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3. Funn og konklusjon 

3.1 Bakgrunn 
Vi har utfr;,rt vart arbeid i henhold til attestasjonsstandard ISAE 3000. Omfang og avgrensning av oppdraget 
fremgar i avsnitt 1. 

NBIMs eksisterende rammeverk for risikostyring og kontroll av eiendomsinvesteringer reflekterer at 
investeringsstrategien og utvikling av lr;,pende prosesser er i en tidlig fase. NBIM er oppmerksom pa at de 
eksisterende policyer og prosedyrer ma videreutvikles i takt med endret risikoniva og nye problemstillinger som 
r;,kte investeringer vii kunne gi. Konklusjonen nedenfor er basert pa NBIMs rammeverk for risikostyring og 
kontroll slik deter utformet og implementert pa tidspunkt for datering av denne rapporten, og som er tilpasset 
dagens niva pa eiendomsinvesteringer. 

3.2 Funn 
Vi har se21kt a identifisere mulige avvik mot malekriteriene hva gjelder utforming og implementering av NBIMs 
rammeverk for risikostyring og kontroll av eiendomsinvesteringer. 

Eventuelle omrader hvor NBIM ikke fullt ut mr;,ter malekriteriene, men som ikke er ansett som vesentlig i forhold 
til malsettingene, vii ikke fremga av denne rapporten. Likeledes vii forskjeller mellom utforming og 
implementering av rammeverket som ikke er ansett som vesentlig i forhold til malsettingen heller ikke fremga. 

Vurderingen av vesentlighet er basert pa type og omfang av eiendomsinvesteringer per 18. oktober 2012. Var 
gjennomgang har bekreftet at NBIMs forvaltning av eiendomsinvesteringer, for aile praktiske formal, er i 
samsvar med anerkjent praksis innenfor eiendomsbransjen. 

Vi forstar at rammeverket for risikostyring og kontroll av eiendomsinvesteringer vii videreutvikles og styrkes i takt 
med endringer i investeringsprofilen, men avdekket ingen vesentlige avvik i utforming eller implementering av 
NBIMs rammeverk for risikostyring og kontroll av eiendomsinvesteringer. 

I takt med e21kt fremtidig investering i eiendom, kan forhold som i dag er uvesentlige bli mer betydelige og 
dermed matte revurderes i sammenheng med en end ret investeringsprofil for eiendom. 

3.3 Konklusjon 
Utforming 

Med utgangspunkt i dagens niva pa eiendomsinvesteringer og det som er beskrevet ovenfor, mener vi at 
rammeverket for risikostyring og kontroll av eiendomsinvesteringer i det alt vesentlige er utformet i samsvar med 
malekriteriene. 

lmplementering 

Vi mener at rammeverket for risikostyring og kontroll av eiendomsinvesteringer i det alt vesentlige er 
implementert slik det er utformet per i dag. 

Oslo, 18. oktober 2012 
Deloitte AS 
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Vedlegg 1 : Malekriterier 

Criteria 

10 Measurement Criteria 
SuE_ervision & Control Policies from Executive Board 
A. Property Investment risk appetite is clearly defined, cascaded and exposures monitored against appetite including 
consideration of the effectiveness of the control environment. 

2 

3 

Risk tolerances and limits are measureable and aligned with risk appetite. 

The Executive Board of directors reviews the assessment of the exposure to property and considers it against the risk appetite 
on a regular basis. This includes consideration of risk interdependencies and effectiveness of control environment. The 
Executive Board of directors reviews the appropriateness of associated investments, their performance and sufficiency of 
monitoring proces.ses. 
The Executive Board of directors review and assess independent assurance reports in regard to the real estate control 
environment. 

B. Investment objectives are agreed, documented, regularly reviewed and periodically revised as required. Asset performance 
against these objectives is regularly monitored. 

2 

Objectives (investment and non-investment) are agreed. documented and regularly reviewed and revised periodically as 
required. 
The Executive Board of directors reviews the appropriateness of associated investments, their performance and sufficiency of 
monitoring processes. 

NBIM's Oversight and Control Structure 
C. There are clearly defined roles, responsibilities and accountabilities in place 

2 

3 

3 

4 

5 

Roles and responsibilities for authorising, monitoring and managing property investment exposures are clearly defined and 
allocated to individuals who have appropriate experience within the field of Real Estate. 
Individual team objectives support the overriding strategic plan, with individual remuneration basis consistent with those 
objectives. 

Structure charts describe the interaction and reporting lines of those involved the property investment process. 

Appropriate segregation of fronUback and/or middle office functions is present within organisation. 

Independent control groups exist, including where possible a risk manager with a direct line of reporting to and/or having 
access to the CAO, CEO, Executive Board or the like. 

The role of senior governance bodies, e.g. The Executive Board, in overseeing the property investment process is clearly 
defined. Executive stakeholders have full visibility over the selection, on-boarding and on~oing management of investments 
and they are able to challenge the process if they feel it is appropriate. 

D. An effective governance framework is in place, supported by appropriate policies, procedures and escalation channels. 

A robust framework of policies and procedures are in place in order to ensure a minimum standard of control. 

