
NIEUWE STEEN INVESTMENTS NV      

ANNUAL REPORT 2007



NIEUWE STEEN INVESTMENTS NV      

ANNUAL REPORT 2007





NIEUWE STEEN INVESTMENTS NV ANNUAL REPORT 2007



CONTENTS

05 General data
07 Financial key figures
08 Profile
10 The Supervisory Board
11 Report of the Supervisory Board
15 Report of the Investment Advisory Board

16 REPORT OF THE MANAGEMENT BOARD FOR 2007
16 Introduction
18 Strategy and objectives
20 Management and organisation
22 Corporate governance
26 Risk management
30 Nieuwe Steen Investments shares
32 Dividend
33 Results
36 Financing
38 Portfolio information
49 Interrnational
52 Outlook

64 FINANCIAL STATEMENTS 2007
64 Consolidated profit and loss account
65 Direct and indirect result
66 Consolidated balance sheet
67 Consolidated cash flow statement
68 Consolidated statement of movements in shareholders’ equity
69 Notes to the consolidated annual financial statements
89 Corporate profit and loss account
89 Corporate balance sheet
90 Notes to the corporate financial statements

96 OTHER DATA
97 Auditor’s report
99 Advisers

100 List of real estate investments as of 1 January 2008

4



GENERAL DATA

SUPERVISORY BOARD
H. Habas, chairman
Drs. H.J. van den Bosch RA 
Jhr. mr. A.P. van Lidth de Jeude

MANAGEMENT
ing. J.J.M. Reijnen, managing director
R.J.J.M. Storms

INVESTMENT ADVISORY BOARD
ing. Th.C. Dijksman FRICS
A. Nitzani

GENERAL MEETING OF SHAREHOLDERS
The General Meeting of Shareholders will be held on Thursday 27 March 2008 at 10:30 hours in
Schouwburg Het Park, Westerdijk 4, Hoorn. The meeting’s agenda is available from the company.

FINANCIAL SCHEDULE 

General Meeting of Shareholders 27 March 2008
Publication of result for Q1 2008 29 April 2008
Publication of result for H1 2008 25 July 2008
General Meeting of Shareholders 25 September 2008
Publication of result for first three quarters of 2008 29 October 2008 

INTERIM DIVIDEND PAYMENTS

Establishment of final dividend for Q4 2007 27 March 2008
Listing ex-dividend 31 March 2008
Final dividend for Q4 2007 made payable 7 April 2008

Establishment of interim dividend Q1 2008 15 May 2008
Listing ex-dividend 16 May 2008
Interim dividend Q1 2008 made payable 23 May 2008

Establishment of interim dividend Q2 2008 14 August 2008
Listing ex-dividend 15 August 2008
Interim dividend Q2 2008 made payable 22 August 2008

Establishment of interim dividend Q3 2008 13 November 2008
Listing ex-dividend 14 November 2008
Interim dividend Q3 2008 made payable 21 November 2008

NIEUWE STEEN INVESTMENTS ANNUAL REPORT 2007
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Einsteinstraat in Veenendaal
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FINANCIAL KEY FIGURES

2007 2006 2005 2004* 2003*

Results (x €€1.000)
Gross rental income 89,635 91,939 88,432 87,073 84,634
Net rental income  78,749 80,111 76,925 75,332 73,167

Profit after tax 85,083 81,633 89,372 66,999 50,310

Direct investment result 47,810 48,510 46,635 45,327 44,171
Indirect investment result 37,273 33,123 42,737 21,672 6,139
Total investment result 85,083 81,633 89,372 66,999 50,310

Occupancy rate (in %) 93.2 93.8 95.8 96.1 97.1

Balance sheet data (x €€1.000)
Investments 1,214,069 1,247,861 1,195,788 1,078,014 1,026,954
Shareholders’ equity 653,408 616,262 583,289 500,990 474,857
Debts to credit institutions
(including derivatives) 559,542 614,433 599,765 563,656 541,724

Ratio of shareholders’ equity/debts
to credit institutions (in %) 54-46 50-50 49-51 47-53 47-53

Issued capital (in shares)
Ordinary shares with a  
nominal value of € 0,46
end financial year 35,774,117 35,774,117 35,774,117 33,774,117 32,774,117
Average number of outstanding 
ordinary shares in financial year 35,774,117 35,774,117 33,915,761 33,223,571 32,619,333

Data per average outstanding
ordinary share (x €€1)
Direct investment result 1.34 1.36 1.37 1.36 1.35
Indirect investment result 1.04 0.92 1.26 0.65 0.19
Total investment result 2.38 2.28 2.63 2.01 1.54

Data per share (x €€1)
Dividend   1.34 1.36 1.36 1.36 1.45
- Shares - - - - 0,14
- Cash 1.34 1.36 1.36 1.36 1.31
Net asset value end of financial year 18.26 17.22 16.20 14.83 14.49

Average stock-exchange turnover
(shares per day, without double counting) 80,476 35,478 35,895 33,556 22,864
Highest price 23.70 24.50 20.80 17.12 15.90
Lowest price 17.25 18.95 17.15 15.49 12.85
Closing price 17.65 22.36 20.48 17.12 15.49

Investments (in %)
Offices 46 44 43 47 47
Retail 47 42 41 36 36
Industrial 6 5 5 5 5
Residential 1 9 11 12 12

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

GENERAL

Nieuwe Steen Investments NV is a 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.

HISTORY

Nieuwe Steen Investments was incorporated on 1 March 1993. Nieuwe Steen Investments was granted a
license from De Nederlandsche Bank NV 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 NV.

MISSION

“With a consistent policy, to achieve a sustainable and increasing result per share based on a high-quality
real estate portfolio”. 

STRATEGY AND OBJECTIVES

The strategy of Nieuwe Steen Investments is focused on value growth and shareholder value. The key 
objectives of Nieuwe Steen Investments are:
•  doubling the investment portfolio in 2-3 years;
•  growth of the results in the long term per share;
•  maintenance of the current risk profile.

INVESTMENT POLICY

Nieuwe Steen Investments strives to achieve its objective by concentrating on the following real estate
investments and applying the following investment methodology:
•  a mix of offices (40%) and retail (40%), supplemented with residential, commercial and possibly logistical

property;
•  investments in the home country of the Netherlands and Germany, Austria and Switzerland;
•  a portfolio size of €2.5bn by the end of 2011, whereby the international portfolio should amount to not

more than €1bn.

FINANCING POLICY

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

Nieuwe Steen Investments invests primarily in the eurozone. If investments are outside the eurozone, the
size of these currency risks is limited by careful currency matching of properties and debt, and income and
expenses.

RISK MANAGEMENT

Investment in property involves risk. Nieuwe Steen Investments pursues an active policy with regard to 
identifying these risks and taking appropriate measures where necessary. A distinction is made between
strategic, operational, reporting and compliance risks.

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, 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.

FISCAL STRUCTURE

Nieuwe Steen Investments is zero-rated for corporation tax, since it qualifies as a fiscal investment institution
(in the sense of article 28 of the Dutch Corporation Tax Act [Wet op Vennootschapsbelasting]). The Act 
stipulates certain conditions for this. 
Real estate investments outside the Netherlands may be subject to tax on earnings.

DIVIDEND POLICY

Nieuwe Steen Investments' dividend policy is designed to make the entire direct investment result almost
completely 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.

STOCK EXCHANGE LISTING

Nieuwe Steen Investments gives everyone the chance to invest in a 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
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THE SUPERVISORY BOARD

H. Habas (1960) : Nationality: Israeli 
chairman Present function: chairman of Habas HZ (1960) Ltd 

Previous function: CEO of the Habas Group
Additional functions: director of several private companies

in real estate (i.e. development of
large residential and commercial
projects) in Israel and abroad

First appointed: 2007
Current term: to 2011

Jhr. A.P. van Lidth de Jeude (1942) : Nationality: Dutch
Present function: off-counsel at Loyens & Loeff, 

independent consultant and board
member of Stichting Prioriteit NSI

Previous function: civil-law notary and partner at
Loyens & Loeff

Additional function: Director of the Valbonne Group 
Supervisory directorships: Depa Holding BV, member of 

Advisory Board of Commodore
International Inc. and member of
Advisory Board of Straet Holding BV

First appointed: 2007
Current term: to 2009

drs. H.J. van den Bosch RA (1949) : Nationality: Dutch
Present function: independent management 

consultant 
Previous position: financial director of Blokker BV 
Additional function: director of Maatschap Alliance|
Supervisory directorships: Terberg Beheer BV, Terberg Leasing

BV, Rabobank Veenstromen, Antea
Participaties IV, Stichting Woonzorg
Nederland 

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 NV for the 2007 financial
year, as prepared by the Management Board. The annual financial statements have been audited by BDO
CampsObers Audit & Assurance BV of Hoorn and an auditor's report of approval is attached (pages 
97-98). We recommend adoption of the annual financial statements. The discharge of the Management
Board for the policy pursued in 2007 and of the Supervisory Board for the supervision it provided in 2007,
without prejudice to statutory provisions, will be dealt with at the General Meeting of Shareholders on 
27 March 2008 as a separate agenda item.

COMPOSITION OF THE SUPERVISORY BOARD

At the General Meeting of Shareholders on 22 March 2007, Mr M.J.C. van Galen stepped down as 
supervisory director. At the General Meeting of Shareholders on 27 September 2007, Mr M.J.C. van Galen
was succeeded by Mr A.P. van Lidth de Jeude. 
At the General Meeting of Shareholders on 27 September 2007, the chairman, Mr J.R. Zeeman, stepped
down. Mr Zeeman is succeeded on the Supervisory Board by Mr H. Habas.
Mr C. Hakstege retired as supervisory director as of 22 November 2007.

The departure of Mr Zeeman marks the end of an era in the history of Nieuwe Steen Investments. 
Mr Zeeman was the personification of the company’s success. As founder and director, and president and
supervisory director since 2004, he has made a huge contribution to the growth of the company and the
creation of value for its shareholders. 

Due to the change in the company’s strategy, international experience was an important consideration in 
filling these vacancies. The profile of the Supervisory Board has been changed to reflect the need for 
international expertise. 

Mr Van Lidth de Jeude was previously a civil-law notary at Loyens & Loeff (formerly Loeff Claeys Verbeke)
specialising in real estate. He has knowledge and experience of company law and the legal and fiscal
aspects of large real estate portfolios. He also has experience of international real estate. 
Since 2004, Mr Van Lidth de Jeude is affiliated to Loyens & Loeff as an off-counsel. 
He is also a supervisory director of a number of (unlisted) companies.

Mr Habas is the chairman of the Habas Group of Israel, which acquired a 21.4% stake in Nieuwe Steen
Investments in 2007. The Habas Group is actively involved in project development of prestigious residential
real estate, and is listed on the Tel Aviv stock exchange. The Habas family also has accumulated an 
international real estate portfolio. The main contribution of Mr Habas to the Supervisory Board lies in his
entrepreneurial experience and knowledge of international investing, as well as his project development
skills.

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 Habas, as a director of a company owning more than
10% of the company’s shares, 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.
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FUNCTIONING OF THE SUPERVISORY BOARD

The Supervisory Board met on 13 occasions for its regular meetings during the reporting year. All these
meetings were – on one occasion for part of the meeting – attended by members of the Management
Board. The annual report has been discussed with the auditor. The supervisory directors were present at
almost all the 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 property markets and the effects thereof on the composition and (international)
growth potential of the property portfolio and the occupancy rate were often discussed and evaluated.
Special attention was devoted to the offer by the Habas group for the company’s shares, the acquisition 
and integration of Zeeman Vastgoed Beheer and the internationalisation of the company’s strategy and the
implementation thereof. 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 its own performance, and that of the individual supervisory directors,
the Management Board and the individual directors without the presence of the Management Board.

Other than the acquisition of Zeeman Vastgoed Beheer, no transactions occurred during the reporting year
involving conflicting interests between the company and managing or supervisory directors. The acquisition
of Zeeman Vastgoed Beheer was dealt with by managing and supervisory directors with no conflicting 
interest and was explained to the General Meeting of Shareholders on 27 September 2007.
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 members of the
Management Board and Supervisory 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 that the Management Board took the view that in the current market conditions in the
Netherlands the company’s basic strategic principles were limiting the potential for the growth and 
profitability of the portfolio was discussed. This led to a proposal by the Management Board to adopt a
growth-oriented strategy, and to realise this partly by starting to invest internationally. This proposal was 
put before the General Meeting of Shareholders on 27 September 2007 and approved. It will be further 
elaborated and assessed with a strategy for each country, including the associated legal and fiscal 
implications.

The initial steps in international markets will be extensively discussed with the Management Board.
Further details are given in the Management Board’s introduction to this annual report.

CORPORATE GOVERNANCE

The Supervisory Board attaches value to a transparent structure, a clear policy and 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 22.
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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 in 2007 is established in accordance with the principles of the remuneration policy. The
fixed salary paid to Ms. Reijnen was adjusted for inflation in 2006 and amounted to €296,000 (2006:
€292,000). Messrs. Storms and Schipper each received a fixed annual salary of €172,000 (2006: €164,000).

In view of the special circumstances in 2007, in particular the acquisition of Zeeman Vastgoed Beheer and
the development of the international policy, it was considered appropriate to award the managing 
directors a bonus. Ms. Reijnen received €35,000, while Messrs. Storms and Schipper each received €30,000.

The management structure will also be adjusted to reflect the strategic changes initiated in 2007. This will
also involve a critical assessment and update of the remuneration policy. This process will take place in the
course of 2008.
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 88). Details of the remuneration of the Management and
Supervisory Boards are given on page 87.

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 2007 the remuneration of supervisory
directors amounted to €20,000 per year, and for the chairman €25,000 per year. The remuneration of 
supervisory directors was therefore the same as in 2006. 

Bennekomseweg in Ede
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The remuneration of supervisory directors in 2008 will be adjusted. The strategic changes approved at the
previous shareholders’ meeting, and more especially the internationalisation of the portfolio, are placing 
heavier demands on the supervisory directors. Adequate remuneration is necessary to attract qualified
supervisory directors. Taking account of the above, and the fact that the remuneration has not been
changed for several years, the remuneration of supervisory directors has been set at €30,000. The chairman
receives €35,000, plus a fixed payment of €15,000 for travel and accommodation costs.

In 2007, Messrs. C. Hakstege and H.J. van den Bosch carried out extensive additional work relating to the
acquisition and integration of Zeeman Vastgoed Beheer. An extra remuneration has been paid for this of
€22,000 per person.

PROPOSED FINAL DIVIDEND 2007

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 €1.00 per share in cash dividend quarterly over
the first three quarters of 2007. 

The Supervisory Board approves the Management Board’s proposal to distribute the remaining direct 
investment result in the form of a amount of €0.34 per share as final dividend for 2007. The total dividend
for 2007 is therefore €1.34 per share.

CONCLUSION
For Nieuwe Steen Investments, 2007 was a year of many significant changes. The Management Board has
nonetheless been able to a large extent to realize the objectives set in advance 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, 21 February 2008

The Supervisory Board

H. Habas, chairman
drs. H.J. van den Bosch RA 
Jhr. mr. A.P. van Lidth de Jeude

Bennekomseweg in Ede
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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 outside the Netherlands and 
transactions involving a sum larger than 15% of shareholders’ equity (approximately €100m) 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. While these conditions are not met, all transactions require the approval
of the full Supervisory Board.
The composition of the Investment Advisory Board changed in the course of 2007, as supervisory directors
stepped down who were also members of the Investment Advisory Board and due to the need for more
international real estate expertise. The composition of the Investment Advisory Board is expected to once
again reflect the regulatory requirements after the shareholders' meeting in March 2008. 
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 7 occasions during the reporting year.
Extensive written information was also provided. Proposed investments and divestments were discussed at
length and tested against the strategic and financial principles set by the Management and Supervisory
Boards. Members of the Investment Advisory Board visited the objects proposed for purchase in most cases.

There was regular discussion with the Management Board regarding developments in the Dutch property
market and the effects of this for the composition and diversification of the portfolio, and the development
of the international strategy. Much attention was also devoted to improvement processes for parts of the
portfolio in order to maintain quality and letting potential. The execution of the decision made in 2006 to
dispose of the residential portfolio was regularly discussed and assessed.

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, 21 February 2008

The Investment Advisory Board

ing. Th.C. Dijksman FRICS
A. Nitzani

Th.C. Dijksman A. Nitzani
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REPORT OF THE MANAGEMENT BOARD

INTRODUCTION

A year of major changes 
The year 2007 was an eventful one for Nieuwe Steen Investments. The company’s strategy was adjusted,
the management organisation has been integrated and there were changes to the Management Board and
the organisation. At the same time, regular business continued as usual. The direct result per average 
outstanding share was €1.34, in line with the forecast made. The indirect result came to €1.04 per average
outstanding share, the total investment result was therefore €2.38 per average outstanding share. The 
residential portfolio was sold, and €79m was invested in new or existing real estate. The vacancy rate
remained below the stated target of 8%. Mainly due to continuing low initial yields in the retail segment,
the revaluation of the portfolio was positive. In early 2008 we took our first steps abroad, as part of the
new strategy that is broadly supported by shareholders. This strategy should allow for a doubling of the
portfolio in three years, mainly through investments outside the Netherlands. Nieuwe Steen Investments is
looking forward to the future with confidence. 

New major shareholder
At the beginning of 2007, it was announced that Nieuwe Steen Investments had been approached by Habas
HZ Investments (1960) Ltd, part of the Habas Group (Habas). Habas made a proposal to investigate the
potential for a strategic cooperation focusing on the expansion of the real estate portfolio, making use of
the expertise of Habas. Habas stated it wished to acquire an interest of at least 20% of the outstanding
shares of Nieuwe Steen Investments by means of a public offer at a price of €21.90. During this process, it
turned out that not enough shares would be acquired at this price, so that Habas decided to withdraw its
proposal to make a public offer. Habas then acquired an interest of 17% in the company by means of a 
private share transaction. This interest has been further expanded by Habas to just over 21%.

Investment policy
In the 2006 annual report we stated that a change to the company’s strategy would be necessary to secure
sustainable value growth and therefore future dividend payments. Continuing to implement an investment
policy focusing on the Netherlands would not provide adequate potential for this over time. After a 
thorough consideration of all the options, we came to the conclusion that internationalisation of the real
estate portfolio would offer the best chance of realising further growth in value and the result in future. 

