeds will amount to 1 44.6m.

Developments in lets
The office market is picking up, as evidenced by the increasing interest among users of office space looking 
for suitable premises. There is also demand for office space for which there has been hardly any interest in 
recent years.

“La Tour” in Apeldoorn
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A number of the rental agreements expiring in 2007 will be terminated. In some cases, agreement has 
been reached on extensions or new rental agreements, and with a number of tenants the company is still in 
negotiation.

The end of the rent guarantee on the “La Tour” office building in Apeldoorn has the most influence on the 
degree of vacancy and could significantly affect the direct result for 2007. This building has a floor area of 
14,169 m2, approximately half of which is currently let. The end of the rent guarantee at the beginning of 
June could lead to a loss of income of 1 1.5m per year.

In the most unfavourable scenario, during 2007 the current degree of vacancy could increase to 10%, 
however the company has confidence in its active letting policy and the recovery in the office market, so 
that it is expected that the financial vacancy in the whole portfolio will be limited to at most 8%.

Volume is rising in the offices market, but rent levels are not yet increasing. With a large surplus of supply, it 
is still a tenants’ market. This means that for new lets, but also in discussions about the extension of existing 
contracts, tough negotiation is required. The financial consequences  for the company with regard to the 
currently expiring rental agreements is that we have had to give up between 10% and 15% of rental income 
as a result of lower rents or the provision of incentives.

Assuming a continuing recovery in the office market with sufficient increase in volumes and a cautious 
recovery in rent levels, the company expects that a balance between its contractual rents and the market 
rents will be restored in 2008. There will therefore be the potential for positive rent adjustments in 2009.

Balance-sheet ratios and finance
The sale of the residential portfolio affects the balance sheet ratios. The basic principle will be to invest the 
proceeds in new investments. If these are not immediately available, consideration can be given to 
redemption of the financing, the distribution of an extra dividend or a share buy-back.

The company’s principle remains to finance 50% of the portfolio with outside capital, so use will be made of 
the capital market as soon as the developments in the portfolio give reason to do so.

“La Tour” in Apeldoorn
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Results
The development of the direct result in 2007 will significantly depend on two factors: the effect of the sale 
of the residential portfolio and the end of the rent guarantee on the “La Tour” office building in Apeldoorn 
and the potential for letting this space.

The sale of the residential portfolio in principle has a slightly positive effect on the development of the direct 
result. The net rental income is actually lower than the financing costs, so sales lead to a higher direct result. 
The direct result can also be affected positively if there is a contribution from replacement acquisitions. 
Currently however, it is difficult to find replacement properties suitable for the Nieuwe Steen Investments 
portfolio in terms of both quality and initial yield. Market prices are high, meaning that initial yields are low.

The outlook for 2007 very much depends on the progress of the strategic processes the company has set 
in motion: the sale of the residential portfolio and the finding of sufficient alternatives for reinvesting the 
proceeds.

In view of the uncertainties attached to these factors, we will refrain from giving an exact forecast for the 
direct result per share over 2007 as a whole. We therefore restrict ourselves to saying we expect the direct 
result for the whole of 2007 to be between 1 1.30 and 1 1.40 per share.

Since the indirect result consists on the one hand of the movement in the fair value of the real estate 
portfolio and the derivatives, and on the other hand the realised sale results on properties sold, no concrete 
forecast for this can be given.

With the realisation of its expectations in 2006, Nieuwe Steen Investments continues to show an excellent 
performance of which we can all be proud.

The Management Board wishes to thank all those who have contributed to the results achieved by Nieuwe 
Steen Investments for their commitment and confidence.

Hoorn, 15 February 2007

J.J.M. Reijnen, managing director
J.Th. Schipper
R.J.J.M. Storms
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Gorslaan, Purmerend

Address:  Gorslaan 18
Category:  Offices
Construction year:  2002
Total lettable space:  868 m2

Parking spaces:  22
Occupancy rate:  100%
Theoretical gross annual rent: 1 164,000
Market value: 1 2,160,000
Principal tenant:  Computer service agency

This is a small-scale office building
consisting of 4 floors.
The building is situated on the
edge of Purmerend town centre
.
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“Orion”, Amersfoort

Address:  Spaceshuttle 22-60
Category:  Offices
Construction year:  2003
Total lettable space:  3,649 m2

Parking spaces:  87
Occupancy rate:  100%
Theoretical gross annual rent:  1 462,000
Market value:  1 5,969,000
Principal tenants:  Ravenburger, Lithos bouw

The detached office building “Orion” 
has six floors, with closed underground 
parking for 45 cars. It also has 42 parking 
spaces on its own land. 
The office building is in the “Calveen” 
office park right next to the motorway A1, 
near to the Hoevelaken traffic junction
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De Wel, Hoevelaken

Address:  De Wel 18-24
Category:  Offices
Construction year:  2002
Total lettable space:  8,537 m2

Parking spaces:  153
Occupancy rate:  100%
Theoretical gross annual rent:  1 1,245,000
Market value:  1 17,423,000
Principal tenants:  wholesalers in
  pharmaceutical products, 
  wholesalers inmedical 
  electronics, wholesalers in 
  electronic materials.

This concerns three detached office buildings, each with 
three floors. The buildings are prominently situated at 
a landmark location next to the motorway A1 between 
Amersfoort and Apeldoorn.
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“Beverwaard”, Rotterdam

Address:  Oude Watering
  Rhijnauwensingel and
  Keverborgstraat
Category:  Retail
Construction year:  1984/2006
Total lettable space:  6,818 m2

Parking spaces:  sufficient
Occupancy rate:  94%
Theoretical gross annual rent:  1 1,121,000
Market value:  1 14,955,000
Principal tenants:  Blokker, Lidl,
  supermarket Hoogvliet,
  Zeeman Textiel, Kruidvat

This shopping centre was completed 
in 1984 and completely renovated 
and expanded in 2006. It now 
meets today’s requirements. This is 
an ideal centre for all daily shopping. 
Parking is free.
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“Mortiere”, Middelburg

Address:  Torenweg
Category:  Large-scale retail
Construction year:  2005/2006/2007
Total lettable space:  12,008 m2

Parking spaces:  sufficient
Occupancy rate:  100%
Theoretical gross annual rent:  1 827,000
Market value:  1 10,960,000
Principal tenants:  Kwantum, Poppeliers,
  Leen Bakker, Carpetland

This newly built large-scale retail facility 
is delivered in phases, fully let. The first 
phase was included in the portfolio in 
2005, and the last phase is expected 
to be delivered in the course of 2007.
There are 980 free parking places 
available in the central parking area
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“De Leesten”, Zutphen

Address:  Rudolf Steinerlaan
Category:  Retail
Construction year:  under construction,
  delivery in 2007
Total lettable space:  3,000 m2

Parking spaces:  sufficient
Indicative gross annual rent:  1 551,000
Market value: 1 8,700,000
Principal tenant:  Super de Boer

This neighbourhood shopping centre is 
under construction, with delivery expected 
in the summer of 2007. The centre is being 
built in the new expansion district “De 
Leesten” in Zutphen.
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Marconistraat, Dedemsvaart

Address:  Marconistraat 5
Category:  Industrial
Construction year:  1995/2000
Total lettable space:  6,958 m2

Parking spaces:  22
Occupancy rate:  100%
Theoretical gross annual rent:  1 275,000
Market value:  1 3,190,000
Principal tenant:  a publicly listed
  wholesaler of beds

This is a large commercial warehouse with
added office space (ground floor) and a 
showroom (on the first floor). The first part 
was built in 1995, the remainder was built
in 2000.
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CONSOLIDATED PROFIT AND LOSS ACCOUNT

(x 1 1,000)

 Note 2006 2005

Gross rental income 3  91,939  88,432

Exploitation costs 4  - 9,036  -8,856

Management costs 5  - 2,792  - 2,651

Net rental income 3  80,111  76,925

Revaluation of investments 6  18,666  37,609
   98,777  114,534

Realised result on sales of investments 7  7,747  7,432

Total net proceeds from investments   106,524  121,966

Interest 8  28,462  27,293

Movement in fair value of derivatives 8  - 7,209  1,941

Financing result 8  21,253  29,234

Balance   85,271  92,732

General costs 9  - 3,353  - 3,328

Revaluation costs 10  - 227  - 32

Profit before tax   81,691  89,372

Corporation tax 11  - 58  -

Profit after tax   81,633  89,372

Data per share (x 1 1)

Profit after tax 17  2.28  2.63

Diluted profit after tax 17  2.28  2.63
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DIRECT AND INDIRECT INVESTMENT RESULT

(x 1 1,000)

  2006 2005

Gross rental income   91,939  88,432

Exploitation costs   -9,036  -8,856

Management costs   - 2,792  - 2,651

Net rental income   80,111  76,925

Interest   - 28,332  - 27,362

General costs   - 3,211  - 2,928

Direct investment result before tax   48,568  46,635

Corporation tax   - 58  -

Direct investment result   48,510  46,635
  

Revaluation of investments   18,666  37,609

Net result on sales of investments   7,605  7,000

Movement in fair value of derivatives   7,079  - 1,872

Revaluation costs   - 227  -

Indirect investment result   33,123  42,737
  

Total investment result   81,633  89,372

Data per share (x 1 1)  

Direct investment result   1.36  1.37

Indirect investment result   0.92  1.26

Total investment result   2.28  2.63
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CONSOLIDATED BALANCE SHEET 

BEFORE PROPOSED PROFIT APPROPRIATION FOR 2006Q4

(x 1 1,000)

 Note 31-12-2006 31-12-2005

Assets   

Real estate investments 12  1,243,111  1,195,788

Real estate under construction 13  4,750  -

Total investments   1,247,861  1,195,788
   

Tangible fixed assets 14  350  439

Derivative instruments 21  6,288  1,312

Prepayments and accrued income 

relating to rental incentives   826  -

Total fixed assets   1,255,325  1,197,539
   

Debtors and other accounts receivable 15  6,388  5,370

Cash   -  -

Total current assets   6,388  5,370

Total assets   1,261,713  1,202,909

Shareholders’ equity

Issued share capital 16  16,458  16,458

Share premium reserve 16  360,090  360,090

Other reserves 16  194,576  151,824

Unallocated result for the financial year 16  45,138  54,917

Total shareholder’s equity   616,262  583,289

Liabilities   

Mortgage loans 18  513,402  518,259

Derivative instruments 21  694  2,926

Total long-term liabilities   514,096  521,185
   

Required redemption of long-term debt 18  395  1,068

Banks 19  106,230  78,824

Other accounts payable and accruals 

and deferred income 20  24,730  18,543

Total current liabilities   131,355  98,435

Total liabilities   645,451  619,620

Total shareholders’ equity and liabilities   1,261,713  1,202,909
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CONSOLIDATED CASH FLOW STATEMENT 

(x 1 1,000)

  2006 2005

Profit after tax   81,633  89,372
Adjusted for:  
Revaluation of investments   - 18,666  - 37,609
Financing result   21,253  29,234
Cash flow from operations   84,220  80,997
Movement in debtors and other receivables  - 1,018  - 597
Movement in accounts payable*)   6,187  32
Interest paid   - 28,462  - 27,293
Cash flow from operating activities   60,927  53,139

Purchases of real estate investments and 
investments in existing properties   - 72,092  - 126,978
Sales of real estate investments   38,686  46,812
Movement in prepayments and accrued  
income relating to rental incentives   - 826  -
Movement in tangible fixed assets   89  - 68
Cash flow from investment activities   - 34,143  - 80,234

Share issues   -  38,381
Dividend paid   - 48,660  - 45,940
Drawdown of loans   62,736  75,700
Redemption of loans   - 68,266  - 40,150
Financing cash flow   - 54,190  27,991

