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It is the people that make up kungsleden, not the 
bricks, concrete or glass. that is why we’d rather 
publish pictures of our people than our properties. 
owning and managing properties with satisfied 
customers is kungsleden’s main mission.

Jonas Brade works as a Controller at 
kungsleden, and his primary duty is to prepare the 
Consolidated accounts and work on the annual 
report. working as a model on our cover is just a 
sideline. In this image, Jonas is at the centre of the 
action close to stockholm Central station, where 
kungsleden’s new head office is located. you are 
very welcome to visit us at Vasagatan 7.
  

strategic risk diversification
Certain property companies choose to concentrate 
their property holdings completely geographically. 
others focus their property holdings on selected 
property types. for kungsleden, diversification is a 
way to achieve the company’s objective of 
maximising the property portfolio’s risk-adjusted 
returns.  

Read more about Kungsleden’s risk diversifica-
tion on page 10.

one of sweden’s Best workplaces
kungsleden came 2nd of the medium-sized 
companies and was best among property 
companies in the Great Place to work survey 2012. 
over the past three years, kungsleden has 
progressively moved up from fourth to second place. 
a good workplace and shared beliefs and values are 
key components when hiring new employees. 

Read more about what our employees think of 
their workplace on page 22. 

Corporate social responsibility
for a few years now, kungsleden has been in 
partnership with youth work charity fryshuset. It is 
important for kungsleden’s people to contribute to 
its activities and support young people, which 
creates the prospects for the warm and creative 
society that everybody wants to, and can, be part of. 

Read more about Kungsleden’s CSR on page 48.

Professional conduct
Professional conduct is a prerequisite for doing 
good business. kungsleden’s ambition is that all 
parties involved should feel they are the winners in 
a business transaction. Being businesslike is one 
of kungsleden’s strategic success factors.

Read more about why Kungsleden can be an 
attractive investment on page 52.
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the year in brief

Results in brief

•  net sales increased by 25 per cent to sek 2,882 (2,304) m 
and gross profit increased by 21 per cent to sek 1,877 
(1,545) m mainly due to a larger property portfolio.

•  Profit before tax amounted to sek 828 (1,186) m. Profit 
after tax was sek 638 (841) m, or sek 4.70 (6.20) per 
share. largely, the profit decrease is due to negative 
unrealised value changes on financial instruments. 

•  Cash flow from operations was sek 666 (510) m.

•  Profit for calculating dividends for 2011 was sek 703 (530) 
m, or sek 5.20 (3.90) per share. this is sek 53 m higher 
than the estimate reported at year-end.

•  at year-end, the portfolio consisted of 636 (592) properties 
with a book value of sek 26,122 (21,501) m, including joint 
venture Hemsö’s holding of 312 properties.

•  the Board of directors is proposing a dividend of sek 2.60 
(2.00) per share.

Significant events

•  60 (64) properties were purchased for sek 4,798 (2,356) 
m. kungsleden also sold 20 (63) properties for sek 1,224 
(2,929) m generating a profit of sek 56 (33) m. these sales 
affected profit for calculating dividends by sek 114 (54) m.

•  the largest transaction was the acquisition of 36 properties 
from nordic & russia Properties (nrP) for sek 3.6 billion.

•  through active portfolio enhancement involving the 
purchase of high-yielding properties and the sale of 
low-yielding properties, property yields, measured as 
earnings capacity, increased from 6.4 per cent to 7.2 per 
cent.

•  Purchases of well-let properties, kungsleden’s own new 
lettings and sales of development properties in slagsta, 
south of stockholm, contributed to occupancy increasing to 
91.6 (90.3) per cent.

•  the initial investment in nordic Modular made in 2007 was 
fully repaid in the fourth quarter.

•  at the beginning of the year, 50:50 joint venture Hemsö 
became an independent company with its own manage-
ment, organisation and offices. 

