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Net asset value (Nav) as at 30 JuNe 2012

Date

NAV/
share 

(NOK) 1)

NAV/ 
share 

NOK 2)

Return in the 
most recent 

period 3)

Return 
since  

start-up 3)

01.08.2006  1 069 106,9  n.a.  n.a.

31.12.2006  1 267 126.7  18.5%  18.5%

30.06.2007  1 556 155.6  22.8%  45.5%

31.12.2007  1 665 166.5  7.0%  55.7%

30.06.2008  1 664 166.4  0.0%  55.7%

31.12.2008 1 344 134.4 -19.2% 25.7%

30.06.2009 1 369 136.9 1.9% 28.1%

31.12.2009 1 465 146.5 7.0% 37.0%

30.06.2010 1 595 159.5 8.9% 49.2%

31.12.2010 1 794 179.4 12.5% 67.8%

30.06.2011 1 802 180.2 0.5% 68.6%

31.12.2011    - 160.5 2.4% 72.6%

30.06.2012    - 155.5 -3.1% 67.9%

1) NAV before split (carried out in September 2011).
2) NAV adjusted for 1:10 share split (carried out in September 2011).
3) Adjusted for repayment to shareholders.

Net asset value per share in North Bridge Nordic Property as 
(the Company/NBNP) is estimated to be NOK 155.51 as at 
30 June 2012. this represents a reduction of 3.1% in Nav per 
share compared to 31 December 2011. since the Company’s 
start-up in June 2006, Nav per share has increased by 67.9% 
including a repayment of capital of NOK 24 per share in 2011. 
total Nav for the Company constitutes MNOK 508.7 (before 
the demerger) as at 30 June 2012. 

 
the reduction in Nav in the first half of 2012 in total is 
moderate. the most significant changes, however, are the 
following: 

• Net reduction in property values totals MNOK 27.4 
• Net reduction in long-term debt of MNOK 9.8
• Net reduction in working capital of MNOK 20.7 of which 

investments constitute MNOK 18.3. Regarding invest-
ments, the redemption of the last part of the avtjerna option 
amounts to MNOK 12. 

• In addition, the reduced value of Swedish kroner caused a 
decline in Nav of MNOK 2.2. 

the Nav calculation as of 30 June 2012 is based on external, 
independent valuations of the Company’s properties 
in Norway and Sweden undertaken by Newsec. NAV is 
computed by deducting debt from total property values, 
based on the valuations, and adjustments are made for net 
working capital in the Group, deferred tax and the market 
value of financial instruments. accordingly, Nav expresses 
the shareholders’ ownership of the underlying values in the 
Company.

the Company’s equity in the consolidated financial 
statements (pursuant to IFRS) may deviate from the 
calculation of Nav due to differing methodologies in some 
areas. to the extent that significant differences should arise, 
this will be commented upon. 

FINANCING

Summary of loans, rate swaps and caps 30.06.2012

loans MNOK  620.9 

loans expiring 2012 MNOK  -   

Weighted duration Years  9.8 

   of wihch NOK 70%

   of which seK 30%

Rate swaps

amount MNOK 293.2

average duration Years 4.5

Part of loans secured 47.2%

   part of NOK loans secured 47.5%

   part of seK loans secured 46.6%

average fixed rate NOK ex. margin 4.08%

average fixed rate seK ex. margin 3.55%

the interest margins have continued to increase in the 
second and third quarter of 2012, although both Norwegian 

and Swedish interbank rates have decreased considerably. 
Financing commercial property now proves to become more 
demanding.

as at 30 June 2012, NBNP had an average interest margin of 
1.46%, expected to increase in the time to come as a result of 
notified margin increases. 

Several of the larger banks in Norway and Sweden have 
expressed that they wish to strengthen their core capital and 
capital adequacy. loans to commercial property appear to be 
many banks’ most important instrument to adjust the capital 
structure, partly due to the large volumes. 