Net cash flow   - 27,406  896
Accounts payable to banks as of 1 January   - 78,824  - 79,720

Accounts payable to banks as of close   - 106,230  - 78,824

*) excluding debts to banks and cash loans
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CONSOLIDATED STATEMENT OF 

MOVEMENTS IN SHAREHOLDERS’ EQUITY

(x 1 1,000)

The development of the item shareholders’ equity in 2006 was as follows:

   Share  Unallocated 
  Issued premium Other result for the
 Note capital reserve reserves financial year Total

Situation as of 31 December 2005  16,458 360,090 151,824 54,917 583,289

Profit allocation 2005  - - 54,917 -54,917 -

Final 2005 cash dividend paid 16   - 12,165  - 12,165

Result for the 2006 financial year  - - - 81,633 81,633

Interim 2006 cash dividend paid 16 - - - - 36,495 -36,495

Situation as of 31 December 2006  16,458 360,090 194,576 45,138 616,262

The development of the item shareholders’ equity in 2005 was as follows:
 

   Share  Unallocated 
  Issued premium Other result for the
 Note capital reserve reserves financial year Total

Situation as of 31 December 2004  15,538 322,010 130,558 33,370 501,476

Profit allocation 2004  - - 33,370 - 33,370 -

Final 2004 cash dividend paid 16   - 11,485  -11,485

Result for the 2005 financial year  - - - 89,372 89,372

Issue 16 920 38,080 - - 39,000

Issue costs 16 - - - 619 - - 619

Interim 2005 cash dividend paid 16    - 34,455 -34,455

Situation as of 31 December 2005  16,458 360,090 151,824 54,917 583,289
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NOTES TO THE CONSOLIDATED ANNUAL 

FINANCIAL STATEMENTS 

Nieuwe Steen Investments N.V. (‘company’), established in Hoorn is a closed-end real-estate investment 
company with a variable capital which invests in real estate in the Netherlands.

The Authority for the Financial Markets (AFM) granted the company a licence under the Dutch Financial 
Supervision Act [wet op het financieel toezicht] on 13 July 2006.

The annual financial statements were approved by the Management Board and the Supervisory Board on 
15 February 2007. The annual financial statements will be submitted for adoption to the General Meeting of 
Shareholders on 22 March 2007.

1. PRINCIPLES FOR CONSOLIDATED FINANCIAL REPORTING

a. Principles used for the preparation of the financial reporting

Figures stated in the annual financial statements are in thousands of euros unless otherwise indicated.

Effects of change in accounting policies
As stated in the 2005 financial statements, the company has prepared its 2006 annual financial statements 
on the basis of the fair values of the investments and derivative instruments. The reasons for this are given 
in detail in the Report of the Management Board in the 2005 and the 2006 annual reports on pages 34 and 
36 respectively. The effects of the change for 2005 are listed on page 35 of the 2005 annual report.

As a result of the change of the valuation and determination of the result to the fair value of the 
investments and derivatives, shareholders’ equity based on fair value at the end of 2006 was 1 91.9m higher 
than based on historical cost prices (consisting of 1 86.7m in investments and 1 5.2m in financial 
derivatives). 
The consolidated indirect result for 2006 based on fair values is 1 16.5m higher than based on historical 
costs; this is the balance of a reduction in interest expenses of 1 7.1m, revaluation of investments of 1 18.7m 
and a lower realised result on sales of investments of 1 9.3m (consisting of 1 7.7m instead of 1 17m based 
on historical costs). 
The consolidated direct result is not affected by the change of system.

The comparative figures in the consolidated balance sheet and profit and loss account for 2005 are the 
same as those shown in the paragraph on reporting based on actual values in the 2005 annual financial 
statements. In connection with the application of fair values for the investments, an undistributable 
revaluation reserve has been formed based on statutory provision. Based on historical costs, earnings per 
share would have been approximately 1 0.46 lower in 2006.

The comparative figures for 2005 are taken from the 2005 financial statements, which were prepared on 
the basis of historical costs but which also included figures based on fair values.
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Estimates and assumptions
When preparing the annual financial statements in accordance with the International Financial Reporting 
Standards (IFRS) the Management Board has formed opinions regarding estimates and assumptions that 
affect the application of accounting principles and reported figures for assets, liabilities, income and 
expenses. The estimates and associated assumptions are based on past experience and other factors, which 
are considered to be reasonable given the circumstances. The results of these considerations form the basis 
for the opinion of the book value of assets and liabilities that cannot be easily obtained from other sources. 
Actual results could differ from these estimates. The estimates and underlying assumptions are continually 
assessed. Revisions to estimates are wholly included in the year in which the revision is made, if the effect 
thereof only applies to the year in question; revisions affecting both the reporting year and future periods 
are applied to the current and future periods.

b. Principles for consolidation

Subsidiary companies
The annual financial statements of subsidiary companies are included in the consolidated financial 
statements from the date of commencement of a controlling interest until the date on which this ends.

The consolidated annual financial statements concern Nieuwe Steen Investments NV and the following 
100%-owned subsidiaries:

NSI Bedrijfsgebouwen B.V. Hoorn NSI Monument B.V. Hoorn
NSI Beheer B.V. Hoorn NSI Overig B.V. Hoorn
NSI Hoorn B.V. Hoorn NSI Volumineuze Detailhandel B.V. Hoorn
NSI Kantoren B.V. Hoorn NSI Winkels B.V. Hoorn
NSI Management B.V. Hoorn NSI Woningen B.V. Hoorn

Elimination of mutual transactions
Balances within the group and any unrealised profits and losses on transactions within the group have been 
eliminated in the consolidated financial statements.

c. Real estate investments

The real estate investments are included at fair value as at balance sheet date. The fair value is determined 
quarterly based on internal appraisals and regularly tested against appraisal values made by independent 
authorised experts. The fair value (with costs to the purchaser) is defined as the estimated price at which a 
property could be exchanged on the valuation date between independent and well-informed parties willing 
to enter into a transaction and acting prudently and without duress. Account is taken of differences between 
market and contractual rent, exploitation costs, vacancy, condition and future developments.

Changes in the actual value of the real estate investments are included in the profit and loss account in the 
period in which they occurred. Realised profits or losses on the sale of a real estate investment are reported 
in the period in which the sale took place as the balance of the net sales proceeds and the most recently 
published fair value. No depreciation is applied to the real estate investments, as they are included at fair 
value.

Real estate investments are included at the time of acquisition at the full cost price (the acquisition price 
plus external transaction costs) until the first reporting date, from which time they are included at fair value. 
Investments made in real estate subsequent to acquisition are included in the value until the first subsequent 
reporting date, from which time they are included at fair value.
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Appraisal management
To determine the fair value of its investments, Nieuwe Steen Investments N.V. uses an appraisal 
management system. whereby all objects are valued internally each quarter. Furthermore, all objects are 
included in a 3-year external appraisal cycle. The main features of the appraisal management system are:
• The company has developed a model for valuing all objects internally.
 This internal valuation is updated quarterly based on data such as contract rent, market rent, 
 vacancy forecasts and interest rates. The valuation obtained in this manner is published by the company.
• Each quarter, a full appraisal of one-twelfth of the portfolio is carried out by an external appraiser. 
 Therefore, once every three years, a full appraisal cycle is completed with respect to the whole portfolio. 
 This appraisal is primarily for comparison with, and as a check of, the internal appraisals.
• The internal valuation of objects which are not externally appraised in any one year (8/12, or three 
 quarters of the portfolio) is submitted to external appraisers for their assessment once a year.

Renovation projects
Renovation projects are projects in which the group starts the renovation or expansion of real estate 
investments for further use. Renovation projects are valued at fair value on the same basis as real estate 
investments.
The renovation costs contain all the directly attributable costs required to complete the project.

d. Real estate under construction

New construction projects for future use as a real estate investment are classified as real estate under 
construction and are valued at cost, subject to any expected special reductions in value. On delivery, the 
project is reclassified and from then on is included as a real estate investment. The costs associated with real 
estate under construction contain all the directly attributable costs required to complete the project.

e. Tangible fixed assets

These include office inventories and the transport fleet. Valuation is made at cost, after application of 
depreciation and any special reductions in value. Depreciation is included in the profit and loss account 
according to the straight-line method, taking account of the expected economic life and remaining value of 
the asset concerned.

f. Debtors and other accounts receivable

Debtors are valued at nominal value after deduction for an individually set provision for uncollectability.

g. Shareholders’ equity

Ordinary shares and priority shares are classified as shareholders’ equity. External costs directly attributable to 
the issuance of new shares are deducted from the issue proceeds and applied directly to the profit reserve.

Dividends are charged to the profit reserve in the period in which they are declared by the company.
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h. Mortgage loans

The total of the mortgage loans consists of both fixed and variable interest loans. In principle, the actual 
value of the variable interest loans is equal to the nominal value. Part of the interest-rate risk on the variable 
interest loans is hedged through interest-rate swaps and interest caps. Since the fair value of the 
derivatives is included in the balance sheet, in combination with the nominal value of the relevant proportion 
of the variable interest loans, the net fair value can be shown. In principle, the fair value of the fixed-interest 
loans is not equal to the nominal value. The fair value of the fixed-interest loans is reported in the notes to 
the item long-term debt. The fair value of the fixed-interest loans is calculated using the effective interest 
method, at the market interest rates prevailing on 31 December 2006 (including margin).

Mortgage loans with a maturity longer than one year are included under accounts payable. Any redemptions 
of mortgage loans within one year are reported under accounts payable.

i. Derivative instruments

Nieuwe Steen Investments N.V. uses derivative instruments to (partially) hedge the interest-rate risks 
associated with its operations, finance and investment activities. These instruments are not held or granted 
for trading purposes.

When first included, derivatives are valued at cost. After inclusion, derivatives are valued at fair value. Profits 
or losses arising from changes in the fair value of derivatives are immediately applied to the profit and loss 
account. Hedge accounting is not used, therefore changes in value are not applied immediately to 
shareholders’ equity.

The fair value of derivatives is the amount the group would expect to pay or receive if the derivative were 
to be liquidated at balance sheet date, taking account of the market interest rate on the balance sheet date 
and the credit risk of the counterparties concerned. Derivatives are included under either fixed assets or 
long-term debt depending on the maturity of the loans.

j. Other accounts payable and accruals and deferred income

Other accounts payable and accruals and deferred income are valued at nominal value. 

k. Income

Rental income
The rental income from real estate investments let to commercial tenants on the basis of contractually 
agreed rental periods is reported evenly over time over the duration of the rental agreement. Rent-free 
periods, rent rebates and other accommodations are reported as an integral part of the total gross rental 
income. The accrued balance sheet items thus created are reported under prepayments and accrued income 
relating to rent incentives. This item is amortised in proportion to the duration of the relevant rent 
agreements. The rent received from residential tenants is reported as rental income.

Net result on sales of investments
The profits or losses on the sale of real estate investments are determined as the difference between the net 
sales proceeds and the book value of the real estate investments as of the last published (interim) balance 
sheet.
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l. Costs

Service costs not recharged
The service costs relate to costs in the event of vacant premises and/or other uncollectible service costs as a 
result of contractual limitations or uncollectability from tenants.

Exploitation costs
The exploitation costs consist of costs directly related to the exploitation of the real estate, such as municipal 
taxes, insurance premiums, maintenance costs, and letting costs.
Costs incurred due to the conclusion of operational rent agreements are reported in the period in which they 
are incurred.

Management costs
Management costs concern the costs paid to third parties for day-to-day real estate management.