•  kungsleden secured third place of medium-sized organisa-
tions in sweden in the Great Place to work survey 2011.

after Hemsö’s independence,  
one organisation became two

                    our largest acquisition         Increased operating profit

1became2 SeK3.6bn 21%

proFit For CalCulating dividendS

SEK m 2011 2010

Gross profit 1,877 1,545

sales and administration costs –319 –260

net financial position –868 –749

Profit from property management 690 536

 

realised items  

   trade net on sale 56 33

   realised value changes, properties 66 21

   deduction for deferred tax on sale –8 –

   realised value changes, financial instruments –66 –8

Realised items 48 46

taxes payable –35 –52

Profit for calculating dividends 703 530
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Our prOperties

our property portfolio consists of 
commercial properties, public proper-
ties and modular buildings. at year-end 
2011, our 636 properties had total 
leasable area of 3,328,000 sq.m., and 
rental revenues of sek 2,737 m. 
Property values were sek 26,122 m. 
the property portfolio is well diversified 
nationwide, but concentrated on the 
three major city regions of stockholm, 
Gothenburg and Öresund, and Västerås, 
west of stockholm. 

at year-end 2011, commercial prop-
erties represented 49 per cent of prop-

erty values. Most properties are indus-
trial/warehouse properties, offices or 
retail properties. the property portfolio 
is continuously enhanced through 
investments, ongoing management and 
through purchases and sales. 

the majority of the public holding is 
within Hemsö fastighets aB, which is an 
independent company, 50:50 owned by 
kungsleden and aP3 (the swedish third 
Pension Insurance fund). this includes 
properties for retirement homes, care 
and schools, i.e. publicly funded activi-
ties. at year-end 2011, public properties 
made up 45 per cent of property values 

Kungsleden—facilitating opportunities

kungsleden is a property company that always welcome new business opportunities—
regardless of the type of property or its geographic location. our main mission is to own 
and manage properties with satisfied customers. our focus is high and stable returns 
for the long term, with risk diversification as a key ingredient.

HOw we differentiate

facilitating opportunities describes the 
way we want to stand out in the property 
sector. what our customers emphasise 
is all about our entrepreneurship. that 
we are present, innovative and easy to 
deal with. 

with 636 properties in 143 swedish 
Municipalities, as well as offices nation-
wide, kungsleden is present geographi-
cally and in its actions. kungsleden has 
been one of the main sponsors of youth 
charity fryshuset since 2010. Contribut-
ing to an operation that supports young 
people is another way for us to show our 
presence in wider society.

facilitating opportunities also means 
we are at the leading edge and try to see 
things from new perspectives. this might 
be anything from being innovative in our 
way of doing business, finding solutions 
to tenant needs, or researching letting 
opportunities via social media.

kungsleden having a strong entrepre-
neurial spirit with decision making dele-
gated throughout the organisation pro-
motes commitment and drive. It often 
simplifies our partnership with our 
tenants and enables good solutions to 
be implemented quickly. 

Industrial, ware- 
house, retail, office

 
SEK 14,143 m.

Retirement homes, 
care, schools, pre- 
schools and judicial 
system
50 % of Hemsö
= SEK 10,429 m.

Modules for schools, 
preschools, offices  
and portable units 

 
SEK 1,550 m.

Kungsleden’s total portfolio: 636 properties. Just over SEK 26 billion.

Wholly owned 
properties

Hemsö Nordic Modular

Let thomas erséus tell you how Kungsleden 
facilitates opportunities in his own words. Go to 
kungsleden.se/omoss. (In Swedish only)
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Modular buildings represented 6 per 
cent of the value of the property holding. 
this portfolio is in nordic Modular 
Group, which is a nordic leader in 
regards to the production, sale and 
letting of modular buildings. Modules 
enable greater flexibility than properties 
on static foundations because they can 
be joined together in order to create 
schools, day-care centres or offices, 
and downsized or extended as required.

Our custOmers

our success is based on committed 
employees, satisfied customers and the 
ability to close good deals. 

kungsleden’s customers represent  
a broad selection of the swedish 
business community and public 
services. our tenants range from small 
enterprises to large corporations, 
although school students and pension-
ers also occupy and live in our prem-
ises. our largest tenant is aBB 
fastighets aB, which represents 12  
per cent of total rental revenue.

Read more about some of our customer partnerships and 
what our tenants say about us as the property company 
that facilitates opportunities.