Expanding the geographical operating area therefore increases the potential for making interesting new
investments. The same strict requirements you are accustomed to with Nieuwe Steen Investments and that
we have always used will apply. The Netherlands is and will remain our home market. The policy to 
internationalise the portfolio was approved by the shareholders’ meeting on 27 September 2007 with vast
majority.

The section on strategy and objectives gives further details of the internationalisation and the investment
policy of Nieuwe Steen Investments. After approval at the shareholders’ meeting, a start was made on
exploring the new markets.

The first purchases in Switzerland were announced in early 2008. In Zug, CHF 35.1m (€21.2m) was paid for
the acquisition of the ‘Herti’ shopping centre and office complex and in Thalwil, CHF 44.2m (€28m) was
paid for the ‘SilverGate’ office building.    
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Integration of property management
One important change was to the structure of the management of the company’s real estate portfolio. By
means of the acquisition of Zeeman Vastgoed Beheer BV, Nieuwe Steen Investments has moved from 
external to internal property management. The shares of Zeeman Vastgoed Beheer BV were acquired for
€8m, approximately 4.5 times the annual pre-tax profit of Zeeman Vastgoed Beheer BV in 2006.

Because of the existing conflicts of interest the involved members of the board of directors and the supervisory
board did not take part in the decision-making. The decision is explained in the shareholders’ meeting of 
27 September 2007. Price Waterhouse Coopers supported the purchase price with an offer supporting 
estimation.

A turbulent year for investments
The year 2007 saw many changes in the real estate market as well. Rising interest rates initially had no
directly noticeable effect on the development of real estate prices. The office market stabilised after its
downward trend in previous years, and retail outlets became still more expensive in 2007. 

Regarding transactions, the real estate was highly active at the beginning of 2007, with mainly large 
portfolios being acquired for significant premiums over the value of the underlying real estate. The market
for these portfolios featured large size, complex transactions, maximum finance and little attention to risks. 

Activity in this market for large portfolios significantly declined during 2007 due to the credit crisis, which
was initiated by the growing doubts concerning the soundness of the US mortgage market. Market 
operators which financed transactions largely with outside capital have disappeared from the market, and
transactions amounting to more than €1bn in some cases are mostly a thing of the past. This means that
the market once again has to be built up with smaller transactions and with a more realistic assessment of
the risks. 

Nieuwe Steen Investments is retaining its principle of financing real estate with a maximum of 50% outside
capital. This makes the company an attractive partner for financiers in these uncertain times. 

The opportunities for acquiring real estate have grown again, now that the more aggressive market players
have withdrawn. 

“De Leesten” in Zutphen
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STRATEGY AND OBJECTIVES: TOWARDS NEW CHALLENGES

In preparation for the shareholders’ meeting on 27 September 2007 the strategic study “Towards new 
challenges” was presented to shareholders.
In the context of the strategic reorientation, it was necessary and important to first review the mission of
Nieuwe Steen Investments, which was defined as follows:

“With a consistent policy, to achieve a sustainable and increasing result per share based on a high-quality
real estate portfolio”.

This mission is the guiding principle for the strategic decisions that are made, and the implementation of
this is based on the following principles.

1. Investment policy
The objective is to achieve a doubling of the current portfolio to around €2.5bn in a period of two to three
years. In the expanded portfolio, approximately €1bn will be invested in real estate outside the Netherlands.
To finance this growth, Nieuwe Steen Investments will continue to observe its principle of financing with
50% shareholders’ equity and 50% with outside capital. To be able to realise this objective, it will be 
necessary to issue new shares in due course. 

A larger portfolio makes it possible to purchase larger properties without negatively affecting the risk profile,
in view of the rule applied by Nieuwe Steen Investments that the purchase price of a single property should
not amount to more than 5% of the total portfolio. An increase in scale also increases the possibilities for
adequate portfolio management and generates economies of scale for financing and the purchase of 
services. 

Veerkade in Rotterdam



2. Expansion of the geographical operating area
Expanding the geographical operating area increases the potential for making interesting new investments.
The Netherlands is and will remain our home market. 

We will invest outside the Netherlands in eurozone countries with stable political, legal and fiscal conditions,
such as Germany and Austria, and outside the eurozone, Switzerland. Any currency risks will be mostly 
hedged. The allocation of the international portfolio should reflect the composition of the Dutch portfolio;
around 40% in retail and 40% in offices, supplemented with investments in other segments such as 
industrial premises. 

3. Professional management
In addition to the acquisition of real estate, proper management of the investment portfolio is essential to
achieve an optimal result. 
The new strategy also requires changes to the organisation. The acquisition and integration of Zeeman
Vastgoed Beheer has also created the opportunity to construct this new organisation. The company takes
the view that a focused and tightly managed asset and property management organisation supported by
modern management information systems can add value to the investment portfolio.

NIEUWE STEEN INVESTMENTS REPORT OF THE MANAGEMENT BOARD
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Veerkade in Rotterdam
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MANAGEMENT AND ORGANISATION

For Nieuwe Steen Investments, 2007 was a year of many changes. These changes, especially the changes to
the strategy and the desire for internationalisation, also have direct consequences for the organisation.

The desire to invest internationally immediately raises the question of how the company should manage this
process in organisational terms. The new strategy also affects the corporate culture. The appointment of
non-Dutch speakers to the supervisory boards means a change to the company’s business language, which
is a normal effect of the desire to expand internationally. The culture of a local, publicly-listed family business
will gradually disappear as a result of the stricter professional relationships appropriate to the new strategy
and the desire to increase the company’s professionalism.

Management Board
During 2007, Nieuwe Steen Investments was managed by a three-person management board; Ms. J.J.M.
Reijnen as managing director and responsible for general policy, finance and investor relations, Mr J.Th.
Schipper as director of asset management with responsibility for the purchase and sale policy, and Mr
R.J.J.M. Storms as director of property management and responsible for the optimal exploitation of the 
portfolio. 

At the beginning of 2008, Mr Schipper indicated that he wished to step down from the Management
Board. After the changes in the investment policy and organisation he came to the conclusion that he 
wanted to give his career a different direction. After Mr Schipper’s departure, Ms. Reijnen took temporarily 
responsibility for the purchase and sale policy. 

Integrated organisation
Early 2008 Zeeman Vastgoed Beheer was, by means of a legal merger integrated in NSI Management B.V.,
this is the management company for the organizational and financial aspects of the fund management.

“Het Rietveld” in Apeldoorn
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Including the directors, there were 30 people employed in our organisation at the end of 2007, in the 
following departments: purchases and sales (5), commercial letting (4), financial letting and business 
administration (6), building management (4) and ICT, secretarial and facility services (8). 

Management of investments in the Netherlands
With the acquisition of the property management organisation, there is a logical connection between 
the asset and property management activities, especially in the commercial area.
The two financial administrations have been combined, while the technical management has been 
outsourced to the following external managers: WPM Groep, Meeùs Vastgoedmanagement, Bouwmeester
Beheer en Onderhoud and Dalkia Gebouwenbeheer BV. In addition to the more routine daily business, 
new specialists will be hired to optimise the operation, for example by using potential for development.
Ultimately, a balanced purchase and sale policy and active management should lead to an optimal return.

Management of international investments
As in the Netherlands, the purchase and sale of international investments will be to an important degree
based on offers by local market players such as estate agents, investors and developers. This process will be
managed centrally from Hoorn, supported by external local asset management.

For the daily management of the investments abroad, management agreements will be concluded with
reputable local parties.

Once the portfolio reaches a certain size in a particular country, it is proposed to set up a local decentralised
office with responsibility for asset and property management.

“Het Rietveld” in Apeldoorn
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CORPORATE GOVERNANCE

Introduction
The Management Board and the Supervisory Board are responsible for compliance with the corporate 
governance of Nieuwe Steen Investments. Corporate governance provides for good business conduct, 
including transparent dealings by the Management Board and proper oversight, as well as the submission 
of reports on the exercise of this oversight.

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.

Duties and responsibilities
The following describes the duties and responsibilities with the company’s corporate governance structure.

Management Board
The Management Board’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 its 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 fulfils these responsibilities.
The Management Board has set the company’s strategy with the approval of the Supervisory Board.

The Management Board consists of at least two directors named in the articles of association, who are
appointed by the General Meeting of Shareholders. Stichting Prioriteit NSI is entitled to make binding 
nominations for candidates. The number of directors is established by Stichting Prioriteit NSI. The division 
of duties of the Management Board as well as its operating procedures are established in the articles of 
association and regulations. The articles of association and the regulations are available on the Nieuwe
Steen Investments website.

The remuneration of the directors is set in accordance with the policy stated in the remuneration report. 
The policy of remuneration of the Management Board is submitted to the General Meeting of Shareholders
for approval. The Supervisory Board prepared a remuneration report in 2005, which will be updated in 2008. 
A decision by the General Meeting of Shareholders for the dismissal or suspension of a director can be
taken by two third majority of votes cast 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 monitoring, 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
regulations. Lastly, the Supervisory Board is involved in the establishment of 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 Supervisory
Board is composed so that it can operate independently and critically towards the other Supervisory Board
members, the Management Board and/or any other interest group. 
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All supervisory directors, with the exception of Mr H. Habas, are independent. A supervisory director is con-
sidered 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 which is available on the Nieuwe Steen Investments web-
site. 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 Supervisory Board. The Supervisory Board is also responsible for decision-making regarding
conflicting interests of directors, supervisory directors and the external auditor in relation to the company. 
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 (three members), each supervisory
director is appointed for a maximum of four years. Proposals to the General Meeting of Shareholders for
appointment or reappointment are made with the grounds for doing so. 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 division of duties of the Supervisory Board as well as its operating procedures are established in the 
articles of association and regulations. These are available on the company's website. The Supervisory Board
has moreover decided to act as the audit committee, the remuneration committee and the selection and
appointment committee, since it consists of only three 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 2007 financial year.

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, in late March and late 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 
materially 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.
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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.

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 annual financial statements
are audited by the external auditor. The quarterly and semi-annual figures are subject to a limited review by
the external auditor.

The General Meeting of Shareholders is entitled to put questions to the external auditor regarding the
report relating to the reliability of the annual financial statements. The external auditor is entitled to speak
on the matter at the meeting.

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 at 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.

Van Diemenstraat in Amsterdam
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The only best-practice provisions the company does not fully comply with, or for which an explanation is
required, are:

- Independence of supervisory directors (III 2.2 of the code)
At the General Meeting of Shareholders of 27 September 2007, Mr H. Habas was appointed a supervisory
director and thereafter appointed by the Supervisory Board as its chairman. This appointment is in conflict
with best-practice provision III 2.2 of the code, since Mr Habas indirectly holds a share interest of not less
than 10% in the company. It was nonetheless decided to appoint Mr Habas, because of his knowledge
and experience of both business and international investing. 

- Length of appointment to the Management Board (II 1.1 of the code) and termination 
payments to directors (II 2.7 of the code)
The Management Board of Nieuwe Steen Investments consists of two directors. At the time of their
appointment, these two 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.

Further information in the sense of Decree Article 10 Take-over guideline
Nieuwe Steen investments has an authorized share capital of €74,995,000 of which 35,774,117 ordinary 
shares with a nominal value of €0.46 have been issued. One share entitles to one vote. The company does
not apply any limitation to the transfer of its shares.

The special controlling rights attached to the 5,000 priority shares are described in the annual report in the
Other Data section.

Based on the statutory regulation regarding disclosure of controlling interests in listed companies, Habas-HZ
Investments (1960) Ltd, Habas Star BV and Habas Tulip BV reported an interest of 20.08% in Nieuwe Steen
Investments on 1 August 2007. 

The managing and supervisory directors are appointed by the General Meeting of Shareholders. Stichting
Prioriteit NSI is entitled to make binding nominations for candidates. 

A decision by the General Meeting of Shareholders for the dismissal or suspension of a managing or 
supervisory director can be taken by two third of votes cast representing more than 50% of the issued capital.

Nieuwe Steen Investments is an investment company with variable capital as specified in article 2:76a of the
Dutch Civil Code. This means that the Management Board is authorised to issue shares and to buy back
shares. A decision to change the articles of association, dissolution, legal merger or legal demerger can only
be taken by the General Meeting of Shareholders on the basis of a proposal by the Supervisory Board. 

The agreements that Nieuwe Steen Investments has with its financiers include the provision that if there is a
change to the control of Nieuwe Steen Investments, the financiers have the possibility of demanding that
the loans be redeemed early. This would be the case after a successful public offer.
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RISK MANAGEMENT

Nieuwe Steen Investments has a long-term investment strategy for its real estate investments and has 
identified the risks arising from this investment policy. Control measures have been taken relating to the
implementation of policy and the oversight of the results relating to this policy and its effects. A system of
policy, guidelines, reporting systems and delineation of duties has been set up and is in use for the 
implementation of the above-mentioned control measures. The organisational structure and strategy are
designed to achieve maximum shareholder value at minimum risk.

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 include all risks inherent in investing in real estate. The strategy is formulated and evaluated by
the Management Board on an annual basis, after which it is reflected in concrete tasks and commercial 
actions. During this process, the important business risks are identified and the evaluation of the company’s
objectives and strategy is made. The strategy is discussed internally and approved by the Supervisory Board.

Portfolio risk
These risks are significantly determined by the strategic choices made by Nieuwe Steen Investments with
regard to its investment policy. The following decisions are involved:
• where we invest (country and location risk);
• what we invest in (category risk);
• when we invest (with reference to economic and real estate market cycles);
• and how much do we want to invest (risk/return ratio). 

The strategic document “towards new challenges” formulates criteria regarding the investment policy 
designed to manage these risks as effectively as possible:
• Country selection: in principle, it has been decided to invest in four core countries, namely the Netherlands,

Switzerland, Germany and Austria. All these countries offer political and economic stability. 
• Type of real estate: it has been decided to invest approximately 40% in offices, 40% in retail, supplemen-

ted with residential, industrial and possibly logistics property.
• Portfolio size: the intention is to double the investment portfolio in 2-3 years, with the international 

portfolio reaching a size of not more than €1bn.
• Timing of investments: it will be attempted to time the investments as effectively as possible using (local)

knowledge of economic and real estate cycles. This concerns portfolio renewal as well as the growth of
the real estate portfolio.

B. Operational risks
Operational risks are involved in asset management, property management and financing, as well as in 
supporting processes like ICT, and legal and fiscal affairs.

Asset management

Purchases and sales
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. 

Before making a purchase, the Management Board subjects the real estate investment to a careful due 
diligence investigation, in which the Management Board is supported in the case of international 
investments by external parties such as real estate consultants, lawyers, appraisers and tax consultants. 

All purchases and sales are assessed on the basis of a purchase or sale proposal. Approval of all investment
decisions is given by the Investment Advisory Board, and, in the case of an international investment, the
Supervisory Board.
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The valuation of real estate
The real estate portfolio of Nieuwe Steen Investments is valued internally on a quarterly basis and externally
once a year. In the internal valuation, the properties are in principle indexed and depending on substantial
changes in the market and the letting situation, they are valued separately. For the external valuations,
instructions are given to expert and reputable appraisers. These valuations are analysed according to the
methods used, the assumptions made and the findings in comparison with market developments.

Valuation differences of plus or minus 10% are considered acceptable in the real estate world. The volatility
of the total investment result will thus increase; a 1% revaluation of the property portfolio will have an effect
of around €12.4m, which based on the number of shares outstanding at the end of 2007 would amount to
approximately €0.35 per share.

Property management

Letting and debtor risk
These risks are managed by timely anticipation of approaching expirations and contract and rent reviews,
screening new tenants for creditworthiness and actively monitoring debtor balances and the tenant mix.

Developments in the rental market
The company’s strategy is designed to prevent tenants 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 expiration there is a difference between the market rent and the rent in the contract, while the vacancy
rate will not increase rental income will nevertheless change.

The company expects that the effect of contracts expiring in 2008/2009 and pressuring rental income due
to lower rents and/or incentives will remain limited to around 5%.

Occupancy rate
A report on the vacancy rate and the vacancy risk is prepared at least quarterly, which takes account of the
rental agreements expiration calendar. 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, while 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 €1m in rental income, which on the basis of the
outstanding shares at the end of 2007 amounts to approximately €0.03 per share.

Exploitation costs
The property management division is responsible for the regular assessment of the properties, maintenance
and the technical aspects of the investments, as well as meeting the requirements of changing legislation
and regulation. Regular checks relating to fire, security and health issues are conducted at each property. The
property management division is responsible for controlling exploitation and service costs. Furthermore, a
continually high standard of management is essential for maintaining returns over the long term. 

Disasters
The real estate portfolio is insured for legal liability and structural damage. The company cannot control all
the stated risks itself. Nieuwe Steen Investments depends to some extent on the cooperation and behaviour
of its tenants. With regard to insurance, not all risks are covered: certain disasters are entirely or partially
excluded (for instance natural disasters and terrorism).

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 maturities 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 growth of the portfolio. 

The financing framework is regularly evaluated and established by the Management Board, with bandwidths
specified for interest-rate fixing and the optimal structure of the finance portfolio.
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Credit risk
Nieuwe Steen Investments minimises the risks associated with possible non-compliance by counterparties 
by only entering into transactions with reputable 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.

Interest-rate risk
Interest-rate risk 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, 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 and increasing earnings to its shareholders.

Liquidity risk
Nieuwe Steen Investments uses a strategy of diversifying the maturities of its loans to limit liquidity risk. The
company also has flexible long-term portfolio finance (which allows for penalty-free redemptions and
withdrawals up to agreed amounts) and credit facilities. Nieuwe Steen Investments took out three loans
from its portfolio finance during the reporting year.

Currency risk
Due to its first foreign investment in Switzerland, the company is exposed to the Swiss franc. Loans were
however concluded with banks in Swiss francs in 2008, so that the currency risk is largely hedged.

Risks from legislation and regulation

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

In addition to legislation attached to the operation 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: corporation 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 its investment result in the Netherlands. 
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 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.

Real estate investments in Switzerland will be incorporated in Swiss subsidiary companies, which are subject
to tax on earnings. Nieuwe Steen Investments monitors compliance with these requirements.