Financing result
The financing result consists of the interest expenses on loans and debts and interest income on outstanding 
loans and receivables, including interest income and expenses based on derivative instruments. The financing 
result also includes the profits and losses arising from changes in the fair value of the derivative instruments.

Fund management costs
The costs of the fund management are reported in the consolidated profit and loss account and charged 
to general costs. Allocation of management costs to the indirect investment result is made outside the 
consolidated profit and loss account for the purpose of determining the direct result available for 
distribution.

m. Corporate income tax

The company has the fiscal status of an investment company within the meaning of Article 28 of the 1969 
Dutch Corporate Income Tax Act (Wet op de Vennootschapsbelasting 1969). One important effect of the 
status of fiscal investment institution is that the company is zero-rated for corporate income tax and that the 
profit available for distribution should be distributed to shareholders within eight months of the end of the 
relevant financial year. Due to the mandatory distribution of profits, the whole profit available for distribution 
in any year is paid to shareholders before 1 September of the following year.

The main conditions – generally formulated – that have to be met to maintain the status of fiscal investment 
institution are:
• The objective and actual business of the companies are the investment of assets;
•  No more than 60% of the fiscal book value of the real estate investments should be financed by outside 

capital;
•  The shares of the company are traded on the Official Market of the Stock Exchange operated by Euronext 

Amsterdam N.V., and neither 45% of the total number of shares (or the associated voting rights) nor 45% 
or more of the ordinary shares (or the associated voting rights), which share in the company’s reserves if 
the company is dissolved, is held by an entity or group of affiliated entities subject to tax on profits;

•  No more than 25% of the shares is held by a single foreign entity or by one natural person, or is held 
through the intermediation of foreign entities by persons or entities living or registered in the Netherlands.

As far as we are aware, the company meets the statutory requirements. As long as the company continues 
to meet the conditions and therefore maintain the status of fiscal investment institution, corporate income 
tax will not be taken into account in the determination of either the profit or the reserves.



76

The subsidary NSI Management B.V. is not part of the fiscal investment institution Nieuwe Steen Investments 
N.V. for tax purposes, and has the normal liability for corporate income tax. For this reason, tax expenses 
may be included in the consolidated annual financial statements.

n. Direct and indirect investment result

In addition to the consolidated profit and loss account, statements of the direct and indirect investment 
results are also included.

Direct investment result
The direct investment result consists of the rental income less exploitation costs, management costs, general 
costs and financing costs (including the amortisation of the payments made for derivatives) and the 
corporate income tax payable over the reporting period.

Indirect investment result
The indirect investment result consists of the revaluation of the real estate investments, the net result on 
sales of investments, movements in the fair value of derivative instruments, revaluation costs and an 
attributable proportion of the management costs.

o. Cash flow statement

The cash flow statement is prepared using the indirect method.  

p. Segmented information

Segmented information is provided based on the category of real estate investment (retail/large-scale retail, 
offices, industrial and residential). 
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2. SEGMENTED INFORMATION
 
 Retail/ 

        large-scale retail  Offices  Industrial    Residential  Total

 2006 2005 2006 2005 2006 2005 2006 2005 2006 2005

Gross rental income 37,018 32,759 42,162 43,134 5,229 4,573 7,530 7,966 91,939 88,432

Exploitation costs - 1,915 - 2,836 - 4,945 - 3,434 -362 -503 - 1,814 - 2,083 - 9,036 - 8,856

Management costs - 1,179 - 1,029 - 1,156 - 1,184 - 156 - 131 -301 -307 - 2,792 - 2,651

Net rental income 33,924 28,894 36,061 38,516 4,711 3,939 5,415 5,576 80,111 79,925

Revaluation result 13,329 30,286 825 - 13,404 367 2,884 4,145 17,843 18,666 37,609

Realised sales result 172 60 - 27 309 - 1,718 7,602 5,345 7,747 7,432

Result by segment 47,425 59,240 36,859 25,421 5,078 8,541 17,162 28,764 106,524 121,966

          

Net financing costs         -21,253  -29,149

General costs         - 3,353 - 3,413

Revaluation costs         - 227 - 32

Profit before tax         81,691 89,372

Corporate income tax         -     58 -

  

Profit after tax         81,633 89,372

 Retail/ 

        large-scale retail  Offices  Industrial    Residential  Total

 2006 2005 2006 2005 2006 2005 2006 2005 2006 2005

Investments 523,738 484,675 547,245 518,421 61,685 60,313 115,193 132,379 1,247,861 1,195,788

Other assets 4,156 3,900 8,087 5,581 681 573 457 472 13,381 10,526

Non-allocated assets         471 - 3,405

Total assets         1,261,713  1,202,909

Purchases of real estate 

investments and investments

in existing properties 30,460 71,365 29,705 34,528 3,180 21,085 8,747 - 72,092 126,978
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3. NET RENTAL INCOME

 Gross  Exploitation Management Net 
 rental income costs costs rental income

 2006 2005 2006 2005 2006 2005 2006 2005

Retail/ large-scale retail 37,018 32,759 - 1,915 - 2,836 - 1,179 -1,029 33,924 28,894

Offices 42,162 43,134 - 4,945 - 3,434 - 1,156 - 1,184 36,061 38,516

Industrial 5,229 4,573 - 362 - 503 - 156 - 131 4,711 3,939

Residential 7,530 7,966 - 1,814 - 2,083 - 301 - 307 5,415 5,576

Total 91,939 88,432 - 9,036  - 8,856 - 2,792  - 2,651 80,111 76,925

Nieuwe Steen Investments N.V. leases its real estate investments on the basis of an operating lease. The 
future total minimum gross annual rent to be received from operating lease agreements with no option for 
interim termination as of 31 December 2006 is approximately as follows:

 less than 1 year: 1 11.8m
 between 1 and 5 years: 1 55.2m
 more than 5 years: 1 25.7m
 total: 1 92.7m

4. EXPLOITATION COSTS
   2006 2005

Municipal taxes    2,445 2,313

Insurance premiums    550 479

Maintenance costs    2,397 3,582

Service costs not recharged 1)    1,361 -

Contributions to owner associations    973 1,248

Letting agents’ fees    950 868

Other costs    360 366

Total    9,036 8,856

1) Service costs not recharged in 2005 were allocated to maintenance costs.

5. MANAGEMENT COSTS
 2006 2005

Zeeman Vastgoed Beheer B.V. 2,581 2,536

Other real estate managers 211 115

Totaal 2,792 2,651

A contract for indeterminate time has been concluded with the manager Zeeman Vastgoed Beheer B.V. 
(with a notice period of 60 months) whereby the manager carries out the complete financial and technical 
management of the real estate. The remuneration to the manager (excluding VAT) is for:
 
Offices 2.5 – 3% of the contractual rent
Retail 2.5 – 3.25% of the contractual rent
Industrial 2.5 – 3% of the contractual rent
Residential 3.5% of the rent received
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6. REVALUATION OF INVESTMENTS

The unrealised movements in value of the investments in the reporting year were:

   2006   2005
 Positive Negative total Positive Negative total

Investments 34,693 17,514 17,179 70,638 33,029 37,609

Renovation projects   1,487          -   1,487            -             -          -

Total 36,180 17,514 18,666 70,638 33,029 37,609

7. REALISED RESULT ON SALES OF INVESTMENTS

 2006 2005

Sales proceeds of real estate investments 46,719 54,666

Book value at time of sale 38,686 46,812

 8,033 7,854

Sales costs - 286 - 722

Total 7,747 7,432

8. FINANCING RESULT

 2006 2005

Interest income - 25 - 24

Interest expenses 28,487 27,317

 28,462 27,293

Unrealised movement in fair value of derivatives - 7,209 1,941

Total 21,253 29,234

The interest income and expenses concern interest to be allocated to the reporting year on loans including 
derivatives contracts, other accounts payable, accounts receivable and cash.

9. GENERAL COSTS
 2006 2005

Fund management costs 1,892 1,879

Auditor’s costs 72 65

Consultancy costs 268 324

Remuneration of supervisory directors and members of the Investment Board 124 115

Other costs   997    945

Total 3,353 3,328

Notes to the management costs

The costs of the fund management payable by NSI Management B.V. concern:
• management;
• purchase and sale of investments;
• administration;
• secretarial services.
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The composition of the management costs was as follows: 
 2006 2005

Wages and salaries 1,161 1,144

Social insurance costs 99 100

Pension costs 78 86

Other personnel costs 49 55

Depreciation of tangible fixed assets 110 99

Other operating costs 395 395

Total 1,892 1,879

During the reporting year, 11 employees worked for NSI Management B.V., including the Management Board 
(2005: 11) A defined contribution pension scheme is provided for the employees.

10. REVALUATION COSTS

The revaluation costs in the reporting year were:

 2006 2005

Appraisal costs 227 32

Total 227 32

 11. CORPORATE INCOME TAX 
 
reported in the profit and loss account:
 2006 2005  

Current financial year 58      -

Total 58 -

The corporate income tax in the current financial year relates to NSI Management B.V.
The subsidary NSI Management B.V. is not part of the fiscal investment institution
Nieuwe Steen Investments N.V. for tax purposes, and therefore is subject to corporate income tax.

12. REAL ESTATE INVESTMENTS

Movements in the real estate investments were as follows:
      
 Real estate  Renovation  2006 Real estate Renovation  2005
 investments projects total investments projects total

Balance at opening date 1,195,788 - 1,195,788 1,078,014 - 1,078,014

Purchases 61,203 - 61,203 123,468 - 123,468

Transfers from/to 

renovation projects - 3,221   3,221 -  -          - - 

Investments 4,760 1,380 6,140 3,510 - 3,510

Sales - 38,498 - 188 - 38,686  - 46,813 - - 46,813

Revaluations 17,179 1,487 18,666 37,609           - 37,609

Balance at closing date 1,237,211 5,900 1,243,111 1,195,788           - 1,195,788
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Development of the investments by category:
      
 
 Retail/    2006
 large-scale retail Offices Industrial Residential total

Balance at opening date 484,675 518,421 60,313 132,379 1,195,788

Purchases 22,146 27,130 3,180 8,747       61,203

Investments 3,565 2,575 - -     6,140

Sales - 4,426 - 1,690 - 2,175 - 30,395  - 38,686

Revaluations 13,028 809 367 4,462     18,666

Balance at closing date 518,988 547,245 61,685 115,193 1,243,111

 Retail/    2005
 large-scale retail Offices Industrial Residential total

Balance at opening date 386,994 505,231 56,525 129,264 1,078,014

Purchases 67,855 34,528 21,085 -    123,468

Investments 3,510 - - -        3,510

Sales - 3,970 - 7,934 - 20,181 - 14,728    - 46,813

Revaluations 30,286 - 13,404 2,884 17,843      37,609

Balance at closing date 484,675 518,421 60,313 132,379 1,195,788

The composition of the real estate portfolio is as follows:

 2006 2005

Retail (some with residential above)/large-scale retail 42% 41%

Offices 44% 43%

Industrial 5% 5%

Homes and apartments 9% 11%

Total 100% 100%

In the case of three properties with a total value of 1 5m, the group holds only economic ownership.

As of 31 December 2006, real estate with a book value of 1 1,044.3m was mortgaged as security for loans 
taken out and credit facilities at banks for an amount of 1 561.8m at the end of 2006.

Further details of the real estate investments are given in the summary ‘Real estate investments as of 
1 January 2007’ included in this report.
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13. REAL ESTATE UNDER CONSTRUCTION

 2006 2005

Balance at opening date - -

Purchases 4,750 -

Balance at closing date 4,750 -

This item concerns the “De Leesten” shopping centre under construction in Zutphen (3,000 m2), involving an 
investment of 1 8.6m. Delivery is expected in mid 2007. After delivery, the project will be classified as a real 
estate investment. The gross rental income is expected to be 1 0.6m.