Rebuilding a regional office for northern European financial  
services group Nordea, page 16.

Special adaptations when corporate fruit basket vendor  
Fruktbudet grew out of its premises, page 18.

kungsleden’s properties are located 
in 143 swedish municipalities.

In late fall 2011 we launched an brand campaign called “Jakten på O” in wich we illustrate how we simplify and 
improve things for our customers and their operations. For example energy savings and customization  to meet client’s 
future needs. To view the videos, go to www.kungsleden.se/jaktenpao. (In Swedish only)
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active management and good property 
transactions create value growth

when summarising 2011, I can conclude that it was a good year for kungsleden. Man-
aging our property portfolio well is the foundation of creating stable cash flows and 
value growth. our work on customer care and lettings was successful. we purchased 
sek 4.8 bn of properties, which are yielding over 10 per cent, while the properties we 
sold for sek 1.2 bn, yielded 5 per cent. for the third consecutive year, kungsleden was 
rated one of sweden’s best workplaces in the Great Place to work survey. 

sOLid pOrtfOLiO grOwtH

net sales for the year increased by 25 
per cent to sek 2,882 m. 82 per cent 
consisted of rental revenues from the 
property portfolio, with the remaining 
revenues being rent for our modular 
buildings of sek 244 m, and modular 
sales of sek 288 m. the high sales 
increase is mainly due to our portfolio 
growing through property purchases.

of sales and administration costs 
totalling sek 319 m, sek 75 m was 
sourced from Hemsö, sek 61 m from 
nordic Modular and the remaining sek 
183 m from the rest of kungsleden. 

unrealised value changes on proper-
ties were sek 690 m, or 3 per cent of 
book value, primarily related to Hemsö 
and the nrP portfolio, purchase that we 
completed in the year. In net terms, 
unrealised value changes were sek 81 
m, which also includes sek –609 m 
from financial instruments. In total, 
portfolio book value increased by over 
sek 4.6 billion to sek 26.1 billion.

active management

our property management organisation 
did a great job during the year. with a 
clear focus on vacancies, successes 
included letting a large warehouse 
property outside Malmö to three different 
tenants, and we also let 15,000 sq.m.  
in slagsta, south of stockholm, in a 
property that was later sold.

economic occupancy was unchanged 
in like-for-like holding terms. actual 
results in the year improved by 1.3 per-
centage points to 91.6 per cent as a 
result of purchases and sales in the year. 
My impression is that businesses are 
generally more vigilant regarding their 
need for premises now with experiences 
of the previous financial crisis in 2008–
2009 still fresh in mind. 

Just before year-end, we signed a 10-year 
Green lease on over 14,000 sq.m. with 
westinghouse electric sweden aB. the 
Green lease involves a partnership 
between kungsleden and westinghouse 
in order to reduce environmental impact 
through lower energy consumption. I think 
this type of environmental partnership 
will become more common.

exceed Our estimate

activity on the transaction market 
tapered off by the end of the year, for 
reasons including a gloomier credit 
market. after an optimistic start to the 
year, uncertainty increased again before 
the summer as a result of the debt 
crisis, primarily in southern europe. 

despite financial turbulence, we were 
very active on the business transaction 
market. we purchased a total of 60 
properties for sek 4.8 billion and sold 
20 properties for sek 1.2 billion. the 
yield on purchased properties was 
approximately 10.2 per cent, while sold 
properties were yielding 5.0 per cent. 

at the end of the year we also suc-
ceeded in selling a fairly high number of 
properties despite a somewhat weaker 
market. In combination with better-than-
expected results from recently acquired 
properties, this contributed to us exceed 
our estimated profit for calculating divi-
dends by sek 53 m, with a total of sek 
703 m. we also increased our average 
property yield measured as earnings 
capacity, from 6.4 to 7.2 per cent.

nrp a strOng additiOn tO  
Our prOperty pOrtfOLiO 

our largest property purchase was  
nrP, with 36 properties for sek 3.6 
billion, completed on 31 March 2011. 
this portfolio consists of office and 
industrial properties and features 
stable yields and tenants, as well as  

a low vacancy rate. the portfolio is  
dominated by offices in Västerås, the 
largest tenant being aBB, with some 50 
per cent of rental value. we estimate 
that these properties will contribute a 
total of approximately sek 200 m 
annually to kungsleden’s profit for 
calculating dividends.