Nordic banks are to a large extent exposed to the residential 
as well as the commercial market. The banks’ capital ade-
quacy requirements behind commercial loans are often higher 
than for residential loans, resulting in increased borrowing 
costs related to commercial loans and thereby increased inte-
rest margins towards the client. The banks’ changed lending 
practices and conditions are presently affecting transaction 
volumes and the values of commercial property negatively. 
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PROPeRtY uPDate

Klostergata Trondheim

share: 70.98%

segment: Office/health/trade

Constructed area m2: 6 900

Number of lessees: 2

The property has been sold and taken over by the new owner 
on 31 august 2012. the value at the most recent assessment 
on 31 May 2012 was MNOK 271.

Lund Business Park Lund, Sverige

share: 100%

segment: Industrial/office/warehouse

Constructed area m2: 75.702

Number of lessees: 11

annual rent as of June 30, 2012 (MNOK) 34.0

value as of June 30, 2012 (MNOK) 326.3

Yield as of June 30, 2012 8.2%

Nav as of June 30, 2012 (MNOK) 147.5

as of October, there are appr. 5600 m2 of vacant rentable 
space in the property, giving an occupancy rate of 93%.  
1600 m2 of offices and laboratories are made available when 
the lease agreement with Tetra Pak expires in December. 
appr. 550 m2 of the area to be vacant are now hired out to 
Flint Flexographics, a subsidiary of Flint Group, and to an 
existing lessee, land och sjö, thus increasing their space.  

GateGourmet has sold its business to Thomas Cook. An  
agreement has been made to transfer the leasing arrange-
ment from GateGourmet to Thomas Cook. In Manager’s 
opinion, the latter has better solidity, and the change is also 
considered to be positive with regard to further growth and the 
opportunity to achieve more long-term leasing agreements. In 
connection with the transfer, a minor increase in the hire due 
to already carried out investments was agreed. Beyond this, 
there were no other particular events related to operations and 
maintenance in the period.  

Innherredsveien 7 Trondheim

share: 100%

segment: Office

Constructed area m2: 18.533

Number of lessees: 18

annual rent as of June 30, 2012 (MNOK) 20.5

value as of June 30, 2012 (MNOK) 273.0

Yield as of June 30, 2012 7.25%

Nav as of June 30, 2012 (MNOK) 89.9

as of October, there are 1098 m2 of vacant rentable space in 
the property, giving an occupancy rate of 94%. a five years 
lease comprising 323 m2, made at market conditions and 
starting in February 2013, has been made with the company 
Misa. this brings the occupancy rate up to 96%. the premi-
ses need to be upgraded for appr. MNOK 1. efforts are made 
on an ongoing basis to hire out the vacant space and adjus-
ting rents upwards. A new entrance facing Kirkegaten was 
finalised in July, contributing to increase user friendliness for 
institutions like Aleris, and enhancing the property’s general 

standard. Beyond this, there were no particular events related 
to operations and maintenance in the period.  

Trollåsveien 34-36 Oppegård

share: 100%

segment: Office/warehouse

Constructed area m2: 10.253

Number of lessees: 23

annual rent as of June 30, 2012 (MNOK) 8,7

value as of June 30, 2012 (MNOK) 87,0

Yield as of June 30, 2012 9,0 %

Nav as of June 30, 2012 (MNOK) 27,8

as of October, there are 1365 m2 of vacant rentable space in 
the property, giving an occupancy rate of 87%. Hence, vacan-
cies have increased relatively much in the last period. this is 
due to the fact that an ordinary lease expired and that another 
was terminated due to non-payment of rent. We increase our 
efforts in finding lessees. 

Both properties’ ventilation generators have now been repla-
ced. this gives an improved indoor climate and operational 
savings. the investment amounted to MNOK 1.1, somewhat 
less than previously stated. the lessees have in periods been 
without ventilation or experienced reduced ventilation. Beyond 
this, there were no particular events related to operations and 
maintenance in the period.   