14. TANGIBLE FIXED ASSETS

Besides the transport fleet, tangible fixed assets concern the office equipment and inventory of the 
company’s offices at Nieuwe Steen 27 in Hoorn. The premises were acquired in 2005 and are capitalised as 
an investment, since only a limited part is for the company’s own use.

 2006 2005

Book value at opening date 439 371

Purchases 71 182

Divestments - 35  - 5

Depreciation - 125 - 109

Book value at closing date 350 439

 2006 2005

Acquisition value at closing date 677 753

Accumulated depreciation - 327 - 314

Book value at closing date 350 439

15. DEBTORS AND OTHER ACCOUNTS RECEIVABLE

 2006 2005

Debtors 590 515

Receivable on the manager of the investments (Zeeman Vastgoed Beheer BV) 4,380 3,083

Receivable from sales 220 -

Dutch VAT (BTW) 677 1.466

Tenant loans 60 78

Other accounts receivable and accrued income and prepaid expenses 461 228

Total 6,388 5,370

The item receivable from sales was settled in January 2007. Under receivables, the total items included with 
a maturity longer than one year is 1 0.6m (2005: 1 1.1m).
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16. SHAREHOLDERS’ EQUITY

Issued capital

The authorised share capital is divided into:
- 74,995,000 ordinary shares with a nominal value of 1 0.46, of which 35,774,117 shares were placed and 
 fully paid up as of 31 December 2006.
- 5,000 priority shares with a nominal value of 1 0.46, all of which are placed and fully paid up.

  2006 2005

Situation at opening date 16,458 15,538

Issue - 920

Situation at closing date 16,458 16,458

Number of shares placed:
  2006  2005

 Ordinary   Priority  Ordinary  Priority
 shares shares shares shares

Stand per 1 januari 35,774,117 5,000 33,774,117 5,000

Emissie                   -            - 2,000,000         - 

Stand per 31 december 35,774,117 5,000 35,774,117 5,000

The holders of ordinary shares are entitled to receive the quarterly dividend declared by the company and to 
exercise one vote per share at the General Meeting of Shareholders.

For a description of the rights of the priority shareholders, please refer to the Other Data section in this 
report.

Share premium reserve

  2006 2005

Situation at opening date 360,090 322,010

Share premium reserve on placement of new shares - 38,080

Situation at closing date 360,090 360,090

The share premium reserve is a recognised capital.

Other reserves

  2006 2005

Situation at opening date 151,824 130,558

Profit appropriation for 2005 and 2004 respectively 54,917 33,370

Issue costs - - 619

Final cash dividend paid for 2005 and 2004 respectively - 12,165 - 11,485

Situation at closing date 194,576 151,824
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Dividend

The following final dividend was proposed by the Management Board after the balance sheet date subject 
to approval by the General Meeting of Shareholders on 22 March 2007. This proposal is not included as a 
liability in the balance sheet as of 31 December 2006.

 2006 2005

Interim dividend paid (1 1.02 per share) 36,495 34,455

Proposed final dividend (1 0.34 per share) 12,165 12,165

Total (5 1.36 per share) 48,660 46,620

The mandatory distribution for 2006 amounts to 1 49m (2005: 1 46m).

17. EARNINGS PER SHARE

  2006  2005

  Diluted    Diluted 
 Earnings Earnings Earnings Earnings

Direct investment result 48,510 48,510 46,635 46,635

Indirect investment result 33,123 33,123 42,737 42,737 

Total investment result 81,633 81,633 89,372 89,372

weighted average number of shares:
 2006 2005

shares issued as of 1 January 35,774,117 33,774,117

Effect of issue in November 2005 - 141,644

Weighted average number of ordinary shares as of 31 December 35,774,117 33,915,761

Per share:
  2006  2005

  Diluted    Diluted 
 Earnings Earnings Earnings Earnings

Direct investment result 1.36 1.36 1.37 1.37

Indirect investment result 0.92 0.92 1.26 1.26

Total investment result 2.28 2.28 2.63 2.63
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18. MORTGAGE LOANS

The development of the mortgage loans in the reporting year was as follows:
 2006 2005

Situation at opening date 519,327 483,777

Drawdowns 62,736 75,700

Redemptions - 68,266 - 40,150

Situation at closing date 513,797 519,327

Redemption obligation on long-term debt 395 1,068

Situation at closing date 513,402 518,259

The remaining debt on the mortgage loans after 5 years is 1 93.9m (2005: 1 221.6m).

The remaining maturities of the mortgage loans were as follows:

  2006  2005

 Fixed  Variable  Fixed  Variable  
 interest interest Total interest interest Total

Up to 1 year 40,498 2,565 43,063 63,083 15,092 78,175

1 to 2 years 43,394 9,507 52,901 40,498 3,310 43,808

Between 2 and 5 years 60,134 261,831 321,965 87,069 85,852 172,921

More than 5 years 9,113 86,755 95,868 68,908 155,515 224,423

Total 153,139 360,658 513,797 259,558 259,769 519,327

Average interest rate 5.9% 4.2%  5.0% 3.2% 

The mortgage loans are loans from banks with an average remaining weighted maturity of 4.2 years. The 
weighted average interest on outstanding mortgages and interest-rate swaps at the end of 2006 was 4.7% 
per annum (end 2005: 4.9%).

Mortgages are placed on commercial real estate with a value of 1 1,003.9m and residential real estate with a 
value of 1 40.4m as security for the mortgage loans and current account facilities at the banks; in a number of 
cases, a  right of pledge has also been placed on the rental income.

As of 31 December 2006 the company’s unused available loan facilities amounted to 1 76.5m.

The fair value of the mortgage loans as of 31 December 2006 was 1 517m (2005: 1 530m).
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19. BANKS

This item concerns cash loans and debits on current accounts at banks. Nieuwe Steen Investments N.V., 
together with its subsidiary companies, has concluded credit agreements with its principal bankers, 
Rabobank Hoorn (and environs), Banque Artesia Nederland N.V. and ABN Amro Bank N.V.

 2006 2005

Credit facilities 79,995 108,777

of which unused 15,765 42,953

Taken up at closing date 64,230 65,824

Cash loans 42,000 13,000

Total 106,230 78,824

An irrevocable notarial power of attorney to encumber a property has been provided for the facility at 
Banque Artesia Nederland N.V.

20. OTHER ACCOUNTS PAYABLE AND ACCRUALS AND DEFERRED INCOME

 2006 2005

Creditors 148 734

Tax 251 178

Interest payable 2,664 552

Exploitation costs payable 1,373 2,106

Guarantees 211 241

Payable on purchased investments and other investments 5,958 2,359

Prepaid rent 12,895 10,906

Other accounts payable 1,230 1,467

Total 24,730 18,543

The guarantees are generally long term in nature.
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21. DERIVATIVE INSTRUMENTS 

Interest-rate risk

Variable-interest loans expose Nieuwe Steen Investments NV to uncertainty regarding interest expenses, 
fixed-interest loans reduce this uncertainty. Nieuwe Steen Investments NV uses derivative instruments to 
manage its interest-rate risk.

The derivatives had the following fair values as of balance sheet date:
  2006  2005

 Receivable Payable Receivable Payable

Cap 263 - 77 -

Forward interest rate swap 401 245 456 50

Interest rate swap 5,624 449 779 2,876

Total 6,288 694 1,312 2,926

  2006  2005

 Principal Fair value Principal Fair value

Up to 1 year 58,801 - 354 - -

from 1 to 5 years 189,255 3,128 168,056 - 1,785

from 5 to 10 years 170,000 2,820 110,000 171

more than 10 years - - - -

Total 418,056 5,594 278,056 - 1,614

Nieuwe Steen Investments NV limits its interest-rate risk by swapping the variable interest it pays on the 
majority of its loans with a fixed-interest rate, by means of contracts with fixed interest rates varying from 
2.85% to 5% and with maturity dates between 2007 and 2016.

The weighted average remaining maturity of the derivatives is 4.2 years.
Nieuwe Steen Investments NV is hedged at a weighted average interest rate of 3.7% (excluding margin). 
8.3% of the variable-interest loans is not hedged.

Exposure analysis

If the variable interest rate as of 31 December 2006 were to rise 1%, the interest expenses for 2007, 
assuming no changes to the portfolio or the finance, would increase 1 0.4m. The derivatives are included in 
this calculation, but potential changes to the fair value of the derivatives are not included.
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22. RIGHTS AND LIABILITIES NOT APPEARING IN THE BALANCE SHEET 

Contract with Zeeman Vastgoed Beheer B.V.

The contract with Zeeman Vastgoed Beheer B.V., the company which manages the investments, was revised 
in 2001.

Nieuwe Steen Investments N.V. has the right to acquire all the shares in Zeeman Vastgoed Beheer B.V. in the 
event that these shares are offered for sale. If the management contract is terminated in certain circumstances, 
Nieuwe Steen Investments N.V. has the right to buy the shares of Zeeman Vastgoed Beheer B.V. If Nieuwe 
Steen Investments N.V. does not buy the shares in the circumstances mentioned above, Nieuwe Steen 
Investments N.V. is obliged to pay damages.

Nieuwe Steen Investments N.V. is not obliged to have the investments managed by Zeeman Vastgoed Beheer 
B.V.  Nieuwe Steen Investments N.V. is obliged to purchase the shares of Zeeman Vastgoed Beheer BV if the 
value of the total of the investments managed by Zeeman Vastgoed Beheer B.V. for Nieuwe Steen Investments 
N.V. falls by 15% or more compared to the value of the investments managed by Zeeman Vastgoed Beheer 
B.V. on behalf of Nieuwe Steen Investments N.V. on the fi rst day of the preceding calendar year.

In all stated cases, the price for the shares or damage will be: the net asset value of Zeeman Vastgoed 
Beheer B.V. plus 10 times the profit before tax of Zeeman Vastgoed Beheer B.V.; this addition will also 
amount to not less than 0.4375% of the average book value (based on purchase value) of the investments 
managed by Zeeman Vastgoed Beheer B.V. for Nieuwe Steen Investments N.V. in the last two years.

Investment obligations

The company has entered into obligations amounting to 1 9.3m. These investment obligations are expected 
to be included in the portfolio in mid 2007 in a fully let condition.

   Year  Year  Parking 
Location Street Name built purchased spaces m2

Large-scale  

retail 

Middelburg Torenweg Mortiere 2007 2006 - 8,082

Industrial

Almere Palmpolstraat - 2007 2006 25 1,527

A declaration of intent has been concluded with Multi Vastgoed B.V. regarding the potential expansion and 
redevelopment of the “Keizerslanden” shopping centre in Deventer. This agreement runs until 31 December 
2008.

Divestments

The sale of 18 homes in The Hague for 1 1.5m was agreed in 2006. Delivery will take place in the first 
quarter of 2007.

Interest-rate hedging instruments

To manage the interest-rate risk on the loans, derivatives contracts with a total principal of 1 418.1m have 
been entered into (see also note 21 to the consolidated annual financial statements).
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Legal dispute

Nieuwe Steen Investments N.V. acquired a number of real estate companies in 1997 on commercial 
conditions, for which it paid the purchase price in full. These real estate companies owned two office 
complexes which previously had been indirectly owned by a Finnish company called Interglobia Oy.

During 1999, Nieuwe Steen Investments N.V sold these companies back to the seller without the real estate. 
A few years later, in 2002, Interglobia Oy went bankrupt. The companies sold by Nieuwe Steen Investments 
N.V. were dissolved and liquidated during 2004.