Hemsö also had a solid growth in 
2011, which will also benefit kungsleden 
through its 50 per cent ownership. Hem-
sö’s social services properties are 
spread nationwide in sweden, but con-
centrated on major regional cities. social 
services such as care, geriatric services 
and education are provided in these 
properties. Hemsö was a net buyer of 
properties of sek 1.2 billion in 2011.

I am really satisfied with how our 
investment in nordic Modular has pro-
gressed. this does not just apply to 
2011, but also over time. By the fourth 
quarter of 2011, capital transfers to 
kungsleden exceeded the initial invest-
ment we made in 2007. during our hold-
ing term, average return on equity has 
been well over 20 per cent annually.

50 per cent of property book values 
were located in the three major city 
regions of stockholm, Gothenburg and 
Öresund, as well as Västerås. at year-
end, we owned properties in 143 munic-
ipalities, half of the book value in 
municipalities with populations of less 
than 100,000. our experience is that 
with stable businesspartners, long 
contracts and competitive rent levels, 
properties in smaller locations are 
associated with lower risk than proper-
ties in major cities where fluctuations 
are often greater. our high-quality port-
folio and good geographical risk diversi-
fication ensures high and stable cash 
flows, and that we can achieve our goal 
of high risk-adjusted returns.
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an attractive wOrkpLace

for the third consecutive year, 
kungsleden was recognised as one of 
sweden’s best workplaces in a survey 
conducted by the Great Place to work 
Institute. kungsleden ranked second in 
the medium-sized companies category, 
and first among property companies. to 
be rated as one of sweden’s best 
workplaces enhances pride internally, 
and obviously, encourages our people to 
perform better. kungsleden being 
perceived as an attractive workplace is 
an important consideration when we 
hire new employees. 

perspective

Property management is, and will remain, 
the base of our business. steady cash 
flows are central to our value creation. In 
2012, as previously, we will continue to 
focus on customer care, working in 
dedicated teams on business develop-
ment and on our existing portfolio, for 
reasons including reducing vacancies in 
a small number of properties. 

we will also be working on portfolio 
enhancement, and we have the ambi-
tion of actively seeking new business 
opportunities. Compared to other coun-
tries, sweden has a fairly strong econ-
omy. I have some optimism regarding 
the transaction market for 2012, even if 

volumes do prove lower than in 2011. 
Progress on the credit markets is harder 
to predict. of the sek 8.5 billion of 
kungsleden’s utilised credits to be 
re-financed in 2012, new financing for 
half has already been arranged.  

the Board of directors proposes that 
the dividend is increased by 30 per cent 
on the previous year to sek 2.60 per 
share. our estimate of profit for calculat-
ing dividends for 2012 is sek 600 m.

thomas erséus
Chief executive

stockholm, sweden, March 2012
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Business concept, goals and strategy

kungsleden’s strategy rests on a sound management business with low historical risk, 
plus active portfolio enhancement to create shareholder value. the profit or loss from 
property sales depends on market sentiment, and accordingly, may fluctuate. over a 
business cycle, about two-thirds of profits are generated from property management, 
and the remainder from portfolio enhancements. 

strategy

Through active management and enhancing the 
property holding, endeavour to achieve satisfied 
customers

Ensure high risk-
adjusted returns for the 
long term proceeding 
from the existing 
holding and through 
purchases and sales

Enhance a competent and professional organisation

the fundamental strategy is sound management business with low historical risk, supplemented by active portfolio enhancement 
to create shareholder value. the illustration reflects that some two-thirds of profits are normally sourced from property 
management, and the remainder from portfolio enhancement.

visiOn

through good entrepreneurship and high 
skills levels, kungsleden will become 
sweden’s most profitable and success-
ful property company.

Business cOncept

kungsleden will own and manage 
properties with high and stable 
long-term returns.