Value-added tax
There is a risk for real estate companies in relation to value-added tax, since in certain cases it may not be
clear whether a let is subject to tax 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 licences for use and purpose

The tenants are themselves obliged to meet the conditions of the licences required in their case. 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 be held liable by third parties as the owner for damages. Nieuwe Steen
Investments uses set procedures to identify actual risks. These procedures however cannot rule out every
type of risk.

C. Reporting risks 
Nieuwe Steen Investments strives to provide carefully formulated 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 notified 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 has been designed to follow developments in
the result per share. The quarterly figures are discussed with the external auditor prior to publication and are
published by means of a press release.

D. Compliance risk
Nieuwe Steen Investments complies with the Corporate Governance Code of the Tabaksblat Committee and
the Dutch Financial Supervision Act [Wet financieel toezicht]. The employees are aware of the regulations,
and procedures have been put in place to ensure that they comply with the rules. The company has an
internal code of conduct and a scheme for the reporting of suspected abuse which all employees have to
read, understand and comply with. 

Risk management and internal control systems
In the context of the Dutch Financial Supervision Act [Wet financieel toezicht] and the Conduct Supervision
of Financial Institutions Decree [Besluit gedragstoezicht financiële ondernemingen], Nieuwe Steen
Investments declares that it has a description of its administrative organisation and internal control systems
that meets the requirements of the Act and the Decree. During 2007, Nieuwe Steen Investments assessed
various aspects of its administrative organisation and internal control systems and there were no findings to
suggest that the description of the structure of the administrative organisation and internal controls did not
meet the requirements as specified in the Decree and related legislation. There was also no evidence to
suggest that the company’s administrative organisation and internal control systems failed to operate 
effectively and in accordance with the description during 2007.

In view of the nature and size of the company, there are inherent limitations on internal controls, partly
because the organisation’s informal nature. No absolute guarantee can be given, but given the limited 
complexity of the transactions and the short internal lines of communication, the Management Board 
considers this to be acceptable from a risk-management point of view.

The Management Board is of the opinion that the structure of the internal risk-management and control
systems relating to financial reporting provides a reasonable degree of certainty that the annual financial
statements of Nieuwe Steen Investments for 2007 as included in this annual report do not contain any
material misstatements. There are no indications that the risk management and control systems will not
operate appropriately in the 2008 financial year.

Exposure analysis

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

Occupancy rate 1% €1.0m €0.03
Deviation from market rent expiring in 2008 5% €0.1m €0.003
Market interest 1% €1.0m €0.03
Revaluation real estate investments 1% €12.4m €0.35



30

NIEUWE STEEN INVESTMENTS SHARES

The share price closed at €17.65 at the end of 2007. This is a fall of 26.7% compared to its price at the 
end of 2006 (€22.36), while the average of all daily closing prices in 2007 (€20.64) was more or less
unchanged compared to 2006 (€20.88). In combination with the total dividend distributed during the 
financial year of €1.34, the share achieved a negative price and dividend yield of 16% (2006: 16% positive). 

The share price at the end of 2007 was at a discount to the net asset value per share of 3.5%. The reasons
for this discount are the uncertainties in the office market in which Nieuwe Steen Investments operates,
expectations for interest rates and the turbulence in the credit markets.

After some exceptionally good years, the share price suffered a heavy fall in 2007 and from trading at a 
premium, the share has moved to trading at a discount. Investing in real estate, also indirectly through 
shares, is subject to a cycle. Real estate is generally an investment for the long term, and seen in this light,
Nieuwe Steen Investments shares have delivered a good price and dividend yield since the company's 
market listing in 1998.

Price and  2007 -16%
dividend 2006 16%
yield 2005 28%

2004 23%
2003 21%
2002 -2%
2001 22%
2000 2%
1999 19%

Total return 
return 
performance 
from 
1 January 2007

Total return 
return 
performance 
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1 March 1993
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Euronext listing
Nieuwe Steen Investments shares have been listed on Euronext Amsterdam since 3 April 1998. In 2007, 
the highest closing price of €23.70 was reached on 6 February, and the lowest closing price of €17.25 
was on 18 December. The average daily turnover of the shares rose in 2007 to 80,476 (2006: 35,478), 
and the monthly turnover was also higher than in the previous year. With its total turnover figures in 2007,
Nieuwe Steen Investments was the 62nd most-traded stock (2006: 77th) on Euronext Amsterdam.

From 4 March 2008, Nieuwe Steen Investments will again be included in the Ascx Index (SmallCap). This is
due to the fact that Nieuwe Steen Investments realised a higher turnover of its shares in 2007. Nieuwe
Steen Investments will be included in this index with a weight of 3.77%. 

To promote the continuous marketability of its shares, Nieuwe Steen Investments uses a liquidity provider.
Since 2002, Kempen & Co has acted for Nieuwe Steen Investments as paid liquidity provider. 

Indices
Besides the Small Cap Index, Nieuwe Steen Investments is also included in other indices such as the Global
Property Research (GPR) Index and the European Real Estate Association (EPRA) Index. These indices are
important, especially for international institutional investors. The weight of Nieuwe Steen Investments in the
GPR indices as of 31 December 2007 is as follows:

GPR 250 Europa 0.75%
GPR 250 Nederland 6.97%

The weight of Nieuwe Steen Investments in the EPRA indices is as follows:

EPRA/NAREIT Global 0.12%
EPRA/NAREIT Europe 0.60%
EPRA.NAREIT Eurozone 1.25%
EPRA/NAREIT Netherlands 6.69%

Historical prices and price/earnings ratios

Price price/earnings
(x €1) ratio

2007 2006 2005 2007

High 23.70 24.50 20.80 10,0
Low 17.25 18.95 17.15 7,2

Close 17.65 22.36 20.48 7,4
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DIVIDEND

Dividend policy in 2007
The dividend policy of Nieuwe Steen Investments is designed to distribute the entire direct result as cash
dividend, paid quarterly. 

The company distributed a total of €1.34 cash dividend in 2007, comprised of the following payments:
- in April, €0.34 final dividend for 2006;
- in May, €0.34 dividend for 2007Q1;
- in August €0.33 dividend for 2007Q2;
- in November, €0.33 dividend for 2007Q3.

Dividend proposal for the financial year 2007
The Management Board proposes to the General Meeting of Shareholders that the final dividend for 2007
be set at €0.34 in cash per ordinary share. This will bring the total dividend distributed in the 2007 financial
year to €1.34.

Assuming that the General Meeting approves this proposal, the final dividend will become payable as of 
7 April 2008. 

Westblaak in Rotterdam



RESULTS

The results of Nieuwe Steen Investments were entirely in line with expectations. The total investment result
increased 4.2% in 2007, from €81.6m in 2006 to €85.1m. The investment result in 2007 consisted of the
direct investment result of €47.8m and the indirect investment result of €37.3m.

The direct result per average outstanding share was €1.34, in line with the forecast made. The indirect result
came to €1.04 per average outstanding share, the total investment result was therefore €2.38 per share.

The fund management costs of NSI Management were €2.1m (2006: €1.9m) and have been fully charged
to the investment result. Of these costs, €0.1m (2006: €0.1m) was allocated to the indirect investment
result (in the key figures on page 7). 

Investment
result 
per share 
(x €1)

Investment
result 
(x €1m)

Direct investment result
The direct result (rental income less exploitation costs, management costs, general costs and financing costs)
came to €47.8m in 2007 (2006: €48.5m) and thus developed according to expectations. Nieuwe Steen
Investments uses its direct result as the measure for its core business and for its dividend policy. 

The decline in the direct investment result was mainly due to reduced net rental income due to the sale of
the residential portfolio, a lower occupancy rate and rent-free periods, rental discounts and rent incentives.
Purchases, indexations and the extension of existing rental agreements contributed positively to net rental
income in 2007.

Exploitation costs (including management costs) came to €10.9m of rental income (2006: €11.8m).
Exploitation costs (including management costs) came to 12.1% of rental income (2006: 12.8%). The 
acquisition of the external property management as of 1 October 2007 has led to a reduction in 
management costs. The costs of fund management of €2.1m (2006: €1.9m) are included in the general
costs. 
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Interest costs fell compared to 2006 to €27.2m. The average interest rate payable on all outstanding loans
was unchanged on the year at 4.7%. The 5-years fixed rate (including margin) rose in 2007 from 4.76% on
1 January to 5.20% as of 31 December and the 3-month Euribor rate (includig margin) rose from 4.38% on
1 January to 5.34% as of 31 December. It was possible to keep the average interest rate unchanged despite
this rise in interest rates, as the sales proceeds of the residential real estate were used to pay down debt.

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 €1.34 per average share in 2007.

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

2007 2006 2005 2004

Rental income 2.51 2.57 2.61 2.62 
Exploitation costs - 0.24 - 0.25 - 0.26 - 0.27
Management costs - 0.07 - 0.08 - 0.08 - 0.08
Net income from exploitation 2.20 2.24 2.27 2,27
General costs 0.10 0.09 0.09 0.09
Interest 0.76 0.79 0.81 0.82

0.86 0.88 0.90 0.91
Direct investment result 1.34 1.36 1.37 1.36

Indirect investment result
The indirect investment result rose from €33.1m in 2006 to €37.3m, which is an increase of 12.5%. This was
due to continuing demand for real estate investments, with buyers prepared to make acquisitions at 
significantly lower initial yields. This demand originates partly from the large amount of capital looking for 
an investment and partly from the fact that interest rates are still relatively low, and also the risk profile of
real estate investments.

2007 2006
(x €1,000) (x €1,000)

Revaluation of investments 23,583 18,666
Realised result on sales of investments 9,669 7,605
Movement in market value of derivatives 4,950 7,079
Revaluation costs -   526 -   227
Costs of strategic reorientation -   403 -

37,273 33,123

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 market value of the real estate portfolio
and the derivative instruments.
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Revaluation of investments
The revaluation result of the Nieuwe Steen Investments investment portfolio added value of €23.6m in
2007. The initial yield on real estate investments at the end of 2007 was unchanged on the year at 8%. 

At the end of 2007, the revaluation was 7.9% compared to the historical acquisition price of the real estate
portfolio.

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 revaluation result on real estate investments was positive in 2007 (€23.6m). The revaluation result came
to positive revaluations of €5m on residential, €19.5m on retail, €2.4m on large-scale retail and €2.3m on
industrial, and a negative revaluation of €5.6m on offices.

Movement in revaluation fair value gross initial
during the year (x €1,000) yield in %

(x €1,000)
Offices - 5,639 560,330 8.6
Retail 21,854 573,387 7.3
Industrial 2,322 66,261 8.6
Residential 5,046 14,091     5.5
Total 23,583 1,214,069 8.0

Realised sales result
The sale of the residential portfolio already announced has been completed. During 2007, 36 homes were
sold in individual transactions and 931 homes in larger transactions. The sale result on these residential
transactions amounted to €9m. 

The result on the sale of six industrial properties came to €0.7m, so that the total realised sale result in
2007 was €9.7m. 

Costs of strategic reorientation
In the process of strategic orientation and preparations for the proposed public offer, the company is 
supported by legal and financial advisers. The associated costs of €403,000 are charged to the indirect
result. The costs incurred by individual great shareholders relating to the private buy and sale of their shares
are for their own account. 
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FINANCING

Shareholders’ equity amounted to €653.4m at the end of 2007 (2006: €616.3m) on a balance sheet total
of €1,245.2m. The net asset value per share at the end of 2007 was €18.26 (2006: €17.22). The ratio of
shareholders’ equity to debts to credit institutions at year end was 54% - 46%. The balance-sheet ratio has
been affected by the sale of the residential portfolio. The company’s basic principle was to invest the 
proceeds in new investments, but suitable opportunities to do so were not available. The proceeds were
therefore used for redemption of debt. As a long-term objective Nieuwe Steen Investments strives to keep
the 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 reputable banks, whereby the real estate
is mortgaged. 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 total interest-bearing loans increased to €531.9m (2006 €513.8m). In 2007 a total of €100m was 
included within the portfolio finance agreements, with maturities of 1 and 5 years. 

Nieuwe Steen Investments has a long-term strategy for its real estate investments, which means that
Nieuwe Steen Investments strives to achieve a sound capital structure, also by actively looking for long-term
finance. At the end of 2007, the weighted average life to maturity of the finance agreements was 2.8 years. 

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

The loans are concluded at 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. 

Remaining fixed-interest  
period on the 
long-term liablities and  
average weighted  
interest per maturity 
(x €1m)

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 mid-August 2007. A total sum of €30m was swapped from
variable to fixed interest. The swaps contracted in 2007 will only take effect after the balance-sheet date. 
At the end of 2007, the ratio of fixed interest to variable was 81.6%:18.4%.
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Weighted average 
interest rate on 
long-term liabilities  
at the end  of the year 

Credit facilities and cash loans
In addition to mortgage loans, Nieuwe Steen Investments has current-account credit facilities of €18m at
Rabobank Hoorn (and environs), €40m at GE Artesia Bank and €30m at ABN AMRO Bank NV.

These credit facilities offer the company a large degree of flexibility in its 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 2007, the amount of the credit facilities taken up was €28.1m (2006: €64.2m).

Due to its strong balance sheet, the company is regularly approached and offered cash loans. 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 the end of 2007 was €10m (2005: €42m).

Room for investment when financing with outside capital is at maximum
Based on the solvency objective used by the company to finance 50% of its investments with outside 
capital, the company can invest €46.4m in real estate investments.

The fiscal book value of the real estate portfolio is €1,125.3m. Based on the conditions specified for fiscal
investment institutions regarding finance with outside capital, the investments may be financed with outside
capital to a maximum of 60% of the fiscal book value of the real estate and the other investments may be
financed with outside capital to a maximum of 20% of book value. The room for investment at the end of
2007 was approximately €200m.

Based on the unused part of the credit facility, a sum of €131.7m was available at the end of the year.
Based on the unused part of the current-account facilities, a sum of €59.9m was available at the end of the
year.

Currency policy
With the exception of the interests in Switzerland, all the activities of Nieuwe Steen Investments take place
in euro countries. The company has decided to hedge currency risks as far as possible. This will be achieved
by raising finance in Swiss francs in an equal amount to that of the Swiss investments, or by converting 
existing loans in euros into Swiss francs, possibly by means of swaps. This ensures that the balance sheet
has a limited exposure to currency movements.
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PORTFOLIO INFORMATION

Introduction
As stated previously, 2007 was a year of many changes for Nieuwe Steen Investments in many different
areas. For the portfolio, the essential factor was the newly formulated investment policy, which will 
profoundly affect the further development of the real estate owned by Nieuwe Steen Investments. The
intended growth in the coming years, with a doubling of the portfolio by 2011, is challenging, but in 
combination with internationalisation it is realistic.

Nonetheless, there are an important number of policy principles which have proved their worth in the past
and which will continue to form the core of company policy. The existing policy focusing on the further 
optimisation of the real estate portfolio remains an important principle whereby income can be secured 
over the longer term. The key points of the portfolio optimisation policy are and remain the acquisition of
high-quality real estate, revitalisation and the possible expansion of properties in our existing portfolio, 
further optimisation of the commercial and technical management of the portfolio, and the sale of 
properties which no longer add value.

The policy initiated in September 2006 to sell the residential portfolio was completed during 2007. Total
sales in the reporting year amounted to €132.9m, the majority of which consisted of the remaining 
residential portfolio. €79.5m was invested in new acquisitions and the existing portfolio. As a result of these
movements in the portfolio and revaluations amounting to €23.6m, the market value of the portfolio at end
2007 was just over €1.2bn, a slight fall compared to the previous reporting year.
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The Dutch commercial real estate market in 2007
After positive economic developments in 2006, with a growth of 3% and a healthy commercial real estate
market, it was expected that this trend would continue in 2007. Initial yields indeed continued to fall in the
first part of the year. Large portfolios were acquired by parties using aggressive financing structures who
were prepared to accept ever-decreasing yields. Furthermore, the figures for the highly cyclical office market
were positive, with a strong take-up of office space. Even the supply of offices, which is still structurally 
high in the Netherlands, showed a slight decline. The economy was doing well, with good figures for
growth and employment. This led to positive developments in the other real estate sectors (retail, logistics
and industrial). 

The outlook for the economy and the real estate markets has however significantly changed in recent
months. The problems originally arising in the United States in the mortgage market have cast a cloud over
the global financial sector. Confidence between financial institutions has disappeared after a large number
of banks have had to report heavy losses. The effect of this has been to limit the availability of credit. This
could have consequences for the economic process. The effects can already be felt in the capital-intensive
real estate markets. Portfolios are no longer so easy to finance as credit has become more limited, with the
focus at banks and other credit providers on limiting risk. Initial yields will tend to move higher. In view of
the company's solid financing policy, this is an opportunity for Nieuwe Steen Investments. The competition is
declining, meaning that new investments can be acquired at better prices. 

Appraisal management

To determine the market value of its investments, Nieuwe Steen Investments uses an appraisal management
system, whereby the market value of all objects is determined internally each quarter. A quarter of the 
portfolio is also valued externally each quarter.

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 sell 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 has evaluated its appraisal process during 2007. This showed that the differences
between the internal valuations and external appraisals or evaluations 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;
• In cases where the external valuation within a segment deviates consistently from the internal valuations,

this has led to the adjustment of the parameters for the internal valuation;
• The net difference between the sum of the external valuations spread over the four quarters and the

internal valuation as of 31 December 2007 was minimal (1.3%). 

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.
• 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 aquisition of a property than those of 

Nieuwe Steen Investments. This difference in objective and expected added value can lead to a difference
in valuation.
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Portfolio development

Partly due to the circumstances mentioned of a limited number of acceptable available investment 
opportunities, new investments were limited to a sum of €79.5m. Sales (€132.9m) exceeded the new 
additions to the portfolio in the reporting year. These amounts, in combination with a significant revaluation
of €23.6m, resulted in a slight decline in the size of the portfolio at end 2007. The development of the
Nieuwe Steen Investments portfolio since incorporation is as follows:

Growth of the 
real estate
portfolio  
(x €1m)

Strong pillar: Diversification!

Diversification of its investments has always been one of the strong pillars for Nieuwe Steen Investments for
its results and the risk profile of the fund. This consists both of investing in the various real estate categories
and regional diversification. Diversification across a large number of tenants is also important for the 
continuity of the results.