2 Clearly defined escalation paths and whistleblowing procedures are in place. 

3 

4 

The criticality of risk management is reinforced at all levels of seniority and cascaded appropriately. Roles and responsibil ities 
as well as accountabil ities and escalation paths are assigned, documented and communicated in support of this. 
There is robust, informed challenge from independent, suitably qualified experts via e.g. an Advisory Board at an appropriate 
stage in the investment decision process. Independent advisors are appointed on the basis of their relevant experience and 
ability to bring their recent real estate experience to the Advisory Board. The extent to which the independent advisors provide 
suitable challenge and fulfil their role is assessed on an on~oing basis. 

E. Property investment process, as well as the property Investment exposures, are within scope of the organisation's Enterprise 
Risk Management framework. 

2 

3 

4 

5 

6 

There are a set of clearly defined process, risk and control assessments in line with the defined ERM framework and 
appropriate to each individual asseUopportunity. 

Risks are regularly benchmarked and reassessed In respect of likelihood and impact. 

Control weaknesses are understood with action plans in place to address them. 

Key risk exposures are escalated and monitored versus the risk appetite of the organisation. 

Individuals have clearly defined responsibilities for the management of both the operational risks and the investment risks 
associated with the property investment process. 

The safeguarding of reputational risk is clearly defined, documented and communicated both within Norges Bank and to 
parties with whom Norges Bank engage as part of their investment in Real Estate. 

F. A combination of qualitative and quantitative performance metrics, incorporating appropriate benchmark thresholds, are agreed 
and monitored both at mandate and aggregate levels. 

A standard set of core reporting requirements is satisfied by all investments and supplemented by additional reporting where 
required. Reporting requirements include both qualitative and quantitative performance metrics including benchmark 
thresholds where appropriate. 

2 Performance characteristics are reviewed at both individual mandate and aggregate level. 

3 Clear guidelines on sustainability expectations and standards are set and communicated by management 
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Vedlegg 1: malekriterier (fortsettelse) 

G. Property investment exposures are monitored and reported in a relevant manner, on a timely basis in line with accountabilities. 

2 

3 

4 

5 

The property team have a good understanding of risk tolerances derived from the explicit quantitative and qualitative 
guidelines. 
At individual asset level, there is a clear business plan for each asset which is reassessed on a regular basis and supports the 
high level objective of the business 
Monitoring activities for property exposure are built into the entity's normal recurring operations, performed in the ordinary 
course of running the business, e.g. risk control assessments are revisited on a regular basis. 
All formally mandated property exposure reporting is accurate and timely, and communicated effectively to those with risk 
management accountabilities. 
Property investments have a clearly defined oversight structure which enables the Norges Bank to monitor and exert control 
over the underlying property asset. 

• Company structures used to hold investment and limit liability to Norges Bank do not preclude control of an asset 
e.g. The defined governance of those companies is commensurate with the property asset being held. 
• There are agreed operational guidelines for Joint Ventures and subsidiaries used to hold property investment. 
• There is agreed access for internal Audit into Joint Ventures/Subsidiaries. 

H. Property investments team comprise individuals with relevant skills and experience alongside an on-going organisational 
commitment to competence 

1 Management specifies the competency levels for particular jobs and translates those levels into requisite knowledge and skills. 

2 Competence of the entity's people reflects the knowledge and skills needed to perform assigned tasks. 

Due Diligence & Investment Decision Process 
I. A set of formal criteria enable an initial structured evaluation of investment opportunity 

2 

3 

4 

A standard set of core selection requirements must be satisfied by all investment partners, supplemented by additional 
investigation where required. These core selection requirements include a review of: 
- the Corporate structure including identification of ultimate ownership. 
- financial performance and major projects completed in the last 10 years 
- a consideration of the perceived risks to reputation in engaging with the prospective partner. 

The structure of a potential investment opportunity is reviewed to ensure that the structure takes into account considerations of 
liability and tax efficiency, which is then reported to those charged with Governance as part of the selection requirements. 

The process and selection criteria for investments are consistent with the defined investment strategy and risk appetite. 
Consideration is given to: 
- Rental and yield returns 
- Cost effectiveness 
- Tenant covenant 
- Local Market 
- Building quality - including assessment of Purchase Report Surveys 
- Planning, Archaeological and Neighbourly issues (if applicable) 
- Business Plan and asset management initiatives 
- Oversight and control 
- Limitation of liability 
- Operational and development risk (including health and safety considerations) 
- Consideration of tax exposure 

The independence of the investment opportunity to individuals within the property investment team, senior management of the 
organisation and other key stakeholders is considered to identify potential conflict of interest issues prior to investment. 