Property Management—the goal of 
property management is satisfied 
customers, and to increase the yield on 
properties through active management 
work.

Portfolio enhancement—kungsleden 
endeavours to increase the risk-
adjusted returns of the property 
portfolio, i.e. the expected returns in 
relation to risk. the strategy to achieve 
this is to purchase properties with high 
geographical diversity, and by diversify-
ing by different property types, that 
achieve a good balance between risk 
and return. through its presence on the 
transaction market, the company also 
exploits good selling opportunities 
available. this may be a local buyer 
prepared to take on a property at a 
higher value than kungsleden considers 
it worth. 

the required return on equity takes 
precedence over portfolio growth, which 
gives a freer field of activity to work on.

return on equity

Target

return on equity should be a minimum  
of 15 per cent

Description

net profit after tax in relation to average 
equity. average equity is calculated as the 
total of opening and closing balances 
divided by two.

Achievement

the actual outcome of 9 (12) per cent was 
below the target of 15 per cent. returns over 
the last five and ten years have been an 
average of 7 and 20 per cent. recent years 
have featured significant turmoil on the 
financial markets, as was also the case in 
2011. unrealised value changes on financial 
instruments of sek –609 m made it difficult to 
achieve this target.

intereSt Coverage ratio

Target

the interest coverage ratio should be a minimum 
multiple of two.

Description

Profit before tax less realised value changes and 
net financial position, in relation to net financial 
position.

Achievement

an interest coverage ratio of 1.9 (1.8) times is 
below the target of 2. However, the interest 
coverage ratio is above the risk limit of a 
multiple of 1.5. with basically fixed interest 
rates, an interest coverage ratio of 1.9 is good 
from a risk perspective. 
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2008 2009 2010 2011
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financiaL gOaLs
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financiaL gOaLs 

the Board of directors has decided that 
return on equity should be at least 15 
per cent. over the past five years, in 
2007–2011, return on equity was 7 per 
cent, and over the past 10 years, 20 per 
cent. the latter half of this ten-year 
period featured turmoil in the financial 
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system. a loss in 2008 reduces the 
average for the period. In late 2008, 
interest rates fell sharply, which resulted 
in the value of financial instruments 
decreasing, reducing profits. 

the ambition is for cash flow from 
operations to always remain high and 
stable.
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owning and managing properties with 
high and stable long-term returns is the 
base of kungsleden’s business. this 
means continuous development work on 
the assets and liabilities sides of our 
Balance sheet.

our properties make up the asset 
side, and the objective here is to 
enhance the portfolio by increasing 
property returns and limiting the risk. 
this is achieved, for example, by adapt-
ing properties to customer needs, opti-
mising operating net, and in certain 
cases, through sales.

In addition, our property management 
organisation works continuously on our 
tenant mix, rent levels, and on ensuring 
that each property has the appropriate 
cost base. Close collaboration and good 
relationships with tenants are prerequi-
sites of satisfied customers. this is 
facilitated by kungsleden possessing 
local offices around the country.

Business model

kungsleden’s business model is designed to continuously improve the property portfo-
lio’s risk-adjusted return to obtain the optimal balance between return and risk. this is 
primarily achieved through customer-focused management work, and through active 
portfolio enhancement. Increasing risk-adjusted returns requires active management 
work and ongoing evaluations of potential purchases, simultaneous with a limited risk 
level being secured in the existing holding. 

getting tHe gOOdies—tHe rigHt  
prOperties On tHe market

Maximising portfolio risk-adjusted return 
means kungsleden systematically 
evaluating different possibilities. an 
evaluation sets potential purchases and 
existing holdings on an equal level, 
where the property’s yield is compared 
with its cost of capital. Properties are 

a mOdeL fOr decisiOn-making

active portfolio enhancement can result 
in purchases and sales of properties with 
the aim of increasing the risk-adjusted 
returns of the portfolio, i.e. its expected 
returns in relation to risk. If a good price 
is obtained, a larger or smaller share of 
the holding can be sold and the funds 
re-invested in other properties. 