The portfolio mix went through several changes in 2007, mainly due to the sale of the residential portfolio.
The real estate portfolio is 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 category allocation based on market values of the real estate investments was as follows (in %):

Category specification 
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Acquisitions in the Netherlands in 2007

Nieuwe Steen Investments successfully acquired a number of good properties in 2007 which were suitable
for the Dutch portfolio. Real estate investments totalling €79.5m were made in the following sectors:

• €38.5m in offices (48%)
• €9.8 m in retail (12%)
• €4.5 m in industrial (6%)
• €26.7m in large-scale retail (34%)

Sales in the Netherlands in 2007

One aspect of portfolio management consists of an acquisition policy focusing on real estate which is 
suitable for the portfolio. However sales can also play an important part in the optimisation of the portfolio’s
quality. The main issues are a careful assessment of the longer-term effects on risk, return and quality. Good
reasons for a sale can include the expectation that a building will become vacant and the limited potential
for re-letting, in combination with the technical state of the building and possibly its location. There may
also be reasons for divestment of certain segments, for example the decision to sell the residential portfolio
in 2006.

The sales activities in 2007 were therefore mainly related to the sale of the residential portfolio the company
owned. This was fully completed in 2007. Only a limited number of real estate properties have been 
retained for strategic reasons. To achieve an optimal result, the various residential complexes were offered to
the market in different ways. The complexes were delivered to 12 different private investors and one 
housing association. Together with the regular individual sales in 2007, a total of 968 homes and apartments
were sold.

Sales in the industrial portfolio included a corporate concourse in Amersfoort, an industrial building in 
Den Bosch, an office/industrial building in Amsterdam, an office building in The Hague, an office unit in
Ridderkerk and the large-scale retail building ’t Vlaggenschip in Emmen.

Sales proceeds came to a total of €143m (2006: €46.7m), on which book profit was realised of €9.8m
(2004: €7.7m).

Sales are also planned for 2008 of properties which on the basis of the above selection criteria are no 
longer suitable for the portfolio in the longer term.

Exploitation of the Dutch portfolio

General
The positive economic developments continuing in 2007 also had positive effect on the various sectors of
the real estate market. The exploitation of the Nieuwe Steen Investments portfolio therefore progressed
satisfactorily during the year. We have already mentioned the high importance of good property 
management. For Nieuwe Steen Investments, this has always been a central policy principle. It is essential
that the buildings in the portfolio are in good state, both technically and aesthetically, meaning that our
tenants are and continue to be satisfied tenants. 

To further strengthen its strong focus on portfolio management and its commitment as a landlord, Nieuwe
Steen Investments decided to take the opportunity of acquiring the shares of its manager Zeeman Vastgoed
Beheer and integrating the teams in its organisation during the year. From 1 October 2007, the commercial
management of the portfolio is carried out by our own organisation. This also applies to the financial 
administration, including the rent and service costs administration. The technical management has been 
outsourced to specialist market operators at market rates and conditions.

In 2007 Nieuwe Steen Investments once again succeeded in limiting the financial vacancy in the commercial
real estate portfolio. At end 2007, the total financial vacancy represented rent of €6.5m, which is 6.8% of
the total achievable rent (2006: 6.2%).
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There are significant differences in the financial vacancy in each sector in the portfolio:

• Offices 11.4% (2006: 10.3%)
• Retail 2.8% (2006: 2.9%)
• Large-scale retail - (2006: 1.5%)
• Industrial 0.6% (2006: 2.7%)

The vacancy rate is not a static figure. During the reporting year, the total financial vacancy rate fluctuated
between 5.9% and 6.8%. The fluctuations reflect the dynamics in the real estate portfolio. The rate is 
affected by purchases and sales, but also by new lets, rent terminations and tenant bankruptcies.

The rent guarantee for the “La Tour” office building in Apeldoorn came to an end last year. This was the 
biggest factor affecting the vacancy rate. We were able to welcome a number of new tenants to this 
building in 2007. The “La Tour” building has a floor area of 14,169m2 with 299 parking places. Approximately
half of the building is currently let.

Nieuwe Steen Investments concluded new rent agreements in relation to over 51,600 m2 in 2007. About half
of these agreements were with existing tenants. 

New rent agreements number rent in %   m2 in %
(x €1,000)

Offices 77 4,523 66 34,135 74
Retail 31 677 26 4,949 13
Large-scale retail 7 807 6 11,255 11
Industrial 2 89 2 1,292 2
Total 117 6,096 100 51,631 100

New rent agreements m2 rent in %
(x €1,000)

Existing tenants 22,839 2,891 47
New tenants 28,792 3,205 53
Total 51,631 6,096 100
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Offices

The policy of Nieuwe Steen Investments to focus in its selection of investments on the quality of the offices,
the quality of the location and long-term lets to existing tenants of good financial standing is and remains a
guiding principle, also for the existing portfolio. Through active management, the quality of both the real
estate and the tenants and the duration of the rent agreements can be kept at the desired level. This policy
certainly also applies to the decision-making process for potential new investments. Location, quality of the
building and the tenants all play an important role. 

Nieuwe Steen Investments acquired three new office buildings in 2007: 
• “Horapark”in Ede;
• “De Baron’ in Hengelo; 
• Cruquiusweg in Amsterdam.

Nieuwe Steen Investments will focus on the further expansion of the portfolio within its formulated policy.
Partly due to the current situation in the financial markets, the coming period can reasonably be expected to
offer good opportunities for achieving this further expansion.

The geographical spread of the offices at the end of 2007 was as follows (in %):

Geographical spread
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Portfolio features at end 2007

number of theoretical occupancy market gross
properties annual rent rate value initial

(%) yield
(%)

Noord-Holland 13 6,493 94 78,651 8.3
Noord-Brabant, Limburg 11 3,857 98 45,983 8.4
Utrecht 16 8,188 79 88,751 9.2
Zuid-Holland 19 9,646 91 110,445 8.7
Gelderland 11 10,835 83 127,571 8.5
Overijssel 8 4,904 88 55,429 8.9
Friesland, Groningen, 
Flevoland, Drente 9 4,404 99 53,500 8.2
Total 87 48,327 89 560,330 8.6

Both the supply and demand sides of the office market developed positively in 2007. However due to the
economic situation, tenants looking for new office space have a wide range to choose from. It is obvious
that tenants whose current rent agreement is coming to an end will include quality and their subjective
experience of the tenancy in their considerations when considering whether to retain their existing space or
to relocate. Nieuwe Steen Investments is convinced that it will meet this demand even better now that it
has its own internal property management.

The size of the offices in the portfolio means that the tenant base mostly consists of small and medium-
sized companies. The commercial department is in regular contact with the decision-makers in these 
companies. This means that at an early stage Nieuwe Steen Investments can be aware of tenants’ queries
and desires so that tailor-made solutions and service packages designed for the tenant can be provided.

Mergers and acquisitions in Dutch business were relatively numerous in 2007. The many reorganizations also
affected the needs of these companies with regard to their accommodation. With its tenant-oriented policy,
Nieuwe Steen Investments was also able to assist in this respect. 

Nieuwe Steen Investments has a large number of different tenants (360) in its office properties. A list of 
the 10 largest tenants is given below. These tenants collectively represent 29.8% of the theoretical rental
income. None of them is so dominant that they form an unacceptable risk to the size of the rental income
of Nieuwe Steen Investments.

The 10 largest x €€1m % of total
office tenats:*) rental income

offices

Rijksgebouwendienst 2.1 4.9%
Stichting de Thuiszorg Icare 2.0 4.7%
Getronics Pink Roccade Nederland B.V. 1.7 4.0%
@Home B.V. 1.7 3.9%
De Maatschap Ernst & Young Accountants 1.1 2.7%
Stichting Regionaal Opleidingscentrum Amsterdam 1.0 2.4%
Gemeente Heerlen 1.0 2.3%
Friesland Coberco Dairy Foods B.V. 0.8 1.9%
Atos Origin Nederland B.V. 0.7 1.5%
Ingenieursbureau Oranjewoud B.V. 0.7 1.5%
Top 10 office tenants 12.8 29.8%

*) Total number of office tenants: 360
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The table below shows the expiration dates of lets in the office portfolio. Nieuwe Steen Investments defines
the expiration date as the first date on which the tenant can terminate the let without additional costs. 
The average life to maturity is 3.7 years (2006: 3.7 years). Nieuwe Steen Investments notes that fewer
agreements will expire in 2008 (4%) compared to 2007 (12%).

Maturity and  
expiration dates  
of rent contracts 
offices
(x €1m)

The office rent agreements expiring in 2007 were mostly concluded in 2002 and therefore let at rents 
above the current market rent. The development of re-letting of vacant space and extension of rent 
agreements in 2007 showed that this lower level had to be accepted. A list of the rent development 
during 2007 is given below.

Rent development 2007 2006
offices Rent as of 1-1-2007 and 1-1-2006 resp. 48,020 46,990
(x €1,000) Indexation and other changes in rent - 2,150 -   693

Purchases in 2007 and 2006 resp. 2,511 1,862
Sales in 2007 and 2006 resp. -     54 -   139
Rent as of 1-1-2008 and 1-1-2007 resp. 48,327 48,020

Retail

Shops and shopping centres form an important part of the Nieuwe Steen Investments real estate portfolio.
In general, this sector is seen as a strong investment category which holds its value. The location 
characteristics of retail outlets are of essential importance, including the catchment area they serve. 

Within the Nieuwe Steen Investments retail portfolio, the renovation and expansion of the shopping centre
on Vasco Da Gamalaan in Utrecht were completed in 2007. The area of the centre was increased by 704 m2.
The opening of “De Leesten” shopping centre in Zutphen was celebrated in 2007. This local shopping centre
was acquired in 2006, and is an asset to our portfolio.

The shopping centre “De Bleek” in Harderwijk was purchased in 2007.
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At end 2007, the retail portfolio represented 39% of the total Nieuwe Steen Investments real estate 
portfolio. The retail portfolio features a large number of properties (59) and tenants (650). The retail 
portfolio focuses on local shopping centres providing for people’s daily needs. The table below shows the
main tenants in the retail portfolio, the supermarket premises.

Supermarket premises 2007 2006

Ahold 12 12
Aldi 5 6
Bas van der Heijden 2 2
Deen 2 2
Jumbo 2 1
Lidl 8 8
Plus 7 6
Super de Boer 11 10
Sundry 5 7
Total 54 53

The letting of the retail portfolio is proceeding as desired. The occupancy ratio at the end of 2007 was
97.2% (2006: 97.1%). The provision of rent-free periods and other incentives is limited. The level of rent can
be described as in line with the market. During 2007, new rent agreements were generally continued at the
existing rent or at a slightly higher rent. The table below shows the development of rent during 2007.

Rent development 2007 2006
retail Rent as of 1-1-2007 and 1-1-2006 resp 33,154 32,239
(x €1,000) Indexation and other changes in rent 594 133

Purchases in 2007 and 2006 resp. 899 1,118
Sales in 2007 and 2006 resp. - - 336
Rent as of 1-1-2008 and 1-1-2007 resp. 34,647 33,154

Rent agreements are generally concluded for a period of 5 years, with the possibility of termination for both
tenant and landlord. Rent agreements are also concluded for other periods to maturity. A summary of the
rent agreements in existence as of end 2007 is shown in the figure below.

Expiration and extension 
dates of rent  
contracts retail
(x €1m)

46

12.00

10.00

8.00

6.00

4.00

2.00

0.00
2008 2009 2010 2011 2012 2013 and

thereafter

1%

16%

33%

10%

17%

23%



Top 10 largest x €€1m % of total
retail tenants: *) Rental income

retail

Ahold 2.8 8.3%
Laurus 2.0 6.0%
Plus 1.3 3.8%
Lidl 1.1 3.3%
Kruidvat, Trekpleister 0.9 2.6%
Blokker 0.8 2.4%
C&A 0.6 1.7%
Aldi 0.5 1.6%
Action 0.4 1.3%
Xenos 0.4 1.3%
Top 10 retail tenants 10.8 32.3%

*) Total number of tenants: 650

Large-scale retail

The following large-scale retail projects were obtained in 2007:
• “Mortiere” (part of phase 4) in Middelburg; 
• Einsteinstraat in Veenendaal.

Completed phases of the “Mortiere” furniture strip in Middelburg were added to the portfolio in 2005 and
2006. The total area covers 20,090 m2 of large-scale retail. Part of phase 4 (2,596 m2) was delivered fully let
in 2007. The remainder (5,486 m2) is expected to be added to the portfolio in Q1 2008, also fully let.

The last retail unit on “Het Rietveld” furniture strip in Apeldoorn opened in Q3 2007. This completes the
metamorphosis of this furniture strip, and the business operators are now realising good sales.  

Rent development 2007 2006
large-scale retail Rent as of 1-1-2007 and 1-1-2006 resp. 6,120 5,308
(x €1,000) Indexation and other changes in rent 195 334 

Purchases in 2007 and 2006 resp. 1,510 478
Sales in 2007 and 2006 resp. - 607 -
Rent as of 1-1-2008 and 1-1-2007 resp. 7,218 6,120

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

The proportion of industrial properties in the Nieuwe Steen Investments is limited. Nonetheless, this 
category, which includes potential investments in logistics real estate, offers interesting returns. With its 
different risk profile and thereby better initial yields, the category adds value to the company’s total result.
Since most of these properties are let to a single tenant, the creditworthiness of that tenant plays an 
important part in the selection of investments.

The following industrial properties were purchased in 2007:
• Palmpolstraat in Almere;
• Macroweg in Venray.

Rent development  2007 2006
industrial Rent as of 1-1-2007 and 1-1-2006 resp. 5,487 5,378
(x €1,000) Indexation and other changes in rent -     6 68

Purchases in 2007 and 2006 resp. 357 275
Sales in 2007 and 2006 resp. -  141 - 234
Rent as of 1-1-2008 and 1-1-2007 resp. 5,697 5,487

Maturity and  
extension dates 
of rent contracts 
industrial
(x €1m)

48

2.50

2.00

1.50

1.00

0.50

0.00
2008 2009 2010 2011 2012 2013 and 

thereafter

3%
5%

27%

7%

36%

22%

Cruquisweg in Amsterdam



INTERNATIONAL

Nieuwe Steen Investments headed in a new direction in the autumn of 2007, reformulating its investment
policy to allow for investments outside the Netherlands. A number of preconditions were expressly 
established for the new international operations. The risk profile of the acquisitions would have to be similar
to that of the investments NSI has been making in the Netherlands over the years. The quality of the real
estate is therefore the first priority. A number of factors are important here. In other countries as well, the
properties selected by Nieuwe Steen Investments must fall within the investment categories for many years
considered appropriate in the Netherlands, including investments in offices and retail, or shopping centres.
Location, the technical state of the buildings and the letting situation are other important benchmarks. The
quality of the tenants and the (remaining) life of the rental agreements certainly play a crucial role in the
selection process. After all, the quality of its income in the longer term lays a solid foundation for the 
success of Nieuwe Steen Investments, also internationally.

The investment policy of Nieuwe Steen Investments also involves a critical selection of countries in principle
eligible for investment. When investing in real estate, the economic situation and outlook in a country, 
besides the location, are of great importance. In locations where businesses can further expand and develop
within the economic process, they will be reliable tenants as well. In a positive economic situation, there will
be more potential tenants appearing, and this will boost the commercial real estate market. 
Political stability is an essential consideration in country selection. Political stability means legal certainty, and
certainty regarding current and future legislation and the legal system. Our rights as the owner of the real
estate and our position as a landlord must be properly protected.

A country’s tax climate is another prominent factor for real estate investors. A number of taxes may be 
involved in a purchase, such as (local) transfer tax and value-added tax. There are also various taxes payable
during operation. 
A significant factor in this context is Nieuwe Steen Investments’ status in the Netherlands as a fiscal 
investment institution, whereby it is zero-rated for corporation tax. The company does not have this status 
in other countries, so that it is liable for corporation tax at local rates on its taxable profits in such countries. 
This affects the selection of projects, the financing structure and the legal and corporate structures required
to achieve the most advantageous position possible. Nieuwe Steen Investments strives to establish the tax
structures most appropriate to its Dutch tax status. As is the case for the investments in our home market,
the international investments must generate a positive contribution to the total result of Nieuwe Steen
Investments and the result per share.

The above reflections and preconditions played an important part in the determination of which countries
should form the spearhead of our first steps on the international playing field. These choices were also 
partly influenced by the existing networks of relationships of the management board and the company. It
was clear from the start that the eurozone would be the most suitable investment area, as it corresponds
well to the company’s traditional approach. Outside euroland, Switzerland was earmarked as 
potentially interesting.
It was also established that focusing on a limited number of countries would be appropriate for the 
intended expansion of Nieuwe Steen Investments. Nieuwe Steen Investments is now striving to build a 
substantial portfolio in a limited number of countries. Germany, Austria and Switzerland have been 
designated as target countries for the construction of the international portfolio.

Based on the many reactions the management of Nieuwe Steen Investments has the confidence that the
course it had embarked on could give an important boost to the further expansion of a strong and 
profitable investment portfolio.
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Switzerland

The first international acquisitions of Nieuwe Steen Investments were realised in the first quarter of 2008. 
In Switzerland, this concerned the acquisition of the “Herti” shopping centre with offices above in Zug for 
an investment value of CHF 35.1m (€21.2m). The office building “SilverGate” in Thalwil was furthermore
acquired for an investment of CHF 44.2m (€28m). The total investment is therefore CHF 79.3m (€49.2m).

Economy
Switzerland has a stable economy with moderate growth of around 2% to 3% per year. Similar growth 
rates are expected in coming years. Inflation is limited to 1% to 2% per year. Employment is strong, with
unemployment below 3%. 

The legal and certainly the fiscal differences in the 26 independent cantons are however complicated. As
regards real estate, there are big differences in transfer tax and other levies. There are also a considerable
number of differences in the levy of corporation tax. Besides the federal levy, the cantons are also entitled 
to levy corporation tax.
These factors complicate investment decisions.

Switzerland still has its own currency, the Swiss franc. The rate against the euro has been relatively stable in
recent years. Compared to the eurozone, interest rates are attractive. 