The receiver at Interglobia Oy is now claiming that, prior to the sale of the companies to Nieuwe Steen 
Investments N.V., a reorganisation of Interglobia Oy in 1997 by the seller and (among others) one of the 
companies sold to Nieuwe Steen Investments N.V. caused damages to the creditors and shareholders of 
Interglobia Oy of around 1 17m.

Until now the receiver has not made any legal claim of any amount against Nieuwe Steen Investments N.V. 
in any court. Should the receiver make a claim against Nieuwe Steen Investments N.V. on the grounds of 
wrongful conduct by Nieuwe Steen Investments N.V., Nieuwe Steen Investments N.V. will enter these 
proceedings with confidence. In the opinion of Nieuwe Steen Investments N.V., such a claim would now 
have lapsed.

The receiver submitted a petition to the court of The Hague to reopen the liquidation of the former Nieuwe 
Steen Investments N.V. subsidiary in question in 2005. According to the receiver, the assets of the liquidated 
company should include a claim against Nieuwe Steen Investments N.V. If the company were to collect 
on the claim, it could then meet its obligations to the receiver. Nieuwe Steen Investments N.V. resisted the 
petition, and the court rejected it because in its opinion the company had no claims against Nieuwe Steen 
Investments N.V. or others. The receiver’s petition was later upheld by the appeals court in The Hague, 
as the court took the view that the company in question could still have a current-account claim against 
Nieuwe Steen Investments N.V. The current-account debt of Nieuwe Steen Investments N.V. would not have 
been transferred to the buyer of the company, since Nieuwe Steen Investments N.V., as the manager of the 
company, had not obtained express permission from the sole shareholder of the company (Nieuwe Steen 
Investments N.V. itself) to agree to the assignment of the debt. According to Nieuwe Steen Investments N.V., 
the principal amount of this current-account claim, excluding accrued interest, is around 1 0.7m. 

The company appealed in cassation to the Supreme Court against the decision in the court of appeals in 
January 2007. Nieuwe Steen Investments N.V. is of the view that based on the law and the articles of 
association of the company, Nieuwe Steen Investments N.V. as the manager of the company did not have to 
ask itself as the shareholder of the company to agree to the assignment of the debt. The Supreme Court has 
yet to make a ruling.

The result of the decision by the court of appeals is that the liquidation of the former subsidiary company 
has now been reopened. In this case as well, Nieuwe Steen Investments N.V. will, for various reasons, meet 
any legal proceedings against it by the liquidator with confidence. If the appeal in cassation is granted, this 
could mean that the subsidiary company should be considered to be liquidated, so that it can no longer 
make a claim against Nieuwe Steen Investments N.V.
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23. EVENTS AFTER BALANCE SHEET DATE

Divestments

In January 2007, Nieuwe Steen Investments N.V. signed two sales agreements for the residential complexes 
in Herten, Schiedam and Venray for 1 43.1m. Delivery will take place in the first quarter of 2007. The total 
realised sales result is 1 2m (or 1 0.05 per average outstanding share).

24. RELATED PARTIES

The following are related parties: the company and its group companies, its Supervisory Board, the members 
of the Management Board, Stichting Prioriteit NSI and Zeeman Vastgoed Beheer B.V. (including Stichting 
Derdengelden Zeeman Vastgoed Beheer (Huren)).

Interests of major investors

Nieuwe Steen Investments N.V. has one major investor in the meaning of the Dutch Investment Institutions 
Supervision Decree [Besluit toezicht beleggingsinstellingen], Stichting Prioriteit NSI, holder of all 5,000 priority 
shares.

Supervisory and managing directors

The members of the Supervisory and Management Boards of Nieuwe Steen Investments N.V. have no personal 
interest in the investments made by Nieuwe Steen Investments N.V., nor did they have such an interest at any 
time in the past year. The company is not aware of any real estate investment transactions with persons or 
institutions that could be considered to have a direct relationship with the company in the reporting year.

Remuneration of the Supervisory Board

 2006 2005

J.R. Zeeman, chairman 25 18
H.J. van den Bosch 15 -
C. Hakstege 20 16
M.J.C. van Galen 20    12
A.J. Tuiten (to 1 April 2006) 5 16
G. Deen (to 1 April 2005)  - 4
Totaal 85 66

Mr. J.R. Zeeman received pay of 1 156,000 as an adviser to the company in 2006 in addition to his 
remuneration as a supervisory director.

Remuneration of the Management Board

   insurance  pension total total date date
 salary bonus contributions costs 2006 2005 employed appointed

J.J.M. Reijnen 292 30 13 21 356 363 1993 2001
J.Th. Schipper 164 30 13 14 221 178 1998 2004
R.J.J.M. Storms 164     30 13 16 223      180 1994 2004
Totaal 620 90 39 51 800 721 

The salary includes holiday allowance and a 13th month. The company in principle pays a fixed remunera-
tion; a bonus is paid in exceptional cases. The managing directors receive remuneration in accordance with 
the general conditions of employment. These also include the use of a company car, health care insurance, 
disability insurance, reimbursement of expenses and a telephone.
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Since the directors had been employed for years by Nieuwe Steen Investments N.V. at the time of their 
appointment, the employment contracts have been concluded for indefinite time and no termination or 
redundancy payment has been agreed.

Interests of the Management and Supervisory Boards and staff of NSI Management B.V.

As of 31 December 2006 the members of the Management Board had a direct and/or indirect holding of 
365,656 ordinary shares of Nieuwe Steen Investments N.V., which in total amounts to 1% of the company’s 
issued share capital. The members of the Supervisory Board had a direct and/or indirect holding of 1,549,410 
ordinary shares in Nieuwe Steen Investments N.V., which corresponds to 4.3% of the company’s issued share 
capital. 9,673 ordinary shares of Nieuwe Steen Investments N.V., which in total amount to 0.03% of the 
company’s issued share capital are held by employees of NSI Management B.V.

No share options and no loans

The members of the Management and Supervisory Boards do not hold any option rights on Nieuwe Steen 
Investments N.V. shares. No loans, advances or guarantees have been extended to the members of the 
Management and Supervisory Boards by Nieuwe Steen Investments N.V.

Transparency regarding close connections

Family relation
Mrs. J.J.M. Reijnen is married to Mr. E.P. Zeeman and as a result of this marriage is the daughter-in-law of 
Mr. J.R. Zeeman.
Zeeman Vastgoed Beheer B.V.
A management contract has been concluded at market rates with Zeeman Vastgoed Beheer B.V. (owned by 
Mr. E.P. Zeeman, see note 5).
Office building at Nieuwe Steen 27 in Hoorn
Mr. J.R. Zeeman has been granted the right to the continued use of  the office space and the meeting room 
in the office building at Nieuwe Steen 27 in Hoorn for no charge.

It has been agreed with Mr. J.R. Zeeman that if Nieuwe Steen Investments N.V. proposes to leave the office 
building or sell it, Mr. Zeeman will be given the first opportunity to acquire the building on conditions in line 
with the market to be set at the time.

25. ESTIMATES AND OPINIONS

The Management Board has consulted with the Supervisory Board regarding the development, selection and 
means of the provision of information regarding the main principles for financial reporting and estimates, as 
well as the application of these principles and estimates.

Critical valuation estimates and assumptions

Valuation estimates and assumptions mentioned in this section are considered to be the most critical for the 
interpretation of the annual financial statements, because they relate to significant estimations and 
uncertainties. With regard to all these estimations, the Management Board wishes to point out that future 
events almost never turn out as predicted and that even the best estimations usually require further 
adjustment.

The critical valuation estimates in the application of the group reporting regulations are described in the note 
on the real estate investments (see note 1).
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CORPORATE BALANCE SHEET 

BEFORE PROPOSED PROFIT APPROPRIATION FOR 2006Q4

(x 1 1,000)

 Note 31-12-2006 31-12-2005

Assets
Financial fixed assets 3 1,242,407 1,223,589

Derivative instruments  6,288 1,312

Total fixed assets  1,248,695 1,224,901

Accounts receivable  189 849

Cash      -         -

Total current assets  189 849

Total assets   1,248,884 1,225,750

Shareholders’ equity
Issued share capital 4 16,458 16,458

Share premium reserve 4 360,090 360,090

Revaluation reserve 4 130,108 75,183

Profit reserve 4 64,468 76,641

Unallocated result for the financial year 4 45,138 54,917 

Total shareholder’s equity   616,262 583,289

Liabilities
Mortgage loans  513,402 518,259

Derivative instruments  694 2,926

Total long-term liabilities  514,096 521,185

Required redemption of long-term debt  395 1,068 

Banks  107,799 112,281

Other accounts payable  10,332 7,927

Total current liabilities  118,526 121,276
Total liabilities  632,622 642,461 

Total shareholders’ equity and liabilities  1,248,884 1,225,750

CORPORATE PROFIT AND LOSS ACCOUNT

(x 1 1.000)

 2006 2005

Corporate result after tax 29,286 11,135

Result from participating interests 52,347 78,237

Result after tax 81,633 89,372
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NOTES TO 

THE CORPORATE FINANCIAL STATEMENTS

1. GENERAL

The description of the operations and structure of Nieuwe Steen Investments N.V. as described in the note 
to the consolidated annual financial statements also applies to the corporate financial statements.

The corporate financial statements have been prepared in accordance with the provisions of Title 9, Book 2 
of the Dutch Civil Code regarding financial reporting. The consolidated annual financial statements of listed 
companies in the European Union must, with effect from the financial year starting on or after 1 January 
2005, be prepared in accordance with the International Financial Reporting Standards (IFRS), as approved by 
the European Commission.
To bring the principles used for the corporate financial statements in line with the consolidated annual 
financial statements, the Management Board has decided with effect from 1 January 2006 to apply the 
provisions in article 362 paragraph 8, Book 2 of the Dutch Civil Code, whereby the principles applying to the 
consolidated annual financial statements also apply to the corporate financial statements of Nieuwe Steen 
Investments N.V. The comparative figures for 2005 have been adjusted accordingly.

2. MOST SIGNFICANT PRINCIPLES FOR VALUATION AND DETERMINATION OF 
THE RESULT

The principles for valuation and the determination of the result as described in the note to the consolidated 
annual financial statements also apply to the corporate financial statements, unless stated otherwise.

The profit and loss account included in the corporate financial statements of the company is given in 
abbreviated form, in accordance with article 402, Book 2 of the Dutch Civil Code.

Effects of change in accounting policies (see page 71)

The statement of movements in shareholders’ equity on page 95 has been adjusted to the changed 
accounting principles so that the cumulative effect of the system change on shareholders’ equity as of year 
end 2004 is entered as a direct movement in equity (1 43.1m).

The figures in the presentation of the actual profit appropriation for 2005 and 2004 differ from the 
proposed profit appropriation as submitted to the General Meeting of Shareholders. This is due to the fact 
that the proposal was based on the profit and loss account based on historical cost, while the company has 
now switched to the method of determining the profit on the basis of fair values. This switch to a 
different system of accounting, led to the statutory obligation to form a revaluation reserve. This reserve 
should be calculated as the total of all positive revaluations of the existing real estate investments as of the 
balance sheet date, while the revaluation in the profit and loss account also includes negative revaluations. 
Moreover, the revaluation of a real estate investment sold in the course of the year is, in principle, released in 
favour of the profit reserve. This had not yet occurred in the course of 2005.

NIEUWE STEEN INVESTMENTS  NOTES TO THE CORPORATE FINANCIAL STATEMENTS
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The above change to a different system of accounting means that the amount of 1 54.9m of the 
unappropriated profit in 2005 (based on fair value) should be appropriated in 2006 as follows:
- addition of all positive revaluations in 2005 to the revaluation reserve;
- release of the revaluation reserve regarding real estate investments sold in 2005.
The balance of these two amounts, of 1 54.9m, was more or less equal to the amount of the 
unappropriated profit in 2005; the difference of 1 8,000 has been withdrawn from the profit reserve.
The payment of the final dividend for 2005 has also been charged to the profit reserve.