Making appropriate business transac-
tion decisions sets challenges for being 
able to value a property at any given 
transaction opportunity. kungsleden’s 
internally developed model generates a 
continuous stream of decision-support 
data, property by property. If a potential 
property complements the portfolio 
through its combined return and risk 
profile, a purchase is initiated. In the 
same manner, a sales process is initi-
ated in those cases where a property no 
longer contributes to maximising that 
portfolio’s risk-adjusted returns.

kungsleden does not limit its evalua-
tion of potential purchases and sales to 
one or several geographical markets, nor 
to certain types of property. However, the 
focus is limited to the swedish property 
market. 

Expected returns

15%

10%

5%

0.1 0.2 Risk
(standard deviation)

THREE POTENTIAL PURCHASES

kungsleden is interested in properties that generate  
the highest expected return in relation to risk.

industrial

warehouse

Office

retail
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BuSineSS ConditionS For property 
ownerShip and ManageMent

•  stable cash flows—long leases.

•  active property management—good 
customer relations, work on tenant mix 
and the environment, for example.

•  Value enhancement—responsiveness 
to better business conditions for the 
customer and kungsleden.

•   High property yield—high operating 
net in relation to property value.

•  low market risk—low vacancy level.

•   ensure the diversification of proper-
ties in terms of geography and type.

BuSineSS ConditionS  
For property SaleS

•  unsure stability—risk of deteriorated 
cash flow.

•   alternative investments—when 
another property can generate equal 
returns for a lower risk or higher 
returns for the same risk.

•  low risk-adjusted returns—when 
kungsleden would not purchase at the 
current valuation.

•  Increased market risk—when the risk 
of a decrease in value rises. this may 
be in changes to economic conditions, 
tenant profitability and the demand for 
properties.

•  threatened diversification—when one 
property or property type has an 
excessive impact on the portfolio.

then set against each other to deter-
mine how the portfolio’s risk-adjusted 
returns could be improved through 
changes to composition and/or 
management actions.

what are considered good properties 
for kungsleden may not be the appropri-
ate properties for other players. 
kungsleden often goes its own way to get 
the goodies. when, for example, a lot of 
players are looking for the same kind of 
property, prices rise, with lower yields 
resulting. one example here is office 
properties in stockholm. In such a situa-
tion, kungsleden prefers to be a seller, to 
then buy properties subject to lower 
demand, with higher yields. 

strategic risk diversificatiOn

Certain property companies choose to 
concentrate the property holdings wholly 
based on geographic location. others 
focus their property holding on selected 
property types. for kungsleden, 
diversification is a way to achieve the 
company’s objective of maximising the 
property portfolio’s risk-adjusted return.

through our broad geographical 
diversity, location-specific risk is 
reduced. By having many different types 

of property, property-specific risk, i.e. 
changes in an individual property type 
and risk affecting the returns of the 
whole portfolio, are also reduced.

the majority of kungsleden’s proper-
ties are in growth regions, and where 
fluctuations in growth are generally 
more limited. stockholm is an example 
of a high growth location, but where rent 
levels, for example, vary widely over 
time. kungsleden does not rule out 
purchases of properties in smaller 
locations, which are usually at a higher 
property yield. But such purchases are 
always preceded by thorough analysis, 
with the property’s condition, contract 
term and rent level being key crite-
ria. If the original rent is low, the 
chances of a new letting 
increase if the previous tenant 
decides to relocate. the price 
of a property in this type of 
location is often fairly low, 
and moreover, if the tenant 
is solid, the calculated risk 
is low in relation to the 
returns received. with a 
well-diversified property 
portfolio, aggregate risk 

for kungsleden, diversification is  

a way of achieving the company’s 

objective of maximising the risk- 

adjusted terms of the property 

portfolio.
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as a result of kungsleden’s properties being located across the country, the property portfolio 
is exposed to a lower share of area-specific risk than many other property companies.

as a result of kungsleden’s portfolio consisting of many properties and types of property, the 
portfolio features low risk linked to any specific property or type of property.

reduces. Creating a portfolio with rela-
tively high-yielding properties, where 
returns are received for assuming a risk 
that is lower on the portfolio level, is 
crucial part of kungsleden’s business 
model. see also the schematic illustra-
tions below. 

finance

kungsleden does not state its limit for 
purchases. Instead, the scope of its 
liabilities side is set against the risk on 
the asset side. Its financial room to act 
increases or reduces over time depend-
ing on the state of the economy and 
quality level of the portfolio, i.e. the 

robustness of its tenants, the length of 
lease contracts, and thus the stability of 
cash flows. over the past four years, the 
loan to value ratio has varied between 65 
and 73 per cent. at the end of 2011, it 
was 66 per cent. the loan to value ratio 
for secured loans, i.e. excluding bond 
loans, was 60 per cent.