Real estate market
The Swiss real estate market has traditionally been closed, leading international real estate investors to look
elsewhere. Until 10 years ago, ownership of property in Switzerland was restricted to Swiss nationals.
International investors could therefore only build up their holdings in this country by means of local entities. 
Property ownership by foreign investors has been permitted by the Swiss government since 1997. There are
still limitations applying to residential property, and for commercial real estate used by government bodies. 
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Otherwise, the Swiss market has a similar dynamic to other property markets in Western Europe. The 
traditionally strong financial sector has always been an important investor group in Swiss real estate, and
this has continued to be the case during the last decade. Around 80% of the investment property in
Switzerland is still in the hands of local parties and private individuals. Only a limited number of international
players have become active in this country in recent years, however interest in Switzerland is growing. 

The offices market
From an international perspective, the office markets around Zurich and Geneva are the most important
areas. For Zurich, finance and industry are the leading sectors. In addition to the financial sector, office use
around Geneva is dominated by the various organs of the United Nations. The markets in Basle and Berne
are important to a lesser extent. However there are still potentially very interesting transactions possible at
regional level. More than 50% of the office space in Switzerland is outside the four most important markets.
Vacancy in the office markets has been running at around 11% for a number of years, partly due to new
office development.

In general, initial yields are low compared to real estate markets in Western Europe. However the attractive
interest rates available in Swiss francs mean that investment opportunities do not compare unfavourably
with investments in the eurozone countries.

The retail market
The retail market also features wide diversification. The market is significantly dominated by the large Swiss
retail chains Migros and Coop, which are tenants in many locations. In addition to their own brands, both
parties have sub-labels positioning them in the various sectors of the retail market. The two retail chains are
the most important drivers for shopping centres. International chains are also increasingly becoming 
important users of shopping centres, supplemented by local operators. Vacancy rates in the retail market are
limited at around 2%.

Further international development

The management of Nieuwe Steen Investments is satisfied with the first successful acquisitions in
Switzerland and expects that, partly due to the market opportunities opening up, new investments in the
chosen markets (Germany, Austria and Switzerland) will arise. Return and a long-term vision remain our
fixed values.
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OUTLOOK

Strategy
In 2007, the foundation was laid for the implementation of our ambitious growth strategy in the coming
years. The objective is to double the size of the portfolio in three years, mainly through the building of a real
estate portfolio outside the Netherlands. In 2007 a start was made on the implementation of this strategy
by making some adjustments to the internal organisation and identifying investment opportunities in
Germany, Austria and Switzerland. These countries have been chosen for their stable economic and fiscal 
climate and their mature real estate markets. Switzerland moreover offers the benefit of low interest rates.
The currency risk will to an important extent be hedged. 

While retaining its 50-50 financing principle Nieuwe Steen Investments can, partly due to the residential
sales, invest a further €50m before the balance sheet ratios would be affected and therefore additional 
shareholders’ equity would have to be raised. 

Besides acquisitions outside the Netherlands, Nieuwe Steen Investments will continue to optimise its 
portfolio in the Netherlands. The Netherlands remains the company’s home market, a market in which we
have accumulated a vast amount of experience over the years.  

Portfolio
We expect the portfolio to be expanded by at least €250m in new investments in the Netherlands and
abroad in 2008. Nieuwe Steen Investments will continue its policy of improving the quality of the portfolio
by disposing of objects with a less favourable risk/return profile and objects which are or are expected to
become vacant on a long-term basis.  

For the company, the direct effects of the volatility in the credit markets will be expected to be limited.
Indirectly, the crisis is creating opportunities as competitors have fallen away and the average portfolios on
offer have become smaller, meaning that there is potential for Nieuwe Steen Investments to buy.

As of 31 December 2007, investment obligations had been entered into amounting to approximately €27m: 
• the last phase of the "Mortiere" furniture strip in Middelburg (5,486 m2, delivery 2008).
• the “Herti” shopping centre with offices above in Zug, Switzerland (8,219 m2).
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Occupancy rate
The bottom in the offices market seems already to have been reached. Volume is picking up, and rents are
stabilising. With a large surplus of supply, it is still definitely a tenants' market. This means that for new lets,
but also in discussions over the extension of existing contracts, tough negotiation is required.

A higher-than-average number of rent contracts in the Nieuwe Steen Investments portfolio expired in 2006
and 2007. Fewer large rent contracts will expire in the coming year. Most of the contracts expiring in 2008
were concluded in 2003, when rents had already fallen. Compared to previous years therefore, there will be
less pressure on income due to falling rents and/or incentives. We expect the vacancy rate to remain limited
to around 5%. The - financial - vacancy in the entire portfolio is expected to remain limited to not more than 8%.

Results
Any improvement to the direct result in 2008 will primarily be generated by new acquisitions in the
Netherlands or abroad. Since the scale and timing are not yet established, we will restrict ourselves to 
stating our expectation that the direct result for the whole of 2008 will amount to at least the same direct
result per share as in 2007.  

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

Hoorn, 21 February 2008

ing. J.J.M. Reijnen, CEO
R.J.J.M. Storms 
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Shoppingcenter “De Bleek” is a small-scale retail 
location in the direct neighbourhood of the centre 
of Harderwijk. There are parking spaces on the street,
directly in front of the shops and in the direct 
vicinity there are lager parking sites. There are 
apartments above the shops which are not owned 
by Nieuwe Steen Investments.

Bleek, Luttekepoortstraat in Harderwijk

Address: Bleek 2, 100, 102 and 
Luttekepoortstraat 57, 
59-65 en 67

Category: retail
Construction year: 2002
Total lettable space: 2,345 m2

Parking spaces: enough
Occupancy rate: 100%
Theoretical gross annual rent: €353,000
Market value: €5,113,000
Important tenants: Action Non Food, Bristol, 

ANWB
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“Horapark” in Ede

Address: Bennekomseweg 41 en 43
Category: offices
Construction year: 2003
Total lettable space: 10,010 m2

Parking spaces: 174 
Occupancy rate: 100%
Theoretical gross annual rent: €1,630,000
Market value: €22,815,000
Important tenants: Ministry of Agriculture, Ministry of

Justice, Dutch patent bureau 

These are two very nice office
buildings. Both have four floors
and both have a parking-lot 
with 102 parking spaces. 
There are an extra 72 parking
spaces at surface level. 
These buildings are situated 
on a high-visibility location.
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Cruquiusweg in Amsterdam

Address: Cruquiusweg 111 
Category: offices
Construction year: 2006
Total lettable space: 3,264 m2

Parking spaces: 32 
Occupancy rate: 100%
Theoretical gross annual rent: €479,000
Market value: €6,653,000
Important tenants: a designer/producer of 

project illumination 
equipments, a wholesalers
in company clothing’s, 
a property developer 

This stand-alone industrial-/office 
building is the first of four buildings in
line that are going to be build here. It is
situated on the “Cruquius” business park
near KNSM island and Borneo island in
Amsterdam (Zeeburg). The park is going
to be revitalized completely.
This building stands out because of 
its modern and special design. It has a
fantastic view all around on the water
(Het Y – Amsterdam Rijnkanaal – 
harbours).
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“De Baron” in Hengelo

Address: Demmersweg
Category: offices
Construction year: 2007
Total lettable space: 3,169 m2

Parking spaces: 61
Occupancy rate: 100%
Theoretical gross annual rent: €434,000
Market value: €5,648,000
Important tenants: NEM 

This is a brand-new building that has been delivered turn-key
to the tenant. It has 5 floors, on the ground floor there is only
the central entrance and escape staircases. There are 61 
parking spaces partly underneath the building and partly on
street level, the terrain can be closed.

The building is situated on business park “Westermaat-Noord”
on the north side of Hengelo near the motorway A1 towards
Germany and the provincial road to the city centre.
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Palmpolstraat in Almere

Address: Palmpolstraat 27-31
Category: industrials
Construction year: 2007
Total lettable space: 1,665 m2

Parking spaces: 25
Occupancy rate: 100%
Theoretical gross annual rent: €186,000
Market value: €2,229,000
Important tenants: a wholesalers illumination

equipments, a developer of
ergonomic products.

This is a small scale industrial building
that can internally be arranged to the
renters wishes. The building is situated
near the A6 highway on the business
park “Veluwsekant Oost”.
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Macroweg in Venray

Address: Macroweg 18 in Venray
Category: industrials
Construction year: 2001
Total lettable space: 2,520 m2

Parking spaces: 27
Occupancy rate: 100%
Theoretical gross annual rent: €176,000
Market value: €2,116,000
Important tenant: Verhoeven wood 

construction mill

This is a small scale industrial building
situated near the A73 motorway on 
business park “Smak-ter-Heide”.
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“Mortiere” in Middelburg

Address: Torenweg 
Category: large scale retail
Construction year: 2005/2006/2007
Total lettable space: 14,604 m2

Parking spaces: enough
Occupancy rate: 100%
Theoretical gross annual rent: €1,037,000
Market value: €14,516,000
Important tenants: Kwantum, Poppeliers, 

Leen Bakker, Carpetland

This newly developed large scale retail
property (a total of 20,090 m2) on the
furniture boulevard “Mortiere” is being
delivered to Nieuwe Steen Investments 
in different phases and only completely
rented. The first phase was delivered to
us in 2005 and the last phase will be
delivered in the first quarter of 2008.
There are 980 free parking spaces on 
the middle grounds.
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Einsteinstraat in Veenendaal

Address: Einsteinstraat 1  
Category: large scale retail
Construction year: 2005
Total lettable space: 19,539 m2

Parking spaces: enough
Occupancy rate: 100%
Theoretical gross annual rent: €1,518,000
Market value: €21,624,000
Important tenants: Eijkerkamp,

Bruynzeel
Keukens,
Morgana
Slaapkamers,
Keuken & Bad
3000

This home furnishings department store of
three levels was build in 2005. Is has a wide
parking-lot underneath. The building has a 
perfect mixture of national known furnishing
shops and a few locally well acknowledged
furnishing shops. The building also has the
possibility to hold conferences. There are 
220 parking spaces in the parking-lot and 
an additional 30 outside the building.

The building is situated near the A12 
motorway and the city-ring of Veenendaal.
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CONSOLIDATED PROFIT AND LOSS ACCOUNT
(x €1,000)

Note 2007 2006

Gross rental income 3 89,635 91,939

Exploitation costs 4 -  8,507 - 9,036  

Management costs 5 -  2,379 - 2,792

Net rental income 3 78,749 80,111

Revaluation of investments 6 23,583 18,666
102,332 98,777

Realised result on sales of investments 7 9,809 7,747

Total net proceeds from investments 112,141 106,524

Interest 8 27,056 28,462

Movement in fair value of derivatives 8 -  4,837 -   7,209

Financing result 22,219 21,253

Balance 89,922 85,271

General costs 9 -  3,765 - 3,353

Revaluation costs 10 - 526 - 227 

Costs of strategic reorientation - 403 -

Profit before tax 85,228 81,691

Corporation tax 11 - 145 - 58

Profit after tax 85,083 81,633

Data per share  (x €1)

Profit after tax 18 2.38 2.28

Diluted profit after tax 18 2.38 2.28
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DIRECT AND INDIRECT INVESTMENT RESULT
(x €1,000)

2007 2006

Gross rental income 89,635 91,939

Exploitation costs - 8,507 -   9,036

Management costs - 2,379 -   2,792

Net rental income 78,749 80,111

Interest - 27,169 - 28,332

General costs - 3,625 - 3,211

Direct investment result before tax 47,955 48,568

Corporation tax - 145 -       58

Direct investment result 47,810 48,510

Revaluation of investments 23,583 18,666

Net result on sales of investments 9,669 7,605

Movement in fair value of derivatives 4,950 7,079

Revaluation costs - 526 - 227

Costs of strategic reorientation - 403 -

Indirect investment result 37,273 33,123

Total investment result 85,083 81,633

Data per share  (x €1)

Direct investment result 1.34 1.36

Indirect investment result 1.04 0.92

Total investment result 2.38 2.28
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CONSOLIDATED BALANCE SHEET  
BEFORE PROPOSED PROFIT APPROPRIATION FOR 2007Q4

(x €1,000)

Note 31-12-2007 31-12-2006

Assets

Real estate investments 12 1,214,069 1,243,111

Real estate under construction 13 - 4,750

Total investments 1,214,069 1,247,861

Goodwill 14 8,205 -

Tangible fixed assets 15 4,508 350

Derivative instruments 21 10,476 6,288

Prepayment and accrued income 

relating to rental incentives 1,110 826

Total fixed assets 1,238,368 1,255,325

Debtors and other accounts receivable 16 6,794 6,388

Cash - -

Total current assets 6,794 6,388

Total assets 1,245,162 1,261,713

Shareholders’ equity

Issued share capital 17 16,458 16,458

Share premium reserve 17 360,090 360,090

Other reserves 17 227,556 194,576

Result financial year after payment 

of interim-dividend 17 49,304 45,138

Total shareholder’s equity 653,408 616,262

Liabilities

Mortgage loans 19 531,424 513,402

Derivative instruments 22 45 694

Total long-term liabilities 531,469 514,096

Required redemption of long-term debt 19 497 395

Banks 20 38,052 106,230

Other accounts payable and accruals 

and deferred income 21 21,736 24,730

Total current liabilities 60,285 131,355

Total liabilities 591,754 645,451

Total shareholder’s equity and liabilities 1,245,162 1,261,713
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CONSOLIDATED CASH FLOW STATEMENT 
(x €1,000)

2007 2006

Profit after tax 85,083 81,633

Adjusted for:

Revaluation of investments - 23,583 -   18,666

Financing result 22,219 21,253

Cash flow from operations 83.719 84.220
Movement in debtors and other receivables -   4,765 - 1,018

Movement in accounts payable*) - 6,944 6,187

Interest paid - 27,056 - 28,462

Cash flow from operation activities 44,954 60,927

Purchases of real estate investments 

and investment in existing objects -  79,483 - 72,092

Sales of real estate investments 132,946 38,686

Movement in prepayments and accrued income 

relating to rental incentives -   284 -       826

Net cash flow Zeeman Vastgoed Beheer purchase -       104 -

Movement in tangible fixed assets -   246 89

Cash flow from investment activities 53,037 - 34,143

Dividend paid -   47,944 -  48,660

Drawdown of loans 100,000 62,736

Redemption of loans - 81,876 - 68,266

Financing cash flow -  29,820 - 54,190

Net cash flow 68,171 - 27,406
Exchange-rate differences 7 -

Accounts payable to banks as of 1 January - 106,230 -   78,824

Accounts payable to banks as of close - 38,052 - 106,230

*) excluding debts to banks and cash loans
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CONSOLIDATED STATEMENT OF 
MOVEMENTS IN SHAREHOLDERS’ EQUITY
(x €1,000)

The development of the item shareholders’ equity in 2007 was as follows:

Unallocated
Share result for the

Issued premium Other financial
Note capital reserve reserves year Total

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

Final 2006 cash dividend paid 17 - - - 12,165 - - 12,165

Profit allocation 2006 - - 45,138 - 45,138 -

Result for the 2007 financial year - - - 85,083 85,083

Interim 2007 cash dividend paid 17 - - - - 35,779 - 35,779

Exchange-rate differences - - 7 -        7

Situation as of 31 December 2007 16,458 360,090 227,546 49.304 653,408

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

Unallocated
Share result for the

Issued premium Other financial
Note capital reserve reserves year Total

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

Final 2005 cash dividend paid 17 - - - 12,165 - - 12,165

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

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

Interim 2006 cash dividend paid 17 - - - - 36,495 - 36,495

Situation as of 31 December 2006 16,458 360,090 194,576 45,138 616,262
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NOTES TO THE CONSOLIDATED ANNUAL 
FINANCIAL STATEMENTS

GENERAL INFORMATION

Nieuwe Steen Investments N.V. (“the company”, having its registered office in Hoorn) is a closed-end real estate
investment company with variable capital. The consolidated annual financial statements of the company for the
year ending on 31 December 2007 relate to the company and its subsidiary companies (referred to collectively as
“the group”).

The annual financial statements were approved by the Management Board and the Supervisory Board on 
21 February 2008. The annual financial statements will be submitted for adoption to the General Meeting of
Shareholders on 27 March 2008.

The Authority for the Financial Markets (AFM) granted the company a licence under the Dutch Financial
Investment Institutions Supervision Act [Wet toezicht beleggingsinstellingen] on 13 July 2006.

1. PRINCIPLES FOR CONSOLIDATED FINANCIAL REPORTING

a. Statement of compliance

The company’s consolidated annual financial statements are prepared in accordance with the International
Financial Reporting Standards (IFRS) and the interpretations thereof established by the International
Accounting Standards Board (IASB) and approved by the European Commission as of 31 December 2007. 

Certain new standards, interpretations and changes to existing standards have been published that are 
compulsory for the group’s reporting periods on or after 1 January 2008. The group has decided not to
apply these standards, interpretations and changes in advance. The following describes the effects of the new
standards, changes and interpretations to the extent they are relevant for the group on the consolidated financial
statements for 2008 and thereafter.

• IFRS 8 Operating Segments
• This new standard, which takes effect on 1 January 2009, replaces IAS 14 Segment Reporting. The standard

gives new guidelines regarding the information that needs to be explained in the segments to be distinguished.
The segments to be distinguished and the information to be explained have to be in line with the internal
reports in use. The group will apply this standard in its annual financial statements for 2008.

• Amendment to IAS 23 Borrowing Costs (financing costs)
The expectation is that this amendment, that makes activation of the interest charges compulsory in project
development will have no effect on the group's financial statements for 2008.

• IFRIC 12 Service Concession Arrangements 
• This interpretation, which takes effect for financial years beginning on or after 1 January 2008, provides guiding

principles for the way in which operators should administer services provided under public-private concession
arrangements. If applicable, the group will apply this standard in its financial statements for 2008.

• IFRIC 14 Limit on a defined benefit asset
• This interpretation, which is effective for financial years beginning on or after 1 January 2008, applies to pension

plans which qualify as Defined Benefit plans. This interpretation is not expected to affect the group's financial
statements for 2008.
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b. Principles used for the preparation of the financial reporting

Figures stated in the annual financial statements are in thousands of euros unless otherwise indicated. 
The annual financial statements are prepared on the basis of historical cost price, with the exception of the
following assets, which are valued at fair value: real estate investments and derivative instruments.

Interim financial reports in the form of quarterly statements are prepared in accordance with the IAS 34
“Interim Reporting” standard.

The preparation of the annual financial statements in accordance with the International Financial Reporting
Standards (IFRS) requires that the Management Board forms 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 
considered to be reasonable given the circumstances. The results of this 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. 