Nieuwe Steen Investments N.V. has decided that with effect from 1 January 2006 the principles used for 
the consolidated annual financial statements will also apply to the corporate financial statements. Nieuwe 
Steen Investments N.V. has decided to take this course because it will improve the financial reporting in the 
corporate financial statements. As a result, the shareholders’ equity and the profit in the corporate financial 
statements will in principle be the same as in the consolidated annual financial statements, as is normally 
the case in the Netherlands. This also simplifies the reporting process, as Nieuwe Steen Investments N.V. can 
meet its reporting requirements with one system of accounting principles for its (consolidated) participating 
interests.

Financial fixed assets

Subsidiary are included at net asset value. To determine the net asset value, with the application of the 
facility in article 362 paragraph 8 last sentence in Book 2 of the Dutch Civil Code all assets, liabilities and 
profits and losses are subject to accounting principles used for the consolidated annual financial statements.

3. FINANCIAL FIXED ASSETS

 2006 2005

Net asset value of subsidiary 88,743 79,332

Loans to participating interests 1,153,664 1,144,257

Total 1,242,407 1,223,589

 
Movements in subsidiary in group companies were as follows:

 net asset value   net asset value  
 subsidiary    subsidiary 
 interests  loans 2006 interests  loans 2005

Situation at opening date  79,332  1,144,257 1,223,589 182,020 886,157 1,068,177

Result from subsidiary 52,347 - 52,347 78,237 - 78,237

Dividend received from  

subsidiary - 42,936 - - 42,936 - 180,925 - - 180,925

Movements in loans - 9,407 9,407 - 258,100 258,100

Situation at closing date 88,743 1,153,664 1,242,407 79,332 1,144,257 1,223,589

 2006 2005

Cost price at closing date 2,060 2,060

Cumulative results of subsidiary 86,683 77,272

Situation at closing date 88,743 79,332
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4. SHAREHOLDERS’ EQUITY

Movements in shareholders’ equity were as follows:

   (Statutory)   Unallocated   
 Issued  Share  reva-  result for the   
 share- premium luation- Profit- financial 
 capital reserve reserve reserve year Total

Situation as of 1 January 2005

according to cost-price balance sheet

(before profit appropriation 2004) 15,538 322,010 - 101,434 19,336 458,318

Cumulative effect of system change - - 60,370 - 31,246 14,034 43,158

Situation as of 1 January 2005
according to market-value 
balance sheet (before profit 
appropriation 2004) 15,538 322,010 60,370 70,188 33,370 501,476
Profit appropriation 2004 - - 14,813 18,557 - 33,370 -

Final 2004 cash dividend paid - - - - 11,485 - - 11,485

Result for the 2005 financial year - - - - 89,372 89,372

Issue 920 38,080 - - - 39,000

Issue costs - - - - 619 - - 619

Interim 2005 cash dividend paid     -  34,455 - 34,455

Situation as of 31 December 2005 16,458 360,090 75,183 76,641 54,917 583,289

Profit appropriation 2005 - - 54,925 - 8 - 54,917 --

Final 2005 cash dividend paid - - - - 12,165 - - 12,165

Result for the 2006 financial year - - - - 81,633 81,633

Interim 2006 cash dividend paid - - - - - 36,495 - 36,495

Situation as of 31 December 2006 16,458 360,090 130,108 64,468 45,138 616,262

The unallocated result for the financial year (part of it), the profit reserve and the share premium reserve are 
available for distribution of dividend.

For further details of movements in shareholders’ equity, please refer to the consolidated annual financial 
statements (see note 16 to the consolidated annual financial statements).

(Statutory) revaluation reserve

The revaluation reserve relates to real estate investments and consists of the cumulative positive revaluations 
of these investments. The (statutory) revaluation reserve is an undistributable reserve in accordance with 
article 390, Book 2 of the Dutch Civil Code.

Dividend

Taking into account the previously distributed interim dividend of 1 1.02 per share, a final cash dividend of 
1 0.34 per share is proposed. 1 13.1m is added to the revaluation reserve. The remainder of the result will be 
added to the profit reserve.
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5. TOTAL EXPENSE RATIO

The Dutch Financial Institutions Supervision Act [wet toezicht beleggingsinstellingen] requires that the ratio 
of expenses to the net asset value of Nieuwe Steen Investments NV must be reported. The total expense 
ratio amounts to 2.6% (2005: 2.8%). The total expense ratio is calculated as the total expenses (exploitation 
costs, management costs, general costs, revaluation costs and corporate income tax) divided by the 
weighted average net asset value over the last five quarters.

6. LIABILITIES NOT APPEARING IN THE BALANCE SHEET 

Liability
Nieuwe Steen Investments NV has issued guarantees for its 100%-owned subsidiary companies in 
accordance with article 403, title 9, Book 2 of the Dutch Civil Code.

Nieuwe Steen Investments NV is part of a tax group for corporate income tax and Dutch VAT, and is 
therefore jointly and severally liable for the tax payable by the tax group as a whole.

Hoorn, 15 February 2007

Management Board Supervisory Board
J.J.M. Reijnen, managing director   J.R. Zeeman, chairman
J.Th. Schipper H.J. van den Bosch
R.J.J.M. Storms M.J.C. van Galen
 C. Hakstege 
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“Le Verseau” in Zwolle
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OTHER DATA

Special controlling rights

According to the articles of association, special controlling rights are allocated to the priority shares. The 
priority shares are placed with Stichting Prioriteit NSI at par. Under 2 paragraph 1 of its articles of association, 
this Stichting [or trust] has the objective of encouraging a responsible and balanced policy by the 
Management Board of Nieuwe Steen Investments NV and the continuity of the business conducted by the 
company.

The following special rights, among others, are attached to the priority shares: determination of the number 
and remuneration of the members of the Supervisory Board and the making of binding proposals for the 
appointment of members of the Management and Supervisory Boards.

The Management Board of the trust as of 31 December 2006 was composed as follows: 
A.J. Tuiten, chairman,
J. Timmer, 
J.R. Zeeman

Articles of Association rules governing profit appropriation

The profit appropriation is subject to article 21 of the company’s articles of association. The profit is at 
the disposal of the General Meeting of Shareholders. The company may only make distributions to 
shareholders to the extent that the shareholders’ equity exceeds the amount of the company’s paid-up 
and called-up capital, plus the reserves that must be held in accordance with either statutory regulations 
or the articles of association. To the extent possible and considered justified, the company may distribute 
interim dividends as proposed by the Management Board, subject to the approval of the Supervisory Board.

Proposed profit appropriation
The articles of association of Nieuwe Steen Investments NV state that the allocation of the result after tax 
for the financial year is established by the General Meeting of Shareholders. With the approval of the 
Supervisory Board, the Management Board proposes to distribute a final dividend for the 2006 financial year 
of 1 0.34 per share in addition to the interim dividend of 1 1.02 per share, resulting in a total cash dividend 
of 1 1.36 per share for 2006.

The total amount of the final dividend, based on the number of outstanding shares (35,779,117) is 1 12.2m. 
1 13.1m has to be added to the revaluation reserve. The remaining amount of 1 19.9m will be added to the 
profit reserve.

If the proposed dividend is approved, the final dividend will be made payable on 2 April 2007. The shares 
of Nieuwe Steen Investments NV will be listed ex-(final) dividend for 2006 with effect from 26 March 2007. 
In anticipation of the decision to be taken by the General Meeting of Shareholders, the unappropriated part 
of the result after tax in the financial year has been included separately as unallocated result in the financial 
year within the shareholders’ equity.
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Declaration in accordance with the General Listing Rules (Fondsenreglement) of 
Euronext Amsterdam Stock Market

The company and the Management Board of the trust hereby declare that in the collective opinion of the 
company and the directors of the trust, the trust is independent of the company in the sense of Appendix X 
of the General Listing Rules (Fondsenreglement) of Euronext Amsterdam Stock Market.

Holders of ordinary shares representing capital of 5% or more 

No notification pursuant to the Dutch Major Holdings Listed Companies Disclosure Act [wet melding 
zeggenschap in ter beurze genoteerde vennootschappen] has been received from holders of ordinary 
shares representing more than 5% or more of the company’s capital.
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AUDITOR’S REPORT

REPORT ON THE FINANCIAL STATEMENTS

We have audited the accompanying financial statements 2006 (pages 66 to 96) of Nieuwe Steen 
Investments N.V., Hoorn. The financial statements consist of the consolidated financial statements and the 
company financial statements. The consolidated financial statements comprise the consolidated balance 
sheet as at 31 December 2006, the profit and loss account, statement of changes in equity and cash flow 
statement for the year then ended, and a summary of significant accounting policies and other explanatory 
notes. The company financial statements comprise the company balance sheet as at 31 December 2006, the 
company profit and loss account for the year then ended and the notes.

Management’s responsibility

Management is responsible for the preparation and fair presentation of the financial statements in 
accordance with International Financial Reporting Standards as adopted by the European Union and with 
Part 9 of Book 2 of the Netherlands Civil Code, and for the preparation of the management board report in 
accordance with Part 9 of Book 2 of the Netherlands Civil Code. This responsibility includes: designing, 
implementing and maintaining internal control relevant to the preparation and fair presentation of the 
financial statements that are free from material misstatement, whether due to fraud or error; selecting and 
applying appropriate accounting policies; and making accounting estimates that are reasonable in the 
circumstances.

Auditor’s responsibility

Our responsibility is to express an opinion on the financial statements based on our audit. We conducted 
our audit in accordance with Dutch law. This law requires that we comply with ethical requirements and plan 
and perform the audit to obtain reasonable assurance whether the financial statements are free form 
material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in 
the financial statements. The procedures selected depend on the auditor’s judgment, including the 
assessment of the risk of material misstatement of the financial statements, whether due to fraud or 
error. In making those risk assessments, the auditor considers internal control relevant to the entity’s 
preparation and fair presentation of the financial statements in order to design audit procedures that are ap-
propriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the 
entity’s internal control. An audit also includes evaluating the appropriateness of accounting policies used 
and the reasonableness of accounting estimates made by management, as well as evaluating the overall 
presentation of the financial statements.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our 
audit opinion.



103

NIEUWE STEEN INVESTMENTS  SUMMARY OF REAL ESTATE INVESTMENTS

Opinion with respect to the consolidated financial statements

In our opinion, the consolidated financial statements give a true and fair view of the financial position of 
Nieuwe Steen Investments N.V. as at 31 December 2006, and of its result and its cash flows for the year 
then ended in accordance with International Financial Reporting Standards as adopted by the European 
Union and with Part 9 of Book 2 of the Netherlands Civil Code and comply with the Dutch Investment 
Institutions Supervision Act [Wet toezicht beleggingsinstellingen].

Opinion with respect to the company financial statements.

In our opinion, the company financial statements give a true and fair view of the financial position of Nieuwe 
Steen Investments N.V. as at 31 December 2006, and of its result for the year then ended in accordance with 
Part 9 of Book 2 of the Netherlands Civil Code.

REPORT ON OTHER LEGAL AND REGULATORY REQUIREMENTS

Pursuant to the legal requirement under 2:393 sub 5 part e of the Netherlands Civil Code, we report, to the 
extent of our competence, that the management board report is consistent with the financial statements as 
required by 2:391 sub 4 of the Netherlands Civil Code.