Sømmegården Sandnes

share: 40.63%

segment: Office/education

Constructed area m2: 11.600

Number of lessees: 15

annual rent as of June 30, 2012 (MNOK) 12.1

value as of June 30, 2012 (MNOK) 143.0

Yield as of June 30, 2012 7.75%

Nav as of June 30, 2012 (MNOK) 18.9

as of October, there are 800 m2 of vacant rentable space 
in the property, giving an occupancy rate of 93%. Work is 
ongoing to find lessees for the vacant space on the first floor 
suitable for public services, and the Company has made con-
siderable progress with an interested party in this regard. 

efforts are also made to hire out a smaller office area on the 
third floor. Beyond this, there were no particular events related 
to operations and maintenance in the period.   

Ole Bullsgt. Sandnes

share: 100%

segment: Office/trade

Constructed area m2: 5.523

Number of lessees: 12

annual rent as of June 30, 2012 (MNOK) 2.9

value as of June 30, 2012 (MNOK) 52

Yield as of June 30, 2012 8.50%

Nav as of June 30, 2012 (MNOK) 6.1

the property is managed in such a way that it fairly fast can be 
made available for developing a new building in line with the 
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The photo shows Sømmegården, Sandnes. 

current zoning plan. this gives relatively low rents and a high 
vacancy rate. 

For a number of years, Sandnes municipality has required and 
had a wish for a more suitable administration building and city 
hall. this has been discussed several times, and sandnes 
Sentrumsutvikling, the owner of Ole Bullsgt., has participated in 
such a dialogue as a possible bidder. the chief administrative 
officer has recently initiated such a new process where sandes 
municipality has asked five property owners to make an offer on 
suitable building plot areas. Sandnes Sentrumsutvikling AS has 
expressed a positive attitude to offer the municipality to partici-
pate in the development of the property, enabling the municipa-
lity to have its own administration premises in a sizable section 
of a possible new building. Beyond this, there were no particular 
events related to operations and maintenance in the period.   

Mejselgatan Vellinge, Sverige

share: 100%

segment: Warehouse/office

Constructed area m2: 4.110

Number of lessees: 1

annual rent as of June 30, 2012 (MNOK) 2,9

value as of June 30, 2012 (MNOK) 36.5

Yield as of June 30, 2012 7.50%

Nav as of June 30, 2012 (MNOK) 15.5

The property is sold and taken over by the new owner on 
1 October 2012. the property value of the transaction was 
MseK 40.7. the value at the most recent assessment on 31 
May 2012 was MNOK 42.5.

Avtjerna Sollihøda, Bærum

share: 100%

segment: Development residential

Constructed area m2: 480.000

Number of lessees:  -

annual rent as of June 30, 2012 (MNOK)  -   

value as of June 30, 2012 (MNOK) 128.0

Yield as of June 30, 2012 n/a

Nav as of June 30, 2012 (MNOK) 86.5

On an overall level, the Directorate of Public Roads has 
started a preliminary study of the zoning plan of e16 Bjørum-
Skaret, where the exit at Avtjerna is mentioned as the most 
important exit on the distance. In the proposal for a national 
transport plan 2014-2023, governmental funds for the last six 
years period are suggested to build the distance. Governmen-
tal funds should also be given priority to start the building of 
E16 Sandvika-Wøyen as well as further reviewing and planning 
the Ringerike railway. The property is owned by NBNP 2 AS 
after the demerger on 20 september 2012.  Beyond this, there 
were no particular events related to operations and main-
tenance in the period.   
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FINANCIAL STATEMENTS FOR THE FIRST HALF-YEAR OF 2012
Please find enclosed the unaudited financial statements as of 
30 June 2012 for the NBNP Group, presented in accordance 
with simplified IFRS. Figures for the first half-year of 2011 and 
the 2011 financial statements are shown in comparison. No 
notes have been prepared. 

total income for the first half-year of 2012 shows a small 
positive development and constituted MNOK 42.2 compared 
to MNOK 41.1 in the first half-year of 2011. The Group’s total 
operating costs in the first half-year of 2012 amounted to 
MNOK 15.1 against MNOK 18.0 in the corresponding period 
last year. the net reduction is due to lower operating costs for 
Innherredsveien, Trollåsveien, Klostergata and Lund Busi-
ness Park, partly equivalent to increased costs in NBNP as a 
consequence of ongoing processes related to restructuring 
and sale. total operating costs comprise operating costs on 
all investment properties and fees to Manager. 