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.

c. Principles for consolidtion

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:

Nieuwe Steen Investments (Swiss) AG Zug, Switzerland
NSI Bedrijfsgebouwen BV Hoorn
NSI Beheer BV Hoorn
NSI Hoorn BV Hoorn
NSI International BV Hoorn
NSI Kantoren BV Hoorn
NSI Management BV Hoorn
NSI Monument BV Hoorn
NSI Volumineuze Detailhandel BV Hoorn
NSI Winkels BV Hoorn
NSI Woningen BV Hoorn
Zeeman Vastgoed Beheer BV Hoorn (taking of 1 October 2007)

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.

Goodwill
The acquisition price of an acquired subsidiary company is valued at the market value of the assets and the
debt entered into or assumed on the date of transfer, plus the costs directly related to the acquisition. The
positive difference between the acquisition price and the market value of the assets, liabilities and conditional
obligations on the date of acquisition is reported as goodwill. If the acquisition price is lower than the 
market value of the subsidiary company acquired, the difference is reported directly in the profit and loss
account. After inclusion in the balance sheet, goodwill is reported under assets, allocated to the cash-flow
generating items and valued at cost price, less any special impairment loss. Goodwill is assessed 
annually for significant impairment loss, or more frequently in case of events or changing circumstances
involving a potential impairment loss.
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Conversion of foreign currency and processing of exchange-rate differences
The consolidated annual financial statements are presented in euros, the company’s operating and reporting
currency. Assets and liabilities in foreign currency are converted into euros at the exchange rate prevailing on
the balance sheet date. Transactions in foreign currency are converted at the average exchange rate in the
month concerned. Price differences arising from conversion are included in the profit and loss account.
The operating currency of the Swiss subsidiary company is the Swiss franc. The assets and liabilities of the
Swiss subsidiary are converted at the exchange rate prevailing on the balance sheet date. The profit and loss
account is converted into the reporting currency at the average exchange rate in the month concerned.
Differences arising are reported directly in a separate component of equity (reserve for exchange-rate diffe-
rences). On the sale of a foreign company, the cumulative sum of the conversion differences included direct-
ly in the reserve will be included in the profit and loss account.

d. 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 is the market value (costs borne by the purchaser), i.c. the estimated value
at which an investment property could be traded at balance sheet date between well-informed and 
independent parties who are prepared to enter into a transaction, both parties operating prudently and
without compulsion. Account is taken of differences between market rent and contract rent, operating
expenses, vacancy, maintenance and future developments.

Changes in the fair value of the property investments are included in the profit and loss account in the 
period in which they occur. Realised profits or losses on the sale of a real estate investment are reported in
the period in which the sale takes 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 integral cost price (including all costs
relating to the purchase, such as legal costs, transfer tax, estate agents costs, the costs of due diligence
investigations and other transaction costs) until the first reporting date, after which the fair value is 
applied. 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.

Appraisal management
To determine the fair value of its investments, Nieuwe Steen Investments NV uses an appraisal 
management system whereby the market value of all objects is determined internally each quarter. 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 produced is published by the company.

• Once every year, therefore 25% of the portfolio per quarter, a full appraisal is made of all objects by an
external appraiser. This appraisal is primarily for comparison with and as a check of the internal appraisals. 

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.
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e. 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 and the projects are valued at fair value
on the same basis as real estate investments. The costs associated with real estate under construction contain
all the directly attributable costs required to complete the project.

f. Tangible fixed assets

These include the office, office inventories and the transport fleet. Valuation is made at cost, after
application of depreciation and any special reductions in value.
The group has one individual real estate investment fully in use, so that the whole property is reported
under tangible assets. Depreciation is applied in a straight line to the profit and loss account on the basis of
expected length of use and the remaining value of the asset concerned. Depreciation is not applied to land.  

The estimated length of use is as follows:

• real estate 25 years
• office equipment 3-10 years
• transport fleet 4-5 years

g. Debtors and other accounts receivable

Debtors and other accounts receivable are valued at nominal value after deduction for an individually set
provision for uncollectability.

h. 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.

i. Mortgage loans

Mortgage loans are valued at amortised costs. The total of the mortgage loans consists of both fixed and
variable interest loans. In principle, the fair value of the variable interest loans is equal to the amortised
costs. 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
amortised costs of the relevant proportion of the variable interest loans, the net fair value of the variable
interest loans converted to fixed interest by means of derivatives is shown. In principle, the fair value 
of the fixed-interest loans is not equal to the amortised costs. 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 net present value method, at the market interest rates prevailing on 31 December 2007 (including
margin).

Any redemptions of mortgage loans within one year are reported under accounts payable.

j. Derivative instruments

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

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 current credit risk of the counterparties concerned. Derivatives are included under either fixed assets or 
long-term debt depending on the maturity of the loans.

k. Other accounts payable and accruals and deferred income

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

l. Income

Rental income
The rental income from property 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
suspense balance sheet items thus created are reported under prepayments and accrued income relating to
rent incentives, and are corrected to the fair value of the real estate investments concerned. 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.

m. 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 property, such as property
tax, insurance premiums, maintenance costs, letting costs and other operating 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 include the costs relating to the internal commercial, technical and administrative
management of the real estate and the costs of daily property management paid to third parties.

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 interest-rate swaps.
The financing result also includes the profits and losses arising from changes in the fair value of 
the derivative instruments.

General costs and fund management costs
General costs include advisory costs, office expenses, the remuneration of supervisory directors and the
costs of fund management.  

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.
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Revaluation costs
Costs relating to the investigation of potential real estate investments and costs relating to the valuation of
real estate investments are reported as revaluation costs.

n. 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;
• the investments are financed with outside capital to a maximum of 60% of the fiscal value of the real

estate and the other investments are financed with outside capital to a maximum of 20%;
• the shares of the company are traded on the Official Market of the Stock Exchange operated by Euronext

Amsterdam NV 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 foreign entity or one natural person or through the 
intermediation of foreign entities held 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.
Corporate income tax may be payable on the fiscal results of the Dutch (NSI Management BV and Zeeman
Vastgoed Beheer BV) and foreign subsidiary companies which do not have the tax-free status of a fiscal
investment institution. This tax on taxable profit for the financial year is included in the profit and loss
account.

o. 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 for clarification.

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 market value of derivative instruments, revaluation costs and an
attributable proportion of the management costs.

p. Summary cash flow statement

The summary cash flow statement is prepared using the indirect method. Exchange differences affecting
cash items are shown separately in the cash flow statement. The accounts payable to banks include bank
overdrafts and cash loans that are repayable on demand and form an integral part of the group’s cash
management.

q. Segmented information

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

The liabilities cannot be charged unambiguous to the segments due to portfolio finance.
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2. SEGMENTED INFORMATION

retail/ 

large-scale retail offices industrial residential total

2007 2006 2007 2006 2007 2006 2007 2006 2007 2006

Gross rental income 38,410 37,018 42,541 42,162 5,317 5,229 3,367 7.530 89,635 91,939

Exploitation costs - 2,804 - 1,915 - 4,579 - 4,945 - 440 - 362 - 684 - 1,.814 -   8,507 - 9,036

Management costs - 1,081 -  1,179 - 1,038 - 1,156 - 137 -  156 - 123 - 301 -   2,379 - 2,792

Net rental income 34,525 33,924 36,924 36,061 4,740 4,711 2,560 5,415 78,749 80,111

Revaluation result 21,854 13,329 - 5,639 825 2,322 367 5,046 4,145 23,583 18,666

Realised sales result 1,031 172 -    115 -     27 -  105 - 8,998 7,602 9,809 7,747

Result by segment 57,410 47,425 31,170 36,859 6,957 5,078 16,604 17,162 112,141 106,524

Net financing costs - 22,219 - 21,253

General costs -   3,765 - 3,353

Revaluation costs - 526 - 227

Costs of strategic reorientation - 403 -

Profit before tax 85,228 81,691

Corporation tax - 145 -       58

Profit after tax 85,083 81,633

retail/ 

large-scale retail offices industrial residential total

2007 2006 2007 2006 2007 2006 2007 2006 2007 2006

Investments 573,387 523,738 560,330 547,245 66,261 61,685 14,091 115.193 1,214,069 1,247,861

Other assets 2,891 4,156 8,014 8,087 76 681 - 457 10.981 13.381

Non-allocated assets 20,112 471

Total assets 1,245,162 1,261,713

Purchases/investments

in existing objects 36,445 30,460 38,534 29,705 4,504 3,180 - 8,747 79,483 72,092
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3. NET RENTAL INCOME

gross net
rental income exploitation costs management costs rental income

2007 2006 2007 2006 2007 2006 2007 2006

Retail/large-scale retail 38,410 37,018 - 2,804 - 1,915 - 1,081 -  1,179 34,525 33,924

Offices 42,541 42,162 - 4,579 - 4,945 - 1,038 -  1,156 36,924 36,061

Industrial 5,317 5,229 - 440 - 362 - 137 - 156 4,740 4,711

Residential 3,367 7,530 - 684 - 1,814 -    123 -    301 2,560 5,415

Total 89,635 91,939 - 8,507 - 9,036 - 2,379 - 2,792 78,749 80,111

Nieuwe Steen Investments NV leases its real estate investments on the basis of operating leases with 
various maturities. The rental agreement specifies the area, the rent, the other rights and obligations of the
landlord and the tenant, including notice periods, options to extend the rental period and provisions relating
to service costs. In general, the rent is indexed during the life of the rental agreement. The future total 
minimum annual rent to be received from operating lease agreements with no option for interim termination
as of 31 December 2007 is approximately as follows:

less than 1 year : €2.9 m
between 1 and 5 years : €60.5 m

more than 5 years : €26.7 m
total : €90.1 m

4. EXPLOITATION COSTS

2007 2006

Municipal taxes 2,304 2,445

Insurance premiums 611 550

Maintenance costs 1,860 1,622

Service costs not recharged 1,078 1,361

Contributions to owner associations 398 973

Letting costs 1,655 1,725

Other costs 601 360

Total 8,507 9,036

5. MANAGEMENT COSTS

2007 2006

Zeeman Vastgoed Beheer BV (2007 to end Q3) 1,851 2,581

Internal commercial, technical and administrative management (Q4) 275 -

Other property managers 253 211

Total 2,379 2,792

Notes to internal commercial, technical and administrative management

Due to the acquisition of Zeeman Vastgoed Beheer BV as of 1 October 2007, the company has moved from
external to internal commercial, technical and administrative management. As a result of the purchase of
Zeeman Vastgoed Beheer there will be a saving on management costs of €0.02 per share on a yearly basis.
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The composition of the costs for internal commercial, technical and administrative management was 
(in Q4 2007) as follows:

Wages and salaries 220

Social insurance costs 21

Pension costs 19

Other personnel costs 2

Depreciation of tangible fixed assets 27

Other operating costs 102

Other income -   98

Interest income and expenses -   18

Total 275

During Q4 2007, Zeeman Vastgoed Beheer BV worked 19 employees, for whom a defined contribution 
pension scheme is provided.

6. REVALUATION OF INVESTMENTS

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

2007 2006
positive negative total positive negative total

Investments 50,591 27,008 23,583 34,693 17,514 17,179

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

Total 50,591 27,008 23,583 36,180 17,514 18,666

7. REALISED RESULT ON SALES OF INVESTMENTS

2007 2006

Sales proceeds of real estate investments 142,982 46,719

Book value at time of sale 132,946 38,686

10,036 8,033

Sales costs - 227 -  286

Total 9,809 7,747

8. FINANCING RESULT

2007 2006

Interest income -    355 - 25

Interest expenses 27,411 28,487

27,056 28,462

Unrealised movement in fair value of derivatives 4,837 - 7,209

Total 22,219 21,253

The interest income and expenses concern interest to be allocated to the reporting year on loans including
interest-rate swap contracts, other accounts payable, accounts receivable and cash.
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9. GENERAL COSTS

2007 2006

Fund management costs 2,133 1,892

Auditor’s costs 128 72

Consultancy costs 495 435

Remuneration of supervisory directors and

members of the Investment Board 198 124

Other costs 811 830

Total 3,765 3,353

Notes to the management costs

The costs of the fund management concern:
• management;
• purchase and sale of investments;
• administration;
• secretarial services.

The composition of the management costs was as follows:

2007 2006

Wages and salaries 1,288 1,161

Social insurance costs 92 99

Pension costs 89 78

Other personnel costs 80 49

Depreciation of tangible fixed assets 136 110

Other operating costs 443 395

Interest expenses 5 -

Total 2,133 1,892

11 employees (2006: 11) worked for NSI Management BV during the reporting year (including the
Management Board), for whom a defined contribution pension scheme is provided.

10. REVALUATION COSTS

The revaluation costs in the reporting year were:

2007 2006

Costs of research for potential investments 396 -

Appraisal costs 130 227

Total 526 227

11. CORPORATE INCOME TAX

Reported in the profit and loss account:

2007 2006

Current financial year 145 58

Totaal 145 58

The corporate income tax in the current financial year relates to NSI Management BV and Zeeman Vastgoed
Beheer BV. The participating interests NSI Management BV and Zeeman Vastgoed Beheer BV are not part 
of the fiscal investment institution Nieuwe Steen Investments NV for tax purposes, and are liable for 
corporate income tax.
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12. REAL ESTATE INVESTMENTS

Movements in the real estate investments were as follows:

real estate renovation 2007 real estate renovation 2006
investments projects total investments projects total

Balance at opening date 1,237,211 5,900 1,243,111 1,195,788 - 1,195,788

Purchases 73,981 - 73,981 61,203 - 61,203

Transfers from/to

renovation projects 5,900 - 5,900 - -     3,221 3,221 - 

Transfers from

real estate under construction 8,933 - 8,933 - - -

Investments 1,319 - 1,319 4,760 1,380 6,140

Sales -  132,946 - - 132,946 -   38,498 -    188 - 38,686

Transfers to

tangible fixed assets -      3,912 - -  3,912 - - -

Revaluations 23,583 - 23,583 17,179 1,487 18,666

Balance at closing date 1,214,069 - 1,214,069 1,237,211 5,900 1,243,111

Development of the investments by category:

retail/ 2007
large-scale retail offices industrial residential total

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

Purchases 32,262 37,164 4,555 - 73,981

Transfer from

real estate under construction 8,933 - - - 8,933

Investments - 1,370 -    51 - 1,319

Sales -  8,650 - 15,898 - 2,250 - 106,148 - 132,946

Transfer to

tangible fixed assets - - 3,912 - - - 3,912

Revaluations 21,854 -   5,639 2,322 5,046 23,583

Balance at closing date 573,387 560,330 66,261 14,091 1,214,069

retail/ 2007
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

The composition of the real estate portfolio is as follows:

2007 2006

Retail (some with residential above)/large-scale retail 47% 42%

Offices 46% 44%

Industrial 6% 5%

Homes and apartments 1% 9%

Total 100% 100%
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In the case of two properties with a total value of €3.6m, the group holds only economic ownership.

As of 31 December 2007, real estate with a book value of €1,150.0m (2006: €1,044.3m) was mortgaged as
security for loans taken out and credit facilities at banks of €611.9m at the end of 2007.

Further details of the real estate investments are given in the summary ‘Real estate investments as of 
1 January 2008’ included in this report.

13. REAL ESTATE UNDER CONSTRUCTION

2007 2006

Balance at opening date 4,750 -

Investments 4,183 -

Transfer to/from real estate investments - 8,933 4,750

Balance at closing date - 4,750

The real estate under construction completed during the year relates to the shopping centre “De Leesten” in
Zutphen (3.000 m2). After delivery, this project is classified under real estate investments.

14. GOODWILL

2007 2006

Acquisition by take-over (including purchase costs) 8,205 -

Balance at closing date 8,205 -

In 2007, the company acquired the shares of the external property management company, Zeeman
Vastgoed Beheer BV, for a sum of €8.0m. As of the date of acquisition, the fair value of the 
identifiable assets and liabilities of Zeeman Vastgoed Beheer were as follows:

- Tangible fixed assets €0.3m
- Cash €8.3m
- Accounts payable €8.6m

The goodwill mainly relates to cost savings in relation to external property management as a result of the
acquisition. The company reviews the goodwill annually for significant decline in value by evaluating the 
relevant cash-flow generating business element, based on the savings realised on external property
management.

15. TANGIBLE FIXED ASSETS

Tangible fixed assets concern the transport fleet, office equipment and inventory and also the company’s
offices at Nieuwe Steen 27 in Hoorn. Due to a change in the use of the office as a result of the acquisition
of Zeeman Vastgoed Beheer BV, a sum of €3.9m was transferred from real estate investments to tangible
fixed assets on 1 October 2007.

2007 2006

Book value at opening date 350 439

Purchases 94 71

Transfer from real estate investments 3,912 -

Acquisition of tangible fixed assets Zeeman Vastgoed Beheer BV 336 -

Divestments - 11 -    35  

Depreciation - 173 - 125

Book value at closing date 4,508 350
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2007 2006

Acquisition value at closing date  5,461 677

Accumulated depreciation - 953 - 327

Book value at closing date 4,508 350

16. DEBTORS AND OTHER ACCOUNTS RECEIVABLE

2007 2006

Debtors 1,349 590

Claim on managers of investments - 4,380

Prepayments for expansions and purchases 2,285 140

Dutch VAT 2,478 677

Tenant loans 237 60

Other accounts receivable and accrued income and prepaid expenses 445 541

Total 6,794 6,388

Under receivables, the total items included with a maturity longer than one year is €2,2 m (2006: €0,6 m).
The value-added tax item mostly concerns a reassessment which will be compensated by a rent surcharge
in the coming years.

17. SHAREHOLDERS’ EQUITY

Issued capital

The authorised share capital is divided into:
- 74,995,000 ordinary shares with a nominal value of €0.46, of which 35,774,117 shares were placed and

fully paid up as of 31 December 2007.
- 5,000 priority shares with a nominal value of €0.46, all of which are placed and fully paid up.

No movements occurred in 2007. There were also no movements in 2006.

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

The share premium reserve qualifies as fiscally recognised paid-up capital for Dutch tax purposes.

Other reserves

2007 2006

Situation at opening date 194,576 151,824

Profit appropriation for 2006 and 2005 respectively 45,138 54,917

Final cash dividend distributed for 2006 and 2005 - 12,165 - 12,165

Exchange-rate differences 7 -

Situation at closing date 227,556 194,576
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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 27 March 2008. This proposal is not included as a
liability in the balance sheet as of 31 December 2007.