In tandem with the uncertainty pre-
vailing during the financial crisis in 
2008, kungsleden arranged much of its 
funding through financial instruments, 
known as swaps, to reduce interest risk 
and secure cash flows. they mature 
progressively through the coming years, 
and if advance cancellation is consid-

ered advantageous, kungsleden may do 
so going forward. now, the intention is 
to cancel the swaps if considered 
advantageous, or allow them to mature 
over time without entering any new 
corresponding agreements—all other 
things being equal. a restructuring of 
the derivative portfolio in 2011 resulted 
in a lower average interest rate.

kungsleden’s funding consists of 
bank loans and bond loans. eventually, 
it is likely that the share of bank loans 
will reduce in favour of other funding 
alternatives.

our Foundation oF valueS  
and proFeSSional ConduCt

the values of a company are a key success 
factor. kungsleden’s values rest on 
entrepreneurship and substantial individual 
responsibility. these values are:

Innovation
experience of properties, transactions and 
customer needs, combined with the 
entrepreneurial culture helps kungsleden to 
identify opportunities. this helps create value 
for our customers and shareholders.

Presence
kungsleden is highly active on the property 
market and is in close contact with its 
customers. through a local presence and 
responsiveness to tenants, kungsleden can 
identify and develop business opportunities 
to benefit customers and shareholders.

Facilitating
kungsleden does not complicate things 
unnecessarily, but is straightforward and 
simple in how it operates. our corporate culture 
is characterized by a sense of participation that 
offers our people room to act.

Risk
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gOOd grOwtH in 2011

swedish GdP grew by 3.9 per cent in 
2011, which can be considered a high 
number in a long-term perspective. In an 
international context, it is also a high 
growth number in comparison with most 
other western economies.

In 2011, inflation (annual average) 
was some 2.3 per cent. the repo inter-
est rate was progressively increased in 
the first half-year, to then remain at 2.00 
per cent, and then cut by 0.25 percent-
age points in december. these levels 
are still relatively low. 

total salaries in sweden grew by 2 
per cent in 2011, a significantly lower 
rate of increase than in 2010. However, 
estimated real disposable income 
increased by 3.2 per cent in 2011, 
which is a significantly higher rate than 
in the previous year.

GdP growth is forecast to slow down 
in 2012, with several experts warning of 
near-zero growth for the year. after 
gradual interest rate increases in 2010 
and 2011, interest rate cuts are once 
again expected in 2012. the recovery of 
the labour market is expected to slow 
down, with largely unchanged or margin-
ally lower employment levels expected 
in 2012. 

regiOnaL grOwtH in sweden

sweden is divided into 75 local labour 
markets (functional regions) featuring a 
high degree of autonomy in terms of 
labour and commuting. In the long term, 
growth is concentrated on medium-sized 
and larger regions, simultaneous with 
the regions gradually becoming fewer in 
number. the higher growth rate in the 
larger regions is mainly explained by the 
economies of scale offered by larger 
regions compared to smaller ones. 

the structure of long-term regional 
growth—compared to economic 
growth—is an important basis for 
comparison between the attractions of 
different regions as markets for 
investment and new businesses. In the 
above diagrams, the general interaction 
between the size of the region and 
growth is illustrated in the above 
diagram. as the diagram indicates, 
generally, a minimum population of 
some 100,000 is necessary for a region 
to maintain long-term growth.