Hoorn, 15 February 2007

BDO CampsObers & Assurance B.V.
Prof. drs. J.C.E. van Kollenburg, Certified Accountant
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ADVISERS

Legal

Notarial
Kloeck & Einarson Notarissen 
Leidsevaartweg 99 
2106 AS Heemstede

Tax
Rechtstaete Vastgoedadvocaten & Belastingadviseurs BV
Oranje Nassaulaan 14
1075 AN Amsterdam

Corporate
Spigthoff Advocaten & Belastingadviseurs
Dijsselhofplantsoen 14
1070 AM Amsterdam

Rental law
Boekel de Nerée NV 
Gustav Mahlerplein 2 
1082 MA Amsterdam

Appraisers

The following independent external appraisers are used for the valuation of the investments:
• Cushman & Wakefield, Amsterdam
• DTZ Zadelhoff, Utrecht
• Troostwijk Taxaties BV, Amsterdam

Paying agent

Banque Artesia Nederland NV 
Herengracht 527 
1017 BV Amsterdam

Liquidity provider

Kempen & Co NV 
Beethovenstraat 300 
1077 WZ Amsterdam
The shares listed on Euronext Amsterdam are registered with Centrum voor Fondsenadministratie BV under 
code 29232, ISIN code: NL0000292324

Financial information leaflet

A financial information leaflet with information on the product (Nieuwe Steen Investments shares)and its 
associated costs and risks is available. This leaflet is available from the company on request.
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Recommendations for Annual Reporting

The Association of Institutional Investors in Real Estate in the Netherlands [Vereniging van Institutionele 
Beleggers in Vastgoed Nederland, or IVBN) has made recommendations to improve transparency in annual 
reporting. Nieuwe Steen Investments NV has followed these recommendations as far as possible, with the 
exception of those relating to average monthly rent for residential (end period), market rent (end period) 
and real estate returns.
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SUMMARY OF REAL ESTATE INVESTMENTS 

AS OF 1 JANUARY 2007 

(Amounts in x 1 1.000)

RESIDENTIAL

location streetname name year of year of no. no. pp capacity annual  

   construction the of rent   utilisation  rent 

   or renovation acquisition contracts   (%)  

Alkmaar Honthorstlaan  1965 1993  7    33 

 J. Leijsterstraat  1965 1993  2   11 

 Van Ostadelaan

 A. Jacobstraat  1989 1993  30   209 

 J. Smitstraat

 H. Schaftstraat

 Rijperwaard  1976 2004  45   298 

 Winkelwaard

Almelo Hagenborgh  1990 2000  45   260 

Amsterdam Lou Jansenplein*  1958 1995  29   166 

Assen Beilerstraat  1990 1994  5   42 

 Grift  1982 1996  7   27 

 Langedijk  1982 1996  3   15 

Bergen op 

Zoom Burg. Wittelaan Meilust 1997 1999  8   47 

 Overakker

Bovenkarspel De Akker  1991 1993  5   30 

Breezand C.J. Colijnstraat  1978 1993  3   14 

De Meern Mereveldplein  1972 1997  46   320 

Den Haag Gedempte Sloot  1971 1998  18   77 

 Sirtemastraat

Den Bosch Orthen  1995 1996  6   42 

Dordrecht Brittenburg  1976 1993  3   14 

 Mildenburg

Eerbeek Loenenseweg  1995 1995  4   30   

Eindhoven Genneperweg  1974 1995  3   21 

 Strijpsestraat  1972 1995  4   19 

Grootebroek Schouwwagen  1976 1993  8   52

 Stetse
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location streetname  name    year of year of no. no. pp capacity annual  

    construction the of rent   utilisation  rent 

     or renovation acquisition contracts   (%)  

Haaksbergen Beatrixstraat  1954 1994  4   17 

 Sterkerstraat 

 Zieneschestraat

Haarlem Aelbertbergstraat  1954 1994  1   5 

 Grote Houtstraat  1880 1994  3   20 

Herten De Kaanjel  1985 2006  42   304 

 Lange Dries

Hoogkarspel Raadhuisplein  1989 1995  7   41 

Hoorn Bertus Aafjeshof  1995 1995  25   197 

 Cypres  1990 1993  1   9 

Leeuwarden Europaplein  1962 1994  8   51 

Middenmeer Wilgenlaan  1973 1993  12   79 

Prinsenbeek Markt  1972 1993  1   6 

Rotterdam Aar*  1983 2002  42   263 

 Ambachtsplein*

 Griendwerkerstraat*

 Rietdekkerweg*

 Zevenkampsering*  1981 1995  48   289 

Schiedam Burg. Geijsenlaan  1950 1999  168   624 

 Burg. Stulemeijerlaan* 

 Arnoldipad* Woudhoek 1973 1999  52   353 

 Laseurpad* 

 Faassenplein* 

 Heijermansplein*

 Hermuspad* 

 Van Rijkpad* 

 Celsiusstraat*  1985 1999  47   204 

 Reamurstraat*

 Stationstraat*

 Herautpad* Schuttersveld 1985 1999  30   179 

 Vendelhof* 

 Burg. Honnerlage Gretelaan* 

 Vlaardingerdijk* Wilhelminaflat 1955 1999  118   449

  Vijfsluizenflat   

Schoorl Esdoornplantsoen  1968 1993  7   43

 Meidoornplantsoen

 Meidoornweg

 Sleedoornplantsoen

Sint Pancras Moerverweg  1984 1993  14   107 

 Boeterslaan  1978 1993  1   7 
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location streetname  name    year of year of no. no. pp capacity annual  

    construction the of rent   utilisation  rent 

    or renovation acquisition contracts   (%) 

Tiel Achterveld   1975 2003  15   106 

 Buitenlust

 Drumptselaan

 Gallenkamp

 Tienhond

 Kogge   1975 2003  54   345 

 Pleyt

 Praam

 Schouw

Uden Velmolenweg   1993 2003  15   83 

Ulvenhout Chaamseweg   1980 1993  1   6 

Venray Vingerhoedskruid   1993 2003  13   110

 Wolfkers

Warmenhuizen Beuninge   1978 1993  3   19 

 Wonge   1983 1993  6   41 

Wognum Kapberg   1984 1993  2   16 

Zaandam G. Molstraat*   1990 1993  18   150 

 J. Kruyverstraat*

Zoetermeer Croesinckplein  De Witte Brug 1984 2001  44   204 

       1,083   6,054 

 

OFFICES

location streetname  name    year of year of no. m2 pp capacity annual  

    construction the of rent   utilisation  rent 

    or renovation acquisition contracts   (%)

Amersfoort Printerweg  Hoefse Wing 1991 1999 18 8,911 158 79 892 

 Spacelab  Spacelab 2001 2001 1 1,517 30 100 249 

 Spaceshuttle  Orion 2003 2006 7 3,649 87 100 462

 Stationsplein   1980 1998 1 1,100 6 100 156 

 Uraniumweg  Fläkt-gebouw  1989 1999 4 10,524 173 33 833 

Amsterdam Arlandaweg*  Solaris Eclips 2001 2001 1 4,204 36 100 643 

 De Lairessestraat*   1918 1995 - 290 - - 80

 Delflandlaan*  Point West 1991 1999 1 7,441 147 91 1.100 

 Donauweg*   1984 2001 - 6,935 127 - 694 

 Donauweg*   2001 2001 1 4,605 119 100 795 

 Van Diemenstraat*  Y-tech 1912 1999 42 10,779 - 93 1,230 

Apeldoorn Boogschutterstraat  La Tour 2002 2002 10 14,169 299 99 3,330 

  De Linie Le Beaufort 2003 2003 5 3,313 61 100 737 

Arnhem Delta  L’Aimant 2002 2002 2 5,751 75 100 1,166 
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location streetname name     year of year of no. m2 pp capacity annual  

     construction the of rent   utilisation  rent 

     or renovation acquisition contracts   (%)

Assen Balkendwarsweg    2001 2005 1 2,116 116 100 381 

 Industrieweg Spectrium   1999 1999 5 4,515 79 100 506 

Bladel Raambrug    1982 2000 2 873 27 100 84 

Breda Teteringsedijk Trinity   1994 1997 3 1,530 32 100 206 

Capelle a/d 

IJssel Rivium Boulevard    1993 2000 1 1,875 48 26 216

Delft Delftechpark Delftechpark   2001 2002 1 2,819 65 100 500 

De Meern Rynzathe Rynzathe   1991 2000 6 4,566 107 100 604 

Den Bosch Ertveldweg     1997 2000 1 2,174 85 100 315 

 Ertveldweg    1988 2000 1 2,435 85 100 135 

 Orthen De Maalstroom   1995 1996 8 3,088 55 66 287 

 Pettelaarpark    1990 2001 2 2,455 75 100 355 

Den Haag Bezuidenhoutseweg    1983 2001 1 4,824 63 100 565

Deventer Gotlandstraat Hanze Staede D   2004 2003 1 3,427 93 100 647 

 Keulenstraat IJsselveer   2001 2001 3 4,118 149 40 611 

 Verlengde Kazernestraat  Le Coin   2004 2003 1 1,237 19 100 290

 

Doetinchem Terborgseweg    1999 1999 1 2,260 54 100 314 

Ede Horapark Pallazo Cathedrale    2003 1998 7 15,504 292 70 1,868 

   Pallazo Alfa

 Copernicuslaan De Vallei   2004 2004 6 4,690 92 100 612 

Elst Aamsestraat    1997 2000 1 1,587 42 100 181 

Emmen Boermarkeweg    2000 2005 2 2,115 48 100 344 

Gouda Groningerweg Molenwieck   1985 2001 4 5,552 101 100 791 

 Hanzeweg    1991 1997 5 3,736 95 65 445 

 Hanzeweg Hanzepoort   1986 2000 7 5,571 78 54 489 

 Stavorenweg

Groningen Zernikelaan TTR Gebouw   2003 2002 1 5,010 100 100 665 

 Zernikepark IDEA Center   2002 2002 3 1,107 20 100 196 

Heerhugowaard Gildestraat Waarderpoort   1992 2000 6 3,110 55 100 421 

Heerlen Geleenstraat    2000 2001 1 10,072 32 100 1,407 

Hoevelaken De Wel    2002 2006 4 8,537 158 100 1,245

Hoofddorp Kruisweg    1998 1998 1 1,153 37 100 230 

 Kruisweg    2000 2000 1 1,580 28 100 271 
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location streetname name    year of year of no. m2 pp capacity annual  

   construction the of rent   utilisation  rent 

   or renovation acquisition contracts   (%)