The Group’s operating result before changes in the value 
on investment property and profit-share of the associated 
company’s result constituted MNOK 27.1 for the first half-year 
of 2012, compared to MNOK 23.2 for the same period last 
year.

the item ”Profit-share of result incl. change in value of asso-
ciated company” of MNOK -4.0 shows the Company’s share 
of the stake in Sømmegården (40.6%), including changes in 
the value of the property and interest swap agreements in the 
first half-year of 2012. the reduced result compared to the first 
half-year of 2011 is mainly due to the reduction in the value of 
the property. 

In the first half-year of 2012, the Group’s investment proper-
ties have experienced a net value reduction of MNOK 9.8. 
Innherredsveien and Klostergata have had a positive change 
in value during the first half-year, whereas the other properties 
have had a negative development, of which avtjerna constitu-
tes MNOK -12.7.

The market value of the Company’s financial instruments has 
experienced a minor negative development. In the first half-
year of 2012, the result effect of this amounted to MNOK -0.5.

The Group’s result before tax in the first half-year of 2012 was 
MNOK -2.5 compared to MNOK 8.6 in the same period in 
2011, and the result after tax was MNOK -4.0 against MNOK 
8.2 in the first half-year of 2011. the negative trend mainly 
relates to a net negative development in the value of the 
properties, including the change in value of the associated 
company. the tax provision as at 30 June 2012 is mainly a tax 
calculated as a consequence of the change in value of interest 
swap agreements. The Group’s total assets at the end of the 
first half-year of 2012 amounted to MNOK 1 241.2 compared 
to MNOK 1 254.2 for the first half-year of 2011. the investment 
properties account for MNOK 828.7 and the investment pro-
perties held for sale (Klostergata and Mejselgatan) for MNOK 
307.5 of this. as a comparison, the total value investment 
properties in the balance sheet at 30 June 2011 was MNOK 1 
130.3. 

as at 30 June 2012, the Company had liquid funds (cash 
and other placements) amounting to MNOK 48.1, compared 
to MNOK 80.1 at 30 June 2011. the development in liquidity 
basically relates to a repayment to the shareholders in the 
second half of 2011, new loans in Innherredsveien in the 
second half of 2011, the reclassification of assets held for sale 
and the redemption of an option on the remaining share of the 
building site on Avtjerna in the first half of 2012. The Group’s 
interest-bearing nominal debt at 30 June 2012 amounted to 
MNOK 636.8 compared to MNOK 575.6 at 30 June 2011. the 
increase in long-term debt is primarily due to new loans to 
adjust the financing structure in Innherredsveien. Liabilities, 
including long-term debt, related to assets held for sale, are 
disclosed on a separate line in the balance sheet. 

The Group’s interest swap agreements had a negative value 
of MNOK 21.0 (incl. liabilities on assets held for sale) at 30 
June 2012, compared to MNOK 12.9 the year before. the 
negative change in value is due to the reduction in the market 
interest rates.

The Group’s equity at 30 June 2012 constituted MNOK 546.0 
against MNOK 628.4 at 30 June 2011, equivalent to an equity 
share of 44.0 % and 50.1 % respectively. the change in equity 
primarily relates to the repayment to the shareholders and the 
result for the period.
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North Bridge Nordic Property AS Group

NOK 1 000 1st half-year 2012 1st half-year 2011 2011

Operating income

Rental income 42 024 41 110 82 423

Other operating income 166 83 2 330

Total operating income 42 190 41 193 84 753

Operating expense

Other operating expense 15 074 18 014 37 276

Total operating expense 15 074 18 014 37 276

Operating profit before change in value and profit-share in  
associated company 27 116 23 180 47 477

Change in value investment property -9 815 -7 156 -2 885

Profit-share, incl. change in value, associated company -4 006 3 241 1 719

Operating profit after change in value and profit-share in  
associated company 13 295 19 265 46 311

Finance income and expense

Change in value investment in subsidiary               -               -               -

