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Our mission is to 

safeguard and build 

financial wealth for 

future generations
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7.5% 
51
billion kr

2013

191
billion kr

2016

219
billion kr
market value 
2017

180
billion kr

2015

106
billion kr

2014

Investments in 

unlisted real estate 

returned 7.5 percent 

in 2017

8.6 billion kr

net rental income

2.6 percent

of the fund

775 properties

in portfolio
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US 

46.2%

UK 

23.5%

JAPAN 

1.6%
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3.5%

SWITZERLAND 
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FRANCE 

16.6%
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8,488 billion kr

The fund’s market value 

as at end 2017

2.6 UNLISTED REAL ESTATE

 

66.6 EQUITY

INVESTMENTS

INVESTMENTS

30.8                    -FIXED-INCOME
INVESTMENTS

33.9%

43.0%

Office and retail, Asia

1.6%

9.0%
Logistics, Europe

12.2%
Logistics, US

Office and retail, Europe

Office and retail, US
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Annual relative return
Table 6. Return on unlisted real estate and funding return, measured in 

the fund’s currency basket. Percent
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2017 2016 2015 2014 2013

Return unlisted real estate 7.5 1.7 10.8 9.6 11.8

Funding benchmark 6.8

Reference index fixed income 4.2 0.6 7.6 -0.1

Return difference fixed income -2.5 10.2 2.0 11.9

Return difference funding benchmark 0.7

1 Adjusted for transaction costs



Annual relative return
Table 7. Property returns measured against IPD Global, measured in 

local currency. Percent
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20172 2016 2015 2014 2013

Property return on unlisted real estate 

investments

8.7 5.6 10.6 11.4 8.8

IPD Global1 n/a 7.7 10.9 10.1 8.5

IPD Global. Portfolio weights n/a 6.9 11.6 11.4 6.8

Return difference to IPD Global n/a -2.1 -0.3 1.2 0.3

Return difference to IPD Global. Portfolio 

weights

n/a -1.3 -1.0 0.0 2.0

1 Adjusted for transaction costs

2 IPD figures for 2017 not available



Change in market value
Chart 7. Billion kroner
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Annual investments
Chart 8. Billion kroner and percent of the fund’s market value
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THE INVESTMENTS
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LogisticsOffice and retail



Investment partner Region/country Sector Share of portfolio

Prologis US US Logistics 12.2

Prologis Europe Europe Logistics 9.0

Boston Properties US Office 9.0

Trinity Church Wall Street US Office 8.1

The Crown Estate UK Retail, office 7.9

TIAA US Office 7.0

MetLife US Office 5.2

AXA Real Estate France France Office, retail 4.7

British Land UK Retail 2.7

AXA Real Estate Germany Germany Office, retail 2.6

Kilroy Realty US Office 2.0

PGIM Real Estate US Office 1.6

Generali Real Estate France Office, retail 1.6

Tokyu Land Corporation Japan Retail, office 1.6

Oxford Properties Group US Office 0.7

Total 76.0

Investment partners
Table 1. Investment partners as at 31 December 2017. Percent

16
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INVESTMENTS 

IN EUROPE



Office
47.0%

Retail
35.5%

Logistics
17.5%

Investments in Europe
Chart 9. As at 31.12.2017
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52.0%

Properties

Return in 2017

Average remaining lease term

Office and retail

11.3 years

179

8.4

Logistics

4.9 years

235

9.9

Properties

Return in 2017

Average remaining lease term



Investments in Europe
2017
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Total deals

Total assets

Total acquisition price

Office and retail

9,238 million kroner

5

7

Total deals

Total assets

Total acquisition price

Logistics

0

0

0
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Sector Office and retail

Ownership 25%

Invested capital 32 million pounds

Area 98,660 sq ft

10 Piccadilly
London

LONDON

10 Piccadilly



3 properties
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LONDON

Sector Office and retail

Ownership 25%

Invested capital 30 million pounds

Area 54,000 sq ft

263-269 Oxford Street, 1 to 4 Princes Street
London
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BERLIN

Sector Office

Ownership 100%

Invested capital 425 million euro

Area 52,200 sqm

Schützenstrasse 26 (Axel Springer)
Berlin

Schützenstrasse 26
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PARIS

Sector Office

Ownership 100%

Invested capital 462.2 million euro

Area 24,500 sqm

6-8 boulevard Haussmann
Paris

6-8 boulevard Haussmann
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Sector Office and retail

Ownership 25% (50%)

Invested capital 112.5 million pounds

Area 270,000 sq ft

20 Air Street
London

LONDON

355-361 Oxford Street

20 Air Street 
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INVESTMENTS 

IN THE US



Investments in the US
Chart 12. As at 31.12.2017
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7.1 years

38

4.3

4.4 years

318

11.6

Properties
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Average remaining lease term

Office and retail

Logistics

Properties

Return in 2017

Average remaining lease term

Office
73.3%

Logistics
26.7%

46.2%



Investments in the US
During 2017
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Total deals

Total assets

Total acquisition price

Office and retail

4,025 million kroner

3

3

Total deals

Total assets

Total acquisition price

Logistics

318.9 million kroner

1

3
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Sector Office and retail

Ownership 49%

Invested capital 74 million dollars

Area 121,000 sq ft

WASHINGTON, D.C.

Washington, D.C.

900 16th Street

900 16th Street
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Sector Office and retail

Ownership 49%

Invested capital 190.8 million dollars

Area 385,000 sq ft

Washington, D.C.