Hoogeveen Dr. G.H. Amshoffweg  2000 2005 2 2,222 55 100 373

Hoorn Nieuwe Steen Nieuwe Staete 2001 2005 2 2,003 27 100 298 

Houten De Molen  1996 1996 1 495 16 100 82 

 De Molen  1999 2000 1 1,045 10 100 143 

Lelystad Meentweg Veerstaete 1979 1997 4 1,105 - 87 100 

Maarssen Industrieweg High Flex Center 1989 1999 4 3,308 46 77 364 

Maastricht Avenue Ceramique Arco Iris 1996 1996 6 1,205 18 100 197 

Meppel Blankenstein Hermes 1999 2000 1 5,400 110 100 781 

 Blankenstein  2001 2005 1 6,500 100 100 1,170 

Naarden Gooimeer De Aalscholver 1991 1996 6 4,633 106 89 586 

Nieuwegein Villawal Palazzo d’Ufficio 1992 1996 10 5,884 94 100 906 

 Weverstede La Residence 2002 2002 7 6,520 43 100 1,077 

Nieuwerkerk

a/d IJssel Kleinpolderlaan De Saffier 1997 1998 3 3,531 63 77 462 

Purmerend Gorslaan  2002 2006 1 868 22 100 164

Ridderkerk Nikkelstraat  1999 2000 1 2,650 45 100 290 

Rijswijk Burg. Elsenlaan Elsencenter 1987 1998 1 2,797 56 100 341 

Roermond Westhoven  1996 2000 1 465 12 100 60 

Roosendaal Bovendonk  1994 2000 2 3,361 85 100 419 

Rotterdam F. Elsingastraat*  1991 1999 6 1,941 54 80 253 

 Haringvliet  1999 1999 6 3,050 23 100 473 

 Hoofdweg* Hoofdveste 1994 1996 3 2,438 47 100 361 

 Hoofdweg* Port Alexander 1994 2000 2 2,048 36 100 288 

 Max Euwelaan*  1990 2000 1 1,134 27 100 185 

 Vareseweg*  2001 2001 1 6,481 148 100 914 

 Veerkade  1915 2000 28 5,577 86 100 919 

 Westblaak*  1991 2001 8 8,463 116 77 1,366 

Schiedam Nieuwpoortweg*  1991 2000 1 2,715 48 100 316 

Son Science park  1990 1997 1 2,025 97 100 345 

Utrecht Kanaalweg  1993 1998 4 3,280 100 100 352 

 Kobaltweg  1992 2001 8 9,769 175 46 1,016 

 Reactorweg

Veenendaal Landjuweel  2000 2000 1 820 25 60 111 
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location streetname name    year of year of no. m2 pp capacity annual  

   construction the of rent   utilisation  rent 

   or renovation acquisition contracts   (%)

Vianen Lange Dreef Le Marronier 2004 2003 1 2,355 60 100 554 

Vlaardingen Churchillsingel* Holystaete 1991 1999 19 2,919 60 100 445 

Woerden Korenmolenlaan  1993 1993 1 3,630 98 100 426 

 Pelmolenlaan  1995 1997 3 2,276 52 60 269 

Zoetermeer Europaweg Il Classico 1991 1997 4 2,971 20 83 425 

Zutphen Piet Heinstraat Vijverstaete 1997 1997 2 3,294 76 100 488 

Zwaagdijk-Oost Graanmarkt Agri-gebouw 1993 1993 9 2,169 57    89  238 

Zwolle Dr. Klinkertweg Leickert 1993 2001 3 3,354 53 84 613 

 Dr. Spanjaardweg Monet 1998 1998 2 2,307 45 77 310 

 Dr. van Deenweg Frans Hals 1995 2001 2 2,337 53 100 366 

 Dr. van Deenweg Le Verseau 2004 2004 1 7,253 125 100 1,626 

      335,422 6,237  48,020 

INDUSTRIAL BUILDINGS

Almere Televisieweg  2003 2003 1 850 12 100 90 

Amsterdam Berchvliet*  2005 2005 1 1,400 24 100 101 

Den Bosch De Steenbok  1999 1999 1 4,916 50 69 206 

 Ertveldweg  1997 2000 2 5,258 85 100 340

Dedemsvaart Marconistraat  2000 2006 1 6,958 22 100 275 

Deurne Dukaat  2000 2004 1 2,870 26 100 190 

Diemen Stammerhove  2000 1997 1 7,685 46 100 601 

 Stammerkamp

Duiven Impact TSC Duiven 1999 1999 9 7,333 76 94 694 

Eersel Meerheide  1998 2005 1 26,242 106 100 1,458 

Gorinchem Techniekweg  1982 1999 1 2,143 40 100 185 

Hengelo Binnenhavenstraat  1999 2000 1 1,331 12 100 56

Houten Hoofdveste De Hoofdveste 1999 1999 8 5,172 85 92 545 

Leiden Le Pooleweg*  1996 1996 2 1,678 37 100 164 

Wormerveer Vrijheidweg Premium Point 2001 2004 4 2,600 46 100 224 

Zeewolde Edisonweg  2005 2005 1 5,790 65 100 358   

      82,226 732  5,487 
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 LARGE-SCALE RETAIL 

location streetname name     year of year of no. m2 pp capacity annual  

    construction the of rent   utilisation  rent 

    or renovation acquisition contracts   (%)

Alphen a/d Rijn Euromarkt Novicenter  1993 1997 13 9.,630  100 962 

Apeldoorn Het Rietveld Het Rietveld  2005 1994 12 23,890  100 1,660 

Den Bosch Lugteren   1992 2003 1 2,769  100 253 

Emmen Nijbracht ’t Vlaggeschip  1998 1999 6 15,000  87 693 

Hoofddorp Stationsweg   1992 1997 1 1,958  100 182 

Leiderdorp Meubelplein   2002 2005 6 5,807  100 599 

Middelburg Torenweg Mortiere  2006 2006 5 12,008  100 827 

Roosendaal Oostplein Oostplein  1993 1996 9 10,366  100    944 

       81,428   6,120 

RETAIL
 

Almelo Hagenborgh Hagenborgh  1990 2000 11 9,215  58 884 

Amsterdam Annie Romeinplein Ganzenpoort  2002 2004 34 5,747  100 1.086 

 Bijlmerdreef

 Harriet Freezerstraat

Apeldoorn Brinklaan   1991 1999 2 1,033  100 135 

Beverwijk Breestraat   1985 2002 9 2,054  95 375 

 Meerstraat   

 Raadhuisstraat 

Capelle a/d IJssel Schermerhoek Oostgaarde  1999 1995 5 2,919  99 383 

De Meern Mereveldplein Mereveldplein  1972 1997 26 4,382  100 731 

Den Haag Hildo Kroplaan Houtwijk  1985 1994 8 2,274  100 367 

 Kerkplein Hof ter Haghe  1998 1998 10 3,971  100 678 

 Nobelstraat

 Prinsestraat

 Torenstraat

Deventer K. de Groteplein Keizerslanden  1965 1996 21 6,706  100 1,277 

 T.G. Gibsonstraat Hardonk  1990 2000 2 3,695  100 503 

Eerbeek Loenenseweg   1995 1995 1 1,507  100 202 
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location streetname name    year of year of no. m2 pp capacity annual  

   construction the of rent   utilisation  rent 

   or renovation acquisition contracts   (%)

Eindhoven Sint Trudostraat ’t Schoot 1972 1995 11 3,408  97 442 

 Strijpsestraat

 F. Leharplein  1974 1995 4 2,145  100 240 

 Genneperweg

Geertruidenberg Schonckplein  1975 2001 3 988  100 109 

Goor Da Costastraat De Whee 1972 1993 2 1,465  100 122 

Groningen S.O.J. Palmestraat Corpus den Hoorn 1991 2000 6 1,618  100 202 

 B.S.F. von Suttnerstraat

Haarlem Grote Houtstraat  1880 1994 2 318  100 85 

Heerlen Geleenstraat  2000 2001 1 1,847  100 198 

 Apollolaan ‘t Loon 2003 2002 45 25,177  99 3,334 

 Homerusplein

 Homeruspassage 

Hoogkarspel Raadhuisplein Reigerspassage 1989 1995 21 4,180  100 475 

Hoorn Aagje Dekenplein* Kersenboogerd 1995 1995 33 6,682  100 1,175 

 Betje Wolffplein*

Laren De Brink Hamdorff 1998 2002 11 1,979  100 688 

 Nieuweweg

 Zomertuin

Lelystad Ringdijk Lelystad Haven 1983 1994 3 1,505  79 153 

 Stadhuisplein* De Kroon Passage 1985 2001 9 2,228  82 339 

Leusden De Brouwerij** Hamershof 1985 2002 1 464  100 69 

Maastricht Roserije De Heeg 1984 1999 17 3,536  97 507 

Oldenzaal De Driehoek De Driehoek 1999 2005 42 12,189  98 3,054 

 Markt

 Nagelstraat

Oosterhout Arkendonk  1978 1993 2 1,294  100 166 

Oss De Wal  1996 1997 7 1,728  100 270 

 De Walstraat

Prinsenbeek Markt  1972 1993 1 1,350  100 167 

Purmerend Leeuwerikplein Overwhere 2003 1994 16 5,562  100 716 

 Beatrixplein De Gorsselaar 1987 1994 6 1,355  100 177 

 Poelstraat
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location streetname name    year of year of no. m2 pp capacity annual  

   construction the of rent   utilisation  rent 

   or renovation acquisition contracts   (%)

Raalte Kwartel ’t Raan 1998 1998 6 1,462  92 215 

 Grote Markt De Wal en Het Schip 2003 2002 5 2,784  100 433 

 Marktstraat 

 De Waag

 

Ridderkerk St. Jorisplein Jorishof 1992 2001 25 8,116  95 1,634 

Rijswijk Gen. Eisenhowerplein Oriënt Express 1998 1998 5 1,531  81 302 

Rotterdam Ambachtsplein* Zevenkamp 1983 2002 48 10,194  99 1,667 

 Griendwerkerstraat*

 Imkerstraat*

 Spinet*

 Rietdekkerweg*

 Zevenkampsering*

 Fleringenstraat* Beverwaard 2006 2006 25 6,818  94 1,121

 Loevesteinsingel*

 Oude Watering*

 Rhijnauwensingel*

 Beijerlandselaan Boulevard-Zuid 1998 2005 9 4,379  100 803 

 Strijpsestraat

 Kreeftstraat*  1983 2000 12 1,810  100 346 

 Voermanweg*

 Mariniersweg*  1985 1998 10 823  100 154 

 Rijnwaterstraat* De Esch 1990 1999 6 1,888  100 284 

 S. Esmeyerplein** Het Lage Land 1969 1994 16 2,731  100 454 

 Zevenkampsering*  1981 1995 4 1,612  100 213

 Zuidplein*/** Zuidplein 2001 2001 19 8,400  100 1,989 

Schagen Nieuwstraat  1992 1993 1 294  100 53 

Schiedam Mgr. Nolenslaan Nieuwland 1962 1998 23 5,627  100 563 

Spijkenisse ‘t Plateau ‘t Plateau 1995 2001 29 5,151  100 588 

 Rozemarijndonk* Rozemarijndonk 1983 1993 2 1,766  100 259 

Teteringen Scheperij De Scheperij 1972 1993 3 1,925  100 230 

Tilburg Bart van Peltplein  1973 1996 6 2,983  100 293

Uden Velmolenweg  1993 2003 1 1,970  100 209 

Ulft Kerkstraat De Issel 1995 2000 16 4,852  100 610 

 Middelgraaf

Ulvenhout Chaamseweg  1980 1993 2 1,885  100 231 
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location streetname name    year of year of no. m2 pp capacity annual  

   construction the of rent   utilisation  rent 

   or renovation acquisition contracts   (%)

Utrecht Amsterdamsestraatweg De Plantage 1995 2000 20 6,585  86 857  

 Mimosastraat

 Ondiep Zuidzijde

 Plantage

 Columbuslaan Vasco da Gama 2007 1998 10 2,575  100 219 

 Marco Pololaan 

 Vasco da Gamalaan

Winterswijk Kloetenseweg  1975 2004 3 1,502  100 118 

      214,184   33,154 

         98,835

 

The financial capacity utilisation is expressed as a percentage, i.e. 100% minus the financial vacancy, being the vacancy 

valued at market rent divided by theoretical rental income.

The (theoretical) annual rent is the total of contractual rents at 1 January 2007, plus the market rent for unlet premises 

available for rent.

*) Leasehold, not owned in perpetuity. 

**) The retail is part of a shopping centre. The retail is 100% in ownership.

REAL ESTATE UNDER CONSTRUCTION

RETAIL

location streetname name year of year of the m2  

   construction  acquisition      

Zutphen Rudolf Steinerlaan De Leesten 2007 2006 3.000
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