Finance income 804 2 990 2 401

Finance costs 16 609 13 700 38 188

Net financial items -15 805 -10 710 -35 787

Profit/-loss before tax -2 510 8 555 10 524

Income tax expense -1 504 398 -1 381

Periodical profit/-loss -4 014 8 157 9 143

INCOME STATEMENT
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BalaNCe sHeet - assets      

North Bridge Nordic Property AS Group

NOK 1 000 30.06.2012 30.06.2011 31.12.2011

NON-cuRReNT ASSeTS

Property, plant and equipment

Investment properties 828 674 1 130 299 838 145

Total property, plant and equipment 828 674 1 130 299 838 145

Financial non-current assets

long-term receivables 0 8 091 0

shares in other companies 0 465 0

shares in associated companies 21 013 27 964 25 020

Total financial non-current assets 21 013 36 520 25 020

Total non-current assets 849 687 1 166 820 863 164

current assets

Receivables

trade receivables 1 207 1 533 2 701

Other receivables 24 958 5 697 12 095

Intercompany receivables

Total receivables 26 165 7 230 14 796

Cash and bank deposits 48 096 80 106 63 795

Total current assets 74 262 87 336 78 591

Properties classified as held for sale 317 272 0 313 063

Total assets 1 241 221 1 254 155 1 254 819
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BALANCE SHEET - EquITY AND LIABILITIES      

North Bridge Nordic Property AS Konsern

NOK 1 000 30.06.2012 30.06.2011 31.12.2011

equITy

Paid-in equity

share capital 163 571 163 975 163 571

share premium fund 30 029 30 029 30 029

Other paid-in equity 118 256 196 770 118 256

Total paid-in equity 311 856 390 774 311 856

Retained earnings

Funds - - -

uncovered loss - - -

Other equity 208 131 205 008 216 712

Non-controlling interests 26 055 32 655 24 924

Profit/loss for the period - - -

Total retained earnings 234 186 237 663 241 636

Total equity 546 042 628 437 553 492

LIABILITIeS

Deferred tax 17 193 17 315 16 701

Long-term liabilities

liabilities to credit institutions 424 033 568 169 432 721

Other long-term debt 0 0 0

Financial contracts 9 799 12 857 10 112

Intercompany long-term debt

Total long-term liabilities 433 832 581 026 442 833

current liabilities

liabilities to credit institutions 14 972 7 416 15 071

trade payables 6 791 11 637 6 113

tax payable 1 068 -28 378

Public duties payable 2 816 1 959 3 075

Other short-term liabilities 6 921 6 393 5 632

Total short-term liabilities 32 568 27 377 30 270

liabilities associated with the properties classified as held for sale 211 586 0 211 524

Total liabilities 695 179 625 719 701 328

Total equity and liabilities 1 241 221 1 254 156 1 254 819
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tHe MaRKet
 
General
the Nordic economies have shown a strong development 
in the last years, and the region stands out from the the rest 
of the industrial countries with a strong growth and stable 
underlying macroeconomic factors. In addition, low external 
debt, transparent economies, a sound banking system (with 
the exception of Denmark) and consumers with a satisfactory 
private economy create a rare combination of stability and 
growth opportunities.

Domestic consumption and public investments will be the 
most important driving forces for growth in the Nordics in 
2013-2014, and the economies will continue to grow in spite 
of a weak world economy. Prime properties (properties with 
the best locations and quality) have experienced a higher 
demand than properties with secondary locations and/or 
quality since the outbreak of the finance crisis in 2008, a trend 
expected to continue in the years to come. 

as long as the uncertain macroeconomic views persist, the 
investors’ demand for secure cash flows will be maintained. 
the positive development in total yield on prime property in 
the Nordics is expected to decline in 2013-2014, because the 
increases in rents are expected to decrease, in combination 
with the yield compression. Nevertheless, a low volatility con-
tributes to the fact that risk adjusted yields continue to be very 
competitive compared to other classes of assets. 

The graph above shows the historic yield development for prime com-
mercial property in CBD in six Nordic cities, together with the expected 
development in 2013 and 2014. Source: Newsec. 