1101 New York Avenue NW

1101 New York Avenue, NW

WASHINGTON, D.C.
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Sector Office and retail

Ownership 48%

Invested capital 223 million dollars

Area 1.1 million sq ft

New York

375 Hudson Street

375 Hudson Street

NEW YORK
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Partner State Share
Price

(fund’s share)

3 properties Prologis California 45% 38.3 million dollars

Logistics properties
Logistics disposals in the US in 2017



Office
28.2%

Retail
71.8%

Investments in Asia
As at 31.12.2017

32

7.7 years

5

n.a.

Properties

Return in 2017

Average remaining lease term

Office and retail

1.6%



Investments in Asia
During 2017
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Total deals

Total assets

Total acquisition price

Office and retail

6.8 billion kroner

1

5

Total deals

Total assets

Total acquisition price

Logistics

0

0

0

1-8-10 Jingumae, 

Shibuya6-12-18 Jingumae, 

Shibuya

3-31-17 Jingumae, 

Shibuya5-3-27 Minami-Aoyama, 

Minato

5-3-2 Minami-Aoyama, 

Minato
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Sector Office and retail

Ownership 70%

Invested capital 92.75 billion JPY

Area 3,720 tsubo

TOKYO

Tokyo

Five properties in Shibuya, Omotesando
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RISK MANAGEMENT



Risk management
Charts 16 and 17. Tenant industry exposure and lease expiry profile as 

at 31 December 2017
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0-2 years 15.5%

3-5 years 26.6%

6-10 years 36.6%

11+ years 21.4%

Services 33.9%

Finance, insurance and real estate 27.9%

Retail trade 15.6%

Transportation, communication, electric gas
and sanitary service 9.2%

Manufacturing 6.0%

Wholesale trade 5.2%

Public administration 0.5%

Other 1.5%

Industry Remaining 

lease term



Chart 24. Global Real Estate 

Sustainability Benchmark (GRESB) 

score.

37

52
49

65 66
70

51 50

58 59
64

0

10

20

30

40

50

60

70

80

90

100

0

10

20

30

40

50

60

70

80

90

100

2013 2014 2015 2016 2017

Norges Bank Real Estate Management Peers

58.4 60.2

0

10

20

30

40

50

60

70

80

90

100

0

10

20

30

40

50

60

70

80

90

100

2016 2017

Certification percentage

Sustainability

Chart 23. Share of office and retail 

assets greater than 2,000 m2 that 

is certified. Percent m2. 



Quarterly valuations
External valuers as at 31 December 2017
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US
BOSTON 
CBRE, Altus Group, Integra and NVC

NEW YORK
CBRE and Cushman & Wakefield

SAN FRANSISCO 

CBRE, Altus Group, BBG, NPV Advisors and Qval

WASHINGTON, D.C. 
CBRE, Cushman & Wakefield, Altus Group, Joseph Blake and 

US Realty Consultants

LOGISTICS 

Cushman & Wakefield, CBRE and Colliers

EUROPE
SHEFFIELD 
CBRE

LONDON 
Cushman & Wakefield and Knight 

Frank

PARIS 
CBRE, Cushman & Wakefield and 

BNP Paribas Real Estate

BERLIN 
CBRE

FRANKFURT 
CBRE

MUNICH 

CBRE and BNP Paribas Real 

Estate

ZÜRICH 
CBRE

LOGISTICS 
JLL, Cushman & Wakefield and 

CBRE

ASIA
TOKYO 
JLL



Holding list per region

Europe
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The US Asia



COSTS
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Costs

MANAGEMENT COSTS

▪ Investment management costs

▪ Holding structure costs

▪ Asset management costs

41

OTHER COSTS

▪ Property costs

▪ Transaction costs

▪ Interest costs

▪ Tax costs



Management costs
Table 18. Management costs. Millions of kroner

42

2017 2016 2015 2014 2013

Investment management – NBREM 455 440 333 199 141

Investment management – management companies 86 66 52 43 35

Holding structure costs 137 144 174 120 61

External asset management – fixed fees 482 454 308 165 94

Management costs excluding variable fees 1,161 1,104 867 527 331

External asset management – variable fees 248 39 343 16 -

Total management costs1 1,408 1,143 1,210 543 331

1All costs are included in net result and return figures for real estate, except the cost of investment management in Norges Bank Real Estate Management. 



Management costs
Table 17. Based on average assets under management. Percent

43

2017 2016 2015 2014 2013

Investment management – NBREM 0.23 0.25 0.24 0.29 0.38

Investment management – management companies 0.04 0.04 0.05 0.06 0.10

Holding structure costs 0.07 0.08 0.13 0.18 0.16

External asset management – fixed fees 0.24 0.26 0.23 0.24 0.25

Management costs excluding variable fees 0.58 0.63 0.65 0.77 0.89

External asset management – variable fees 0.12 0.02 0.25 0.03 -

Total management costs1 0.70 0.65 0.90 0.80 0.89

1All costs are included in net result and return figures for real estate except the cost of investment management in Norges Bank Real Estate Management. 



Companies in the holding structure
As at 31 December 2017
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SINGAPORE AND JAPAN

Directly owned: 1

Indirectly owned: 2

Total: 3

UK

Directly owned: 3

Indirectly owned: 57

Total: 60

LUXEMBOURG

Directly owned: 1

Indirectly owned: 102

Total: 103

US

Directly owned: 36

Indirectly owned: 217

Total: 253

OTHER EUROPEAN

Directly owned: 0

Indirectly owned: 174

Total: 174

NORWAY

Directly owned: 1

Indirectly owned: 1

Total: 2
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