J. Due diligence is conducted 

Initial due diligence considers the following factors: 
-Rents 
-Yields 
-Tenant covenant 
- Local Market 
Further due diligence procedures taking into account a variety of potential risks are performed. The following areas are 
considered: 
- Building quality- including assessment of Purchase Report and Building Surveys and Measurements 
- Planning, Archaeological and Neighbourly issues (if applicable) 

2 - Environmental - covering more traditional areas of environmental due diligence as well as other issues such as energy 
efficiency and carbon footprint. Environmental site assessment procedures are also incorporated to avoid liability and to 
discover environmental and or/maintenance items that could materially affect the value and operation of the investment. 
- Archaeological (if relevant) 
- Review of Neighbourly Issues (if relevant) 

3 Sustainability and responsible investment principles are incorporated into the acquisition due diligence process 

4 Accessibility, flexibility and energy efficiency of the property are considered within investment decisions. 

5 Existing and impending legislation is considered in investment decisions 
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Vedlegg 1: malekriterier {fortsettelse) 
K. Offers made are authorised and professionally constructed 

The professional team to deliver the deal is drawn from approved providers including tax. legal and property experts. 

2 Timescales to complete the transaction are defined allowing for contingency. 

3 Bids are approved in line with defined delegated authority prior to submission. 

4 Purchaser strengths are communicated to the vendor. 

Professional advisors to a transaction are appointed from a preferred panel of approved advisors, following an assessment of 
5 their independence in connection with the asset and the vendor. Professional advisor fees are not structured on a contingent 

basis. 

L. Exchange/Completion is made taking Into account legal risks and commercial opportunity 

2 

3 

4 

Investment decisions and possible environmental protection issues are underpinned by appropriate legal agreements. 

A legal advisor drawn from an approved panel is used to support the transaction 

Desired media profile, e.g. Press release, is considered and if deemed appropriate is made to communicate successful 
transactions which can unearth potential new acquisitions. 

Investment decisions are underpinned by appropriate legal agreements. 

M. Investment perfonnance is monitored throughout Its llfecycle 

2 

3 

4 

5 

6 

7 

8 

9 

10 

An appropriate reporting and control frameworK exists for monitoring investment performance across the full lifecycle of the 
project. Regular review and reporting occurs in respect of the following areas: 
-Asset valuations (on a quarterly or six monthly basis). reviewed in the context of the business plan 
-Rental growth and yield returns 
-Occupancy levels and lettings status- reviewed in the context of the business plan 
-Assessment of tenant exposure including rent collection 
-Capital committed 
-Development spend/performance against budget/review of development appraisals 

Assets are visited on at least an annual basis. 

There are defined criteria in respect of: 
-Assessment of tenant covenant 
- Rental collection procedures 
The performance review makes use of independent experts where appropriate, including obtaining external valuations and 
mai'Ket commentary reports from independent valuers. 

There are clearly defined roles and responsibilities in respect of the monitoring of an asset throughout its life cycle. 

Summary reports are presented to senior governance bodies and contain an appropriate level of detail to enable those bodies 
to be able to assess the performance of individual assets. 

The business plan for individual assets is reassessed on a regular basis for on-going appropriateness. 

Where 3rd parties are responsible for management of an asset, NBIM take an active role in ensuring that the quality of the 
information received is appropriate. This includes: 
- Clear delegation of responsib ility to the management company supported by appropriate legal documentation, including 
defined thresholds at which operational decisions and capital spend can be sanctioned. 
-Evidence of regular meetings with the counterparty management to discuss the performance of the investment 
-Clearly defined processes to ensure that queries are resolved appropriately 
- Receipt of a detailed policy manual that supports the agreed monitoring approach which is in line with NBIM policies. 
- Review of this policy manual on a regular basis to ensure that it remains relevant. 
-Regular review of the performance of the asset manager and the quality of reporting received. 

Investment activities are regularly reviewed for integrity and ethical behaviour. 

Existing Joint Venture partners are reassessed on an on-going basis, including consideration of their alignment of interest and 
the appetite for additional future engagement. 
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Vedlegg 2: Kildestandard 
COSO Helhetlig rlsikostyrlng - et integrert rammeverk 

COSO-rammeverket for helhetlig risikostyring er illustrert som en kube med tre flater som representerer ulike 
dimensjoner og omrader. Rammeverket er illustrert pa f121lgende mate: 

• Fremsiden av kuben viser de atte hovedomradene, eller 
"komponentene" i rammeverket. 

• Den h121yre siden av kuben illustrerer at rammeverket skal 
implementeres effektivt i virksomhetens ulike nivaer og 
enheter. 

• Den 121vre siden illustrerer at risikostyringen ut121ves innenfor 
rammen av organisasjonens malsettinger, og viser de fire 
malsettingskategoriene knyttet til strategi, drift, 
rapportering og etterlevelse. 

-- - ~ "'-' .-- ~ ...,. - ~ - ~ ..::' ,.::- ...::- _.;;-- _.. ~ ---- __. - ~ 
- .., - c::t* - .:::-- ~ ...... 

Oversatt av Norges Interne Revisorers Forening Kilde: COSO - Helhetlig 
risikostyring- et integrert rammeverlc (2004), 

Bransjepraksls 

For sikre mest mulig relevante malekriterier har vi ogsa bygget pa egen erfaring med praksis i andre 
eiendomsselskaper. 
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