2007 2006

Interim dividend paid (€1.00 and €1.02 per share respectively) 35,779 36,495

Proposed final dividend (€0.34 and €0.34 per share respectively) 12,165 12,165

Total (€€1.34 and €€1.36 per share respectively) 47,944 48,660

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

18. EARNINGS PER SHARE

The earnings per share as of 31 December 2007 is established on the basis of the profit to be allocated to
ordinary shareholders of €85.1m (2006: €81.6m) and a weighted average of the number of outstanding
ordinary shares during the year ending on 31 December 2007 of 35,774,117 (2006: 35,774,117). There are
no potential shares, therefore the diluted earnings per share is the same as the earnings per share.

Earnings: 2007 2006

Direct investment result 47,810 48,510

Indirect investment result 37,273 33,123

Total investment result 85,083 81,633

2007 2006

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

Earnings per share: 2007 2006

Direct investment result 1.34 1.36

Indirect investment result 1.04 0.92

Total investment result 2.38 2.28

19. MORTGAGE LOANS

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

2007 2006

Situation at opening date 513,797 519,327

Drawdowns 100,000 62,736

Redemptions -  81,876 -  68,266

Situation at closing date 531,921 513,797

Redemption obligation on long-term debt 497 395

Situation at closing date 531,424 513,402

The remaining debt on the mortgage loans after 5 years is €12.9m (2006: €93.9m).
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The remaining maturities of the mortgage loans are as follows:

2007 2006
fixed variable fixed variable

interest interest total interest interest total

Up to 1 year 11,831 39,003 50,834 40,498 2,565 43,063

1 to 2 years - 149,859 149,859 43,394 9,507 52,901

Between 2 and 5 years 55,134 263,225 318,359 60,134 261,831 321,965

More than 5 years - 12,869 12,869 9,113 86,755 95,868

Total 66,965 464,956 531,921 153,139 360,658 513,797

Average interest rate 5.6% 5.3% 5.9% 4.2%

The mortgage loans are loans from banks with an average remaining weighted maturity of 2.8 years (2006:
4.2 years). The weighted average interest on outstanding mortgages and interest-rate swaps at the end of
2007 was 4.7% per annum (end 2006: 4.7%).

Mortgages are placed on commercial real estate with a value of €1,138m (2006: €1,006.9m) and residential
real estate with a value of €12m (2006: €40.4m) as security for the mortgage loans and current account
facilities at the banks; a right of pledge has also been placed on the rental income in some cases.

As of 31 December 2007 the company’s unused available loan facilities amounted to €131.7m 
(2006: €76.5m).

The fair value of the mortgage loans as of 31 December 2007 was €533m (2006: €517m).

20. BANKS

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

2007 2006

Credit facilities 88,000 79,995

of which unused 59,948 15,765

Taken up at closing date 28,052 64,230

Cash loans 10,000 42,000

Total 38,052 106,230

21. OTHER ACCOUNTS PAYABLE AND ACCRUALS AND DEFERRED INCOME

2007 2006
Creditors 154 148

Tax 296 251

Interest payable 2,063 2,664

Exploitation costs payable 2,699 1,373

Guarantees 360 211

Payable on purchased investments and other investments 2,770 5,958

Prepaid rent 11,600 12,895

Other accounts payable 1,794 1,230

Total 21,736 24,730

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

Financial risks

In the normal conduct of its business, the company is subject to credit risk, liquidity risk, interest-rate risk
and currency risk. The company is a long-term investor in real estate and therefore applies the principle that
the financing of the investments should also be long-term in nature in accordance with the risk profile of its
business.

Credit risk

The risks associated with possible non-performance by counterparties are minimised by entering into 
transactions for loans and derivative instruments with various reputable banks. The credit risk relating to
tenants is determined by means of analysis of the outstanding debt, and is limited by careful screening of
potential tenants in advance. Tenants are also required to provide security for rental payments for a limited
period in the form of security deposits or bank guarantees. Claims against debtors are included after 
deduction of a provision for uncollectability. Since the tenant base consists of a large number of different
parties, there is no concentration of credit risk.

Liquidity risk

To diversify its liquidity risk, the company has funded its operations with various loans and with shareholders’
equity. Maturity dates are spread over time to limit liquidity risk. More than 90% of the loans are long term,
with 2% of the loans having a remaining life to maturity of over 5 years. The average remaining life to
maturity is 2.8 years. Given the expected income flows and the contractual redemption obligations on the
mortgage loans, part of these loans will have to be refinanced in 2008.

Currency risk

Due to its first foreign investment in Switzerland, the company is exposed to the Swiss franc. Loans were
however concluded with banks in Swiss francs in 2008, so that the currency risk is largely hedged.

Interest-rate risk

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

The derivatives had the following market values as of balance sheet date:

2007 2006

receivable payable receivable payable

Cap 428 - 263 -

Forward interest-rate swap - 45 401 245

Interest rate swap 10,048 - 5,624 449

Total 10,476 45 6,288 694

2007 2006

no. of nominal market no. of nominal market
contracts value contracts value

Up to 1 year 1 9,507 92 5 58,801 - 354

from 1 to 5 years 15 229,748 6,016 13 189,255 3,128

from 5 to 10 years 14 150,000 4,323 15 170,000 2,820

More than 10 years - - - - - -

Total 30 389,255 10,431 33 418,056 5,594
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Nieuwe Steen Investments limits its interest-rate risk by swapping the variable interest it pays on some of its
loans into a fixed-interest rate by means of contracts with fixed interest rates varying from 2.85% to 4.51%
and with maturity dates between 2008 and 2016.

The weighted average remaining maturity of the derivatives is 4.1 years. Nieuwe Steen Investments NV is
hedged at a weighted average interest rate of 3.6% (2006: 3.7%), excluding margin. 18.4% (2006: 8.3%) of
the current loans are subject to variable interest and they are not hedged.

Exposure analysis

If the variable interest rate as of 31 December 2007 were to rise 1%, the interest expenses for 2008 with no
changes to the portfolio or the finance would increase €1.0m (2006: €0.4m). The derivatives are included in
this calculation, but potential changes to the fair value of the derivatives are not included.

23. RIGHTS AND LIABILITIES NOT APPEARING IN THE BALANCE SHEET

Investment commitments

The company has entered into commitments amounting to €27.1m. These investment obligations are 
expected to be included in the portfolio in 2008 in a fully let condition.

year year of  parking
location street name built purchase places m2

Large-scale

retail

Middelburg Torenweg Mortiere 2007 2006 - 5,486

Retail/

Offices

Zug Hertizentrum Herti ca. 1980 2007 71 8,219

(Switzerland)

A declaration of principal has been concluded with Multi Vastgoed BV regarding the potential expansion
and redevelopment of the "Keizerslanden" shopping centre in Deventer for an amount ad €18.0m. This
agreement runs until 31 December 2008.

Divestments

The sale of two retail outlets with four residential units above in Haarlem for €2m was agreed in 2007.
Delivery will take place in the first quarter of 2008.

Interest-rate hedging instruments

To manage the interest-rate risk on the loans, derivatives contracts with a total nominal value of €389.3m
have been entered into (see also note 21 to the consolidated annual financial statements).

Legal dispute

Nieuwe Steen Investments NV is in legal dispute with the receiver of the bankrupt Finnish company
Interglobia Oy. The dispute concerns the following: 

Nieuwe Steen Investments NV 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 (which at
the time was solvent). 
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During 1999, Nieuwe Steen Investments NV 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
NV were dissolved and liquidated during 2004.
The receiver of Interglobia Oy asserts that the inventory and shareholders of Interglobia Oy suffered damage
of approximately €17m in 1997 by the original seller and (among others) one of the companies sold to
Nieuwe Steen Investments NV in 1997.

Until now, the receiver has not made any legal claim of any amount against Nieuwe Steen Investments NV
in any court. If the receiver were to make a legal claim against Nieuwe Steen Investments NV, the company
would meet such a claim with confidence, if only on the grounds that the claim would by now (for a long
time) have lapsed.

The receiver submitted a petition in 2005 to the court of The Hague to reopen the liquidation of the former 
Nieuwe Steen Investments NV subsidiary in question. According to the receiver, the assets of the liquidating
company should include a claim against Nieuwe Steen Investments NV. If this company were to collect on
the claim, it could then meet its obligations to the receiver. Nieuwe Steen Investments NV resisted the petiti-
on. The court rejected the petition because in its opinion the company had no claims against Nieuwe Steen
Investments NV 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 NV. The current-account debt of Nieuwe Steen Investments NV would
not have been transferred to the buyer of the company, since Nieuwe Steen Investments NV, as the
manager of the company, had not obtained express permission from the sole shareholder of the company
(Nieuwe Steen Investments NV itself) to agree to the assignment of the debt. The principal of this current-
account claim amounted at the time to around €0.7m.

Nieuwe Steen Investments NV appealed in cassation to the Supreme Court against the decision in the court
of appeals in January 2007. The Advocate General had presented his findings – an independent legally
qualified opinion – to the Supreme Court in December 2007. The Advocate General found that Nieuwe
Steen Investments NV was in principle correct in its position that under the law and the articles of
association of the stated subsidiary company Nieuwe Steen Investments NV, in its capacity as manager of
said subsidiary, had not had to ask itself, in its capacity as shareholder in the subsidiary, to agree to the debt
transfer. In the majority of cases, the Supreme Court adopts the findings of the Advocate General. The
Supreme Court has yet to make a ruling. 

The liquidation of the former subsidiary company has now been reopened, and it is not known what 
effects the future Supreme Court ruling will have. Nieuwe Steen Investments NV will in any case meet any 
proceedings initiated against it by the receiver with confidence. 

24. EVENTS AFTER BALANCE SHEET DATE

Investments

At the end of January 2008 Nieuwe Steen Investments signed a purchase agreement to acquire the office
building “SilverGate” (11,158 m2 and 387 parking spaces) in Thalwil, Switzerland for CHF 44.2m (€28m).
Delivery will take place in the first quarter of 2008.
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25. RELATED PARTIES

Related parties are the company and its group companies, its supervisory board, management board, 
investment board and Stichting Prioriteit NSI.

Interests of major investors

Nieuwe Steen Investments NV 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.

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. According to the latest statements
these were as follows: Habas-HZ Investments (1960) Ltd. (20.08%).

Supervisory and managing directors

The members of the Supervisory and Management Boards of Nieuwe Steen Investments NV have no perso-
nal interest in the investments made by Nieuwe Steen Investments NV, 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

stock holding
2007 2006 end 2007

H. Habas (from 27 September 2007) 6 - 7,640,584

A.P. van Lidth de Jeude (from 27 September 2007) 5 - -

H.J. van den Bosch 42 15 -

C. Hakstege (until 22 November 2007) 40 20 -

J.R. Zeeman (until 27 September 2007) 19 25 -

M.J.C. van Galen (until 22 March 2007) 5 20 -

A.J. Tuiten (until 1 April 2006) - 5 -

Total 117 85 7,640,584

Mr. J.R. Zeeman received pay of €58,500 as an adviser to the company until 27 September 2007, in addition
to his remuneration as a supervisory director. Messrs. Van den Bosch and Hakstege were each paid €22,000
for additional work, in addition to their remuneration as supervisory directors.

Remuneration of the Management Board

social pension- total total year appointed stock holding
salary bonus insurance expenses 2007 2006 appointed till end 2007

J.J.M. Reijnen 296 35 14 22 367 356 1993 2001 10,000

J.Th. Schipper 172 30 14 14 230 221 1998 2004 30,323

R.J.J.M. Storms 172 30 14 17 233 223 1994 2004 15,206

Totaal 640 95 42 53 830 800 55,529

The salary includes holiday allowance and a 13th month. The company in principle pays a fixed remuneration;
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 NV 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 employees of NSI Management BV and Zeeman Vastgoed Beheer BV
11,380 ordinary shares of Nieuwe Steen Investments NV, which in total amount to 0.03% of the company’s
issued share capital, are held by employees of NSI Management BV and Zeeman Vastgoed Beheer BV.

No share options and no loans
The members of the Management and Supervisory Boards hold no option rights on Nieuwe Steen
Investments NV shares. No loans, advances or guarantees have been extended to the members of the
Management and Supervisory Boards by Nieuwe Steen Investments NV.

Transparency regarding close connections

Zeeman Vastgoed Beheer BV
As of 1 October 2007 the shares of Zeeman Vastgoed Beheer BV (indirectly owned by Mr. E.P. Zeeman, the
husband of Ms. J.J.M. Reijnen) were acquired for a market-related sum of €8m.

26. 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 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 exactly as predicted and that even the best estimations usually require 
adjustment later on. 

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 Q4 2007

(x €1,000)

Note 31-12-2007 31-12-2006

Assets
Financial fixed assets 3 1,258,110 1,242,407

Derivative instruments 10,476 6,288

Total fixed assets 1,268,586 1,248,695

Accounts receivable 568 189

Cash - -

Total current assets 568 189
Total assets 1,269,154 1,248,884

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

Share premium reserve 4 360,090 360,090

Revaluation reserve 4 143,195 130,108

Reserve for exchange-rate differences 4 7 -

Profit reserve 4 84,354 64,468

Result financial year 4 49,304 45,138 

Total shareholder’s equity 653,408 616,262

Liabilities
Mortgage loans 531,424 513,402

Derivative instruments 45 694

Total long-term liabilities 531,469 514,096

Required redemption of long-term debt 497 395

Banks 80,335 107,799

Other accounts payable 3,445 10,332

Total current liabilities 84,277 118,526
Total liabilities 615,746 632,622
Total shareholders' equity and liabilities 1,269,154 1,248,884

CORPORATE PROFIT AND LOSS ACCOUNT

(x €1,000)

2007 2006

Corporate result after tax 26,525 29,286 

Result from participating interests 58,558 52,347

Result after tax 85,083 81,633
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NOTES TO THE CORPORATE FINANCIAL STATEMENTS

1. GENERAL

The description of the operations and structure of Nieuwe Steen Investments NV 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 Part 9, Book 2 
of the Netherlands Civil Code regarding financial reporting. In accordance with article 402, Book 2 of the
Netherlands Civil Code, the company's profit and loss account shows only the results of the subsidiary 
companies as a separate item.

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 Netherlands Civil Code, whereby the principles applying to the 
consolidated annual financial statements also apply to the corporate financial statements of Nieuwe Steen
Investments NV. The consolidated annual financial statements are prepared according to the International
Financial Reporting Standards (IFRS), as approved by the European Commission. 

In the preparation of its annual financial statements, the company has also applied the provisions for the 
contents of financial reporting by investment institutions pursuant to the Netherlands Act on Financial
Supervision.  

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. 

Financial fixed assets

Participating interests 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 Netherlands 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

2007 2006

Net asset value of subsidiaries 99,560 88,743

Loans to subsidiaries 1,158,550 1,153,664

Total 1,258,110 1,242,407
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Movements in interests in group companies were as follows:

net asset value net asset value
subsidiary subsidiary

interests loans 2007 interests loans 2006

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

Result from subsidiaries 58,558 - 58,558 52,347 - 52,347

Dividend received from 

subsidiaries - 55,741 - - 55,741 - 42,936 - -  42,936

Capital payments 8,000 .- 8,000 - - -

Movements in loans - 4,886 4,886 - 9,407 9,407

Situation at closing date 99,560 1,158,550 1,258,110 88,743 1,153,664 1,242,407

2007 2006

Cost price at closing date 10,060 2,060

Cumulative results of subsidiary 89,500 86,683

Situation at closing date 99,560 88,743

4. SHAREHOLDERS’ EQUITY

Movements in shareholders’ equity in the financial year were as follows:

(statutory)
(statutory) reserve

issued share revalu- exchange result
shares premium ation -rate- profit financial
capital reserves reserve differences reserve year total

Situation as of 1 January 2007 16,458 360,090 130,108 - 64,468 45,138 616,262

Final 2006 cash dividend paid - - - - - 12,165 - - 12,165

Profit appropriation 2006 - - 13,087 - 32,051 - 45,138 -

Result for the 2007 financial year - - - - - 85,083 85,083

Interim 2007 cash dividend paid - - - - - - 35,779 - 35,779

Exchange-rate differences - - - 7 - - 7

Situation at closing date 16,458 360,090 143,195 7 84,354 49,304 653,408

Movements in shareholders’ equity in the previous year was as follows:

(statutory)
(statutory) reserve

issued share revalu- exchange result
shares premium ation -rate- profit financial
capital reserves reserve differences reserve year total

Situation as of 1 January 2006 16,458 360,090 75,183 - 76,641 54,914 583,289

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

Profit appropriation 2005 - - 54,925 - 8 - 54,914 -

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

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

Situation at closing date  16,458 360,090 130,108 - 64,468 45,138 616,262

Both 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 17 to the consolidated annual financial statements).
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Statutory reserves

The statutory reserves in the corporate balance sheet are reserves which must be retained pursuant to the
Netherlands Civil Code and consist of revaluation reserves and the reserve for exchange-rate differences.

(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 the
Netherlands Civil Code.

(Statutory) reserve for exchange-rate differences

The reserve for exchange-rate differences contains all exchange-rate differences arising from the conversion
of the financial statements of international operations in a different operating currency from that of the
company.

Dividend

Taking the previously distributed interim dividend of €1,00 per share into consideration, a final cash dividend 
of €0.34 per share is proposed. €8.2m will be added to the revaluation reserve, which is determined at
portfolio level. The remainder of the result will be added to the profit reserve.

5. EXPENSE RATIO

The Dutch Financial Supervision Act [Wet financieel toezicht] requires that the ratio of expenses to the net
asset value of Nieuwe Steen Investments NV is reported. This ratio is 2.4% (2006: 2.6%). 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 2, 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, 21 February 2008

Management Supervisory Board
ing. J.J.M. Reijnen, managing director H. Habas, chairman
R.J.J.M. Storms drs. H.J. van den Bosch RA

jhr. mr. A.P. van Lidth de Jeude
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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 Article 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 2007 was composed as follows:
Jhr. mr. A.P. van Lidth de Jeude, chairman
J. Timmer

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 cash dividend for the 2007 financial
year of €0.34 per share in addition to the interim dividend of €1.00 per share, resulting in a total cash 
dividend of €1.34 per share for 2007.