Newsec is expecting the inflation to be low and that short-
term interest rates continue to be low for some years, and 
that the Nordic property market will continue to face limited 
credit supply, selective banks and increased interest margins 
throughout 2013.

The rental market
Stockholm
the strong growth in employment has resulted in an increa-
sed demand for office premises of high quality in Stockholm. 
this has brought vacancies below the 2008 level and resulted 
in a seller’s market in Stockholm CBD (CDB – Central Busi-
ness District is known as the geographical jewel in a city’s 
market for offices and commercial premises; an attractive, 
exclusive and limited area of the city centre).  

the rental level for prime properties increased with more than 
15 % in total in 2010-2011 and is expected to keep on rising in 
2012-2014, although at a slower pace.

The graph above shows the historical and expected future development 
in rents for prime office areas in the Nordics. Source: Newsec. .

Oslo
Oslo CBD is a more volatile rental market, with a total increase 
in rental levels of 10 % in 2010-2011. the Norwegian economy 
is good, and the rental levels are expected to increase by 20 
% in 2012, followed by a decline in 2013 as a consequence of 
new building projects.

The transaction market
the transaction volume in sweden was maintained in the se-
cond quarter of 2012 compared to the same period last year. 
The Norwegian transaction market stagnated in the second 
quarter of 2012 due to tougher financing conditions from the 
banks. Institutional investors and pension funds constituted 
a large part of the transaction volume in sweden in 2011, a 
trend continuing also in the first half of 2012. 

The graph above shows the transaction volumes in billion euros for the 
last ten years. Source: Newsec. 

the transaction volumes are expected to be fairly stable in 
the second half of 2012, implying a satisfactory liquidity in the 
market, particularly for prime properties. The lessees to an 
increasingly large extent demand area efficiency and focus on 
rental costs per employee instead of per m2. as a consequ-
ence, the property owners can achieve higher rents per m2 for 
area efficient properties than for less area efficient ones.

Newsec is the source for the entire market chapter. 
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Values
the value of prime properties in the Nordics is expected to 
continue to increase in 2012 and 2013 due to a combination 
of rental increase, and that the yield1) is pressed downwards.

1) Yield is a key ratio describing the direct yield on a property. The yield of a property 
is calculated as rental income less costs divided by the property’s market value. 
Rental income less ownership costs of, as an example, MNOK 6 and a market 
value of a property of MNOK 100 gives a yield of 6.0% (6 mill./100 mill.)

The photo shows Innherredsveien 7, Trondheim.
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COMPANY INFORMATION
Demerger
On 20 september 2012, a demerger was carried out in North 
Bridge Nordic Property as, with the consequence that the 
shareholders at the time of the demerger now also own a 
corresponding number of shares in the recently established 
NBNP 2 as. as at 30 september 2012, North Bridge Nordic 
Property AS owns the properties Innherredsveien, Trollås-
veien, Ole Bullsgate, Sømmegården (40.63 %) and Lund Busi-
ness park. As of the same date, NBNP2 AS owns the property 
avtjerna, as the properties Klostergata and Mejselgatan have 
been sold.

Shareholder relations
In the annual general meeting, the authority for the Board 
to acquire up to 10 % of total shares in the Company was 
renewed. the authority is valid until 31 December 2012.  North 
Bridge Nordic Property as has not acquired any treasury 
shares so far in 2012.

Repayment of capital
In an extraordinary general meeting in NBNP2 AS on 2 Oc-
tober 2012, it was decided to carry out a reduction in capital 
and to pay back NOK 18.- per share to the shareholders in 
NBNP2 as, constituting a total of MNOK 58.1. those holding 
shares as at 2 October 2012 are entitled to receive the money, 
expected to be paid medio December, following the expiration 
of the two months’ creditor time-limit.

sincerely yours
North Bridge Nordic Property as/
North Bridge Management as

(sign.)
Jørn H. Hynne
CeO

Oslo, 18 October 2012



North Bridge Nordic Property AS
Karenslyst allé 4
P.O. Box 211 Skøyen
0213 Oslo - Norge
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