The total amount of the final dividend, based on the number of outstanding shares (35,779,117) is €12.2m.
€ 8.2m has to be added to the revaluation reserve. The remaining amount of €28.9m will be added to the
profit reserve.

If the proposed dividend is approved, the final dividend will be made payable on 7 April 2008. The shares
of Nieuwe Steen Investments NV will be listed ex-(final) dividend for 2007 with effect from 27 March 2008.
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 result in the financial year within
shareholders' equity.

Declaration in accordance with the General Listing Rules (Fondsenreglement)
of Euronext Amsterdam Stock Market

The company and the Management Board of the foundation 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.
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AUDITOR’S REPORT

To the shareholders of Nieuwe Steen Investments NV

REPORT ON THE FINANCIAL STATEMENTS

We have audited the financial statements for 2007 of Nieuwe Steen Investments NV of Hoorn (as included
from pages 64 to 92). These financial statements consist of the consolidated financial statements and the
corporate financial statements. The consolidated financial statements comprise the consolidated balance
sheet as at 31 December 2007, the profit and loss account, statement of movements in shareholders’ equity
and cash flow statement for 2007 and a summary of significant accounting policies and other explanatory
notes. The corporate financial statements comprise the corporate balance sheet as at 31 December 2007, 
the corporate profit and loss account for 2007 and the corporate notes.

Management’s responsibility

Management of the company 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 the Act on Financial Supervision, and 
for the preparation of the report of the Board of Management in accordance with Part 9 of Book 2 of the
Netherlands Civil Code and the Act on Financial Supervision.
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 Netherlands 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
from 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 judgement, including the assessment
of the risks 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 appropriate 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.

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 NV as at 31 December 2007 and of its result and its cash flows in 2007 in 
accordance with International Financial Reporting Standards as adopted by the European Union and also
comply with Part 9 of Book 2 of the Netherlands Civil Code and the Act on Financial Supervision.



Opinion with respect to the corporate financial statements
In our opinion, the corporate financial statements give a true and fair view of the financial position of
Nieuwe Steen Investments NV as at 31 December 2007 and of its result in 2007 in accordance with Part 9
of Book 2 of the Netherlands Civil Code and the Act on Financial Supervision.  

REPORT ON OTHER LEGAL AND REGULATORY REQUIREMENTS

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

Hoorn, 21 February 2008
BDO CampsObers Audit & Assurance BV
Prof drs. J.C.E. van Kollenburg RA
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ADVISERS

Tax

RechtStaete Vastgoedadvocaten & Belastingadviseurs BV
Oranje Nassaulaan 14
1075 AN Amsterdam

Appraisers

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

Paying agent

GE Artesia Bank
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.



SUMMARY OF REAL ESTATE INVESTMENTS 
AS OF 1 JANUARY 2008
(Amounts x €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 (%)

De Meern Mereveldplein 1972 1997 46 332

Den Bosch Orthen 1995 1996 6 43

Eerbeek Loenenseweg 1995 1995 4 30

Haarlem Grote Houtstraat 1880 1994 3 20

Hoogkarspel Raadhuisplein 1989 1995 7 42

Prinsenbeek Markt 1972 1993 1 6

Rotterdam Zevenkampsering* 1981 1995 48 298

Ulvenhout Chaamseweg 1980 1993 1 6

116 777

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 12 8,937 167 63 903

Spacelab Spacelab 2001 2001 1 1,517 30 100 253

Spaceshuttle Orion 2003 2006 7 3,649 87 100 465

Stationsplein 1980 1998 1 1,100 6 100 159

Uraniumweg Fläkt-gebouw 1989 1999 2 6,649 173 35 633

Amsterdam Arlandaweg* Solaris Eclips 2001 2001 1 4,204 36 100 654

Cruquiusweg 2006 2007 6 3,264 32 100 479

De Lairessestraat* 1918 1995 1 290 - 100 88

Delflandlaan* Point West 1991 1999 1 7,441 147 100 1,021

Donauweg* 2001 2001 1 4,605 119 100 809

Van Diemenstraat* Y-tech 1912 1999 41 10,779 - 99 1,237

Apeldoorn Boogschutterstraat La Tour 2002 2002 13 14,169 299 60 2,560

De Linie Le Beaufort 2003 2003 9 3,313 61 100 746

Arnhem Delta L’Aimant 2002 2002 5 5,751 75 93 1,052

Assen Balkendwarsweg 2001 2005 2 2,116 116 100 400

Industrieweg Spectrium 1999 1999 5 4,515 79 100 507

Bladel Raambrug 1982 2000 2 873 27 100 85

Breda Teteringsedijk Trinity 1994 1997 3 1,530 32 100 209

Capelle a/d 

IJssel Rivium Boulevard 1993 2000 3 1,875 48 58 216
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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 (%)

Delft Delftechpark Delftechpark 2001 2002 1 2,819 65 100 508

De Meern Rynzathe Rynzathe 1991 2000 6 4,566 107 100 610

Den Bosch Ertveldweg 1997 2000 1 2,174 85 100 320

Ertveldweg 1988 2000 1 2,435 85 100 137

Orthen De Maalstroom 1995 1996 8 3,088 55 76 288

Pettelaarpark 1990 2001 2 2,455 75 100 360

Deventer Gotlandstraat Hanze Staede D 2004 2003 1 3,427 93 100 653

Keulenstraat IJsselveer 2001 2001 3 4,118 149 40 617

Verlengde Le Coin 2004 2003 1 1,237 19 100 293

Kazernestraat

Doetinchem Terborgseweg 1999 1999 1 2,260 54 100 318

Ede Bennekomseweg Horapark 2003 2007 4 10,010 174 100 1,630

Copernicuslaan Horapark Pallazo 2003 1998 5 15,504 292 62 1,854

Cathedrale

Pallazo Alfa

De Vallei 2004 2004 6 4,690 115 100 621

Elst Aamsestraat 1997 2000 1 1,587 42 100 183

Emmen Boermarkeweg 2000 2005 2 2,115 48 100 348

Gouda Groningerweg Molenwieck 1985 2001 5 5,552 101 96 799

Hanzeweg 1991 1997 5 3,736 95 72 402

Hanzeweg Hanzepoort 1986 2000 9 5,571 78 66 521

Stavorenweg

Groningen Zernikelaan TTR Gebouw 2002 2002 2 1,108 20 100 210

Zernikepark IDEA Center 2003 2002 4 5,010 100 98 462

Heerhugowaard Gildestraat Waarderpoort 1992 2000 4 3,110 55 74 411

Heerlen Geleenstraat 2000 2001 1 10,072 32 100 1,423

Hengelo Demmersweg De Baron 2007 2007 1 3,169 61 100 434

Hoevelaken De Wel 2002 2006 4 8,537 158 100 1,259

Hoofddorp Kruisweg 1998 1998 1 1,153 37 100 234

Kruisweg 2000 2000 1 1,580 28 100 274

Hoogeveen Dr. G.H. Amshoffweg 2000 2005 2 2,222 55 100 378

Hoorn Nieuwe Steen Nieuwe Staete 2001 2005 2 2,003 27 100 301

Houten De Molen 1996 1996 1 495 16 100 83

De Molen 1999 2000 1 1,045 10 100 144

Lelystad Meentweg Veerstaete 1979 1997 4 1,105 - 80 97



location streetname name year of year of no, m2 pp capacity- annual

construction the of rent utilisation rent

or renovation acquisition contracts (%)

Maarssen IndustriewegHigh Flex Center 1989 1999 4 3,308 46 77 366

Maastricht Avenue Ceramique Arco Iris 1996 1996 6 1,205 18 100 199

Meppel Blankenstein Hermes 1999 2000 1 5,400 110 100 822

Blankenstein 2001 2005 1 6,500 100 100 1,180

Naarden Gooimeer De Aalscholver 1991 1996 3 4,633 106 62 580

Nieuwegein Villawal Palazzo d’Ufficio 1992 1996 10 5,884 94 91 868

Weverstede La Residence 2002 2002 12 6,520 43 88 1,045

Nieuwerkerk

a/d IJssel Kleinpolderlaan De Saffier 1997 1998 2 3,531 63 60 451

Purmerend Gorslaan 2002 2006 1 868 22 100 166

Ridderkerk Nikkelstraat 1999 2000 1 2,650 45 100 294

Rijswijk Burg. Elsenlaan Elsencenter 1987 1998 1 2,797 56 100 346

Roermond Westhoven 1996 2000 1 465 12 100 61

Roosendaal Bovendonk 1994 2000 2 3,361 85 100 423

Rotterdam F. Elsingastraat* 1991 1999 6 1,941 54 93 271

Haringvliet 1999 1999 5 3,050 23 83 485

Hoofdweg* Hoofdveste 1994 1996 2 2,438 47 90 369

Hoofdweg* Port Alexander 1994 2000 2 2,048 36 100 289

Max Euwelaan* 1990 2000 1 1,134 27 100 188

Vareseweg* 2001 2001 1 6,481 148 100 931

Veerkade 1915 2000 28 5,578 86 100 969

Westblaak* 1991 2001 9 8,463 116 92 1,404

Schiedam Nieuwpoortweg* 1991 2000 1 2,715 48 100 320

Son Science park 1990 1997 1 2,025 97 100 351

Utrecht Kanaalweg 1993 1998 4 3,280 100 100 361

Kobaltweg 1992 2001 7 9,769 175 39 1,049

Reactorweg

Veenendaal Landjuweel 2000 2000 1 820 25 56 119

Vianen Lange Dreef Le Marronier 2004 2003 1 2,355 60 100 560

Vlaardingen Churchillsingel* Holystaete 1991 1999 18 2,919 60 100 455

Woerden Korenmolenlaan 1993 1993 1 3,630 98 100 431

Pelmolenlaan 1995 1997 3 2,276 52 87 257
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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 (%)

Zoetermeer Europaweg Il Classico 1991 1997 3 2,971 20 83 429

Zutphen Piet Heinstraat Vijverstaete 1997 1997 2 3,294 76 100 493

Zwaagdijk-Oost Graanmarkt Agri-gebouw 1993 1993 11 2,169 57  91 241

Zwolle Dr. Klinkertweg Leickert 1993 2001 3 3,354 53 75 567

Dr. Spanjaardweg Monet 1998 1998 2 2,307 45 77 314

Dr. van Deenweg Frans Hals 1995 2001 2 2,337 53 100 370

Dr. van Deenweg Le Verseau 2004 2004 1 7,253 125 100 1,655

336,259 6,346 48,327

INDUSTRIAL BUILDINGS

Almere Palmpolstraat 2007 2007 2 1,665 25 100 186

Televisieweg 2003 2003 1 850 12 100 91

Amsterdam Berchvliet* 2005 2005 1 1,400 24 100 103

Den Bosch Ertveldweg 1997 2000 2 5,258 85 100 345

Dedemsvaart Marconistraat 2000 2006 1 6,958 22 100 280

Deurne Dukaat 2000 2004 1 2,870 26 100 192

Diemen Stammerhove 2000 1997 1 7,685 46 100 612

Stammerkamp

Duiven Impact TSC Duiven 1999 1999 10 7,333 76 95 705

Eersel Meerheide 1998 2005 1 26,242 106 100 1,472

Gorinchem Techniekweg 1982 1999 1 2,143 40 100 187

Hengelo Binnenhavenstraat 1999 2000 1 1,331 12 100 57

Houten Hoofdveste De Hoofdveste 1999 1999 9 5,172 85 100 536

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

Venray Macroweg 2001 2007 1 2,520 27 100 176

Wormerveer Vrijheidweg Premium Point 2001 2004 4 2,600 46 100 227

Zeewolde Edisonweg 2005 2005 1 5,790 65 100 364

81,495 734 5,697



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 12 9,630 100 958

Apeldoorn Het Rietveld Het Rietveld 2005 1994 12 23,890 100 1,697

Den Bosch Lugteren 1992 2003 1 2,769 100 257

Hoofddorp Stationsweg 1992 1997 1 1,958 100 184

Leiderdorp Meubelplein 2002 2005 6 5,807 100 609

Middelburg Torenweg 2006 2006 6 14,604 100 1,037

Roosendaal Oostplein Oostplein 1993 1996 9 10,366 100 958

Veenendaal Einsteinstraat 2005 2007 10 19,539 100 1,518

88,563 7,218

RETAIL

Almelo Hagenborgh Hagenborgh 1990 2000 12 9,215 59 889

Amsterdam Annie Romeinplein Ganzenpoort 2002 2004 34 5,747 100 1,098

Bijlmerdreef

Harriet Freezerstraat

Apeldoorn Brinklaan 1991 1999 2 1,033 100 138

Beverwijk Breestraat 1985 2002 8 2,054 93 383

Meerstraat

Raadhuisstraat

Capelle a/d IJssel Schermerhoek Oostgaarde 1999 1995 4 2,919 99 389

De Meern Mereveldplein Mereveldplein 1972 1997 26 4,382 100 739

Den Haag Hildo Kroplaan Houtwijk 1985 1994 7 2,274 94 370

Kerkplein Hof ter Haghe 1998 1998 10 3,971 100 657

Nobelstraat

Prinsestraat

Torenstraat

Deventer K. de Groteplein Keizerslanden 1965 1996 21 6,706 100 1,291

T.G. Gibsonstraat Hardonk 1990 2000 2 3,695 100 511

Eerbeek Loenenseweg 1995 1995 1 1,507 100 205

Eindhoven Sint Trudostraat ’t Schoot 1972 1995 11 3,408 97 448

Strijpsestraat

F. Leharplein 1974 1995 4 2,145 100 244

Genneperweg

Geertruidenberg Schonckplein 1975 2001 3 988 100 111
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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 (%)

Goor Da Costastraat De Whee 1972 1993 2 1,465 100 124

Groningen S.O.J. Palmelaan Corpus 1991 2000 6 1,618 100 204

B.S.F. von Suttnerstraat den Hoorn

Haarlem Grote Houtstraat 1880 1994 2 318 100 86

Harderwijk De Bleek De Bleek 2002 2007 6 2,345 100 353

Luttekepoortstraat

Heerlen Geleenstraat 2000 2001 1 1,847 100 203

Apollolaan ‘t Loon 2003 2002 45 25,177 96 3,425

Homerusplein

Homeruspassage

Hoogkarspel Raadhuisplein Reigerspassage 1989 1995 21 4,180 100 484

Hoorn Aagje Dekenplein* Kersenboogerd 1995 1995 33 6,682 100 1,188

Betje Wolffplein*

Laren De Brink Hamdorff 1998 2002 10 1,979 100 683

Nieuweweg

Zomertuin

Lelystad Ringdijk Lelystad Haven 1983 1994 3 1,505 79 154

Stadhuisplein* De Kroon 1985 2001 7 2,228 73 346

Passage

Leusden De Brouwerij** Hamershof 1985 2002 1 464 100 71

Maastricht Roserije De Heeg 1984 1999 16 3,536 100 513

Oldenzaal De Driehoek De Driehoek 1999 2005 41 12,189 98 3,060

Markt

Nagelstraat

Oosterhout Arkendonk 1978 1993 2 1,294 100 168

Oss De Wal 1996 1997 7 1,728 100 275

De Walstraat

Prinsenbeek Markt 1972 1993 1 1,350 100 169

Purmerend Leeuwerikplein Overwhere 2003 1994 16 5,562 100 726

Beatrixplein De Gorsselaar 1987 1994 7 1,355 100 194

Poelstraat

Raalte Kwartel ’t Raan 1998 1998 5 1,462 91 196

Grote Markt De Wal en  2003 2002 5 2,784 100 439

Marktstraat Het Schip

De Waag

Ridderkerk St. Jorisplein Jorishof 1992 2001 25 7,683 99 1,619



location streetname name year of year of no, m2 pp capacity- annual

construction the of rent utilisation rent

or renovation acquisition contracts (%)

Rijswijk Gen. Eisenhowerplein Oriënt Express 1998 1998 7 1,531 88 304

Rotterdam Ambachtsplein* Zevenkamp 1983 2002 47 10,194 100 1,686

Griendwerkerstraat*

Imkerstraat*

Spinet*

Rietdekkerweg*

Zevenkampsering*

Fleringenstraat* Beverwaard 2006 2006 26 6,818 100 1,150

Loevesteinsingel*

Oude Watering*

Rhijnauwensingel*

Beijerlandselaan Boulevard-Zuid 1998 2005 9 4,379 100 813

Strijpsestraat

Kreeftstraat* 1983 2000 12 1,810 100 349

Voermanweg*

Mariniersweg* 1985 1998 9 823 100 134

Rijnwaterstraat* De Esch 1990 1999 6 1,888 100 287

S. Esmeyerplein Het Lage Land 1969 1994 16 2,731 100 455

Zevenkampsering* 1981 1995 4 1,612 100 216

Zuidplein*/** Zuidplein 2001 2001 16 8,400 100 2,015

Schagen Nieuwstraat 1992 1993 1 294 100 53

Schiedam Mgr. Nolenslaan Nieuwland 1962 1998 23 5,627 100 574

Spijkenisse ‘t Plateau ‘t Plateau 1995 2001 29 5,151 100 597

Rozemarijndonk* Rozemarijndonk 1983 1993 2 1,766 100 263

Teteringen Scheperij De Scheperij 1972 1993 3 1,925 100 233

Tilburg Bart van Peltplein 1973 1996 6 2,983 100 302

Uden Velmolenweg 1993 2003 1 1,970 100 213

Ulft Kerkstraat De Issel 1995 2000 16 4,852 100 619

Middelgraaf

Ulvenhout Chaamseweg 1980 1993 2 1,885 100 233

Utrecht Amsterdamse- De Plantage 1995 2000 20 6,585 87 898

straatweg

Mimosastraat

Ondiep Zuidzijde

Plantage

ColumbuslaanVasco da Gama 2007 1998 10 3,279 100 415

Marco Pololaan

Vasco da Gamalaan

Winterswijk Kloetenseweg 1975 2004 3 1,502 100 120

Zutphen Rudolf Steinerlaan De Leesten 2007 2006 11 3,090 100 565

219,890 34,647

Total 96,666
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The financial capacity utilisation is expressed as a percentage, i.e. 100% minus the financial vacancy, being: the market rent of unlet 

premises divided by theoretical rental income.

The (theoretical) annual rent is the total of contractuel rents at 1 January 2008, 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.
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