In the above diagram, sweden’s 75 
local labour markets are positioned on 
the basis of long-term growth and risk. 
Growth is expressed as total average 
annual growth of total pay and risk 
expressed as standard deviation, i.e. the 
average variation in growth rates. Posi-
tioning on the diagram states the rela-
tionship between growth and risk in each 
of the local labour markets. the diagram 
indicates that the country’s medium-
sized and larger regions generally have a 
more favourable growth and risk relation-
ship than is the case in the country’s 
smaller regions.

grOwtH in medium-sized  
and Large regiOns

economic growth is fundamentally a 
regional phenomenon, where swedish 
GdP growth is the total of growth in the 
country’s various regions. a good 
measurement of regional economic 
growth is to continuously monitor the 
growth of total pay. analysing total pay 
growth in 2011 illustrates that all major 
cities and several of the country’s 
medium-sized regions progressed 
positively in the year.

total pay in the stockholm region 
grew by nearly 2 per cent in 2011. the 
Gothenburg region achieved significantly 
higher growth at 3.7 per cent, while the 
total pay in the Malmö region increased 
by 2.5 per cent. the medium-sized 
regions also had an increase in total 
pay, albeit at a modest rate. overall, 
total pay increased by 1.6 per cent in 
the country’s medium-sized regions. 

high, but stagnating, growth in 2011  

the lettings market for industrial and warehouse properties features generally homoge-
neous pricing, with small variations in rents and vacancy levels. for retail properties, the 
overall lettings market stagnated in the year. the progress of office rents in the major 
city regions of Gothenburg and Malmö show far less variation than in stockholm, con-
sistent with the trend prevailing over the past ten years. transaction activity reduced 
slightly in 2011 on 2010, mainly as a result of reduced activity in the fourth quarter. 

external market research from evidens
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gOOd, But decLining,  
empLOyment grOwtH

employment growth in the stockholm 
region increased by 3.0 per cent in 
2011, while the Gothenburg and Malmö 
regions had unchanged employment 
levels in the year.

for sweden as a whole, total employ-
ment increased by 1.5 per cent in 2011.

 
a staBLe Lettings market  
fOr industriaL/wareHOuse

the primary factors affecting rent levels 
on the lettings market for industrial and 
warehouse properties are the supply of 
premises in each sub-market and the 
individual property’s competitiveness in 
its sub-market. accordingly, there are no 
simple and universal correlations 
between the business cycle and the 
lettings market for industrial and 
warehouse premises. the market 
generally features homogeneous 
pricing, with small changes to rent and 
vacancy levels over time.  

staBLe rent LeveLs fOr Offices  
in smaLLer LOcatiOns

Generally, employment in office-intensive 
sectors, known as office employment, 
and changes in the supply of office 
premises, are the two most important 
factors for being able to explain the 
progress of the lettings market for office 
premises at a regional level. 

overall, office employment in the 
country increase by 3.3 per cent in 
2011. In the stockholm region, an 

increase in employment in office-inten-
sive sectors of around the 3 per cent 
level was achieved in the year. In the 
Gothenburg region, office employment 
increased sharply in 2011, by just over 
6 per cent. an increase of just under 4 
per cent was recorded in the Malmö 
region.

Viewed over time, fluctuations on the 
lettings market for office premises is 
most evident in the central districts of 
stockholm, simultaneous with the coun-
try’s other sub-markets having far more 
stable rent levels. one key explanation 
is that supply in the central districts of 
stockholm is hard to adjust due to the 
limited supply of exploitable land.

average rent levels for new contracts 
in central stockholm excluding CBd 
(central business district) and its out-
skirts has not fluctuated widely ever 
since 2003. In the same period, CBd 
rents were more varied, in absolute and 
relative terms. rental growth in the 
other major city regions of the country, 
Gothenburg and Malmö, exhibits far 
less rent fluctuations than stockholm, 
even in central districts.  

whether long-term rent growth is 
positive or negative in a specific region 
is ultimately dependent on that region’s 
long-term growth, especially in terms of 
employment in office-intensive sectors. 
the smaller a region is, the more 
dependent its lettings market on the 
progress of individual sectors, and on 
occasion, even individual companies.

grOwing differences  
Between retaiL prOperties

retail sales growth was irregular in 
2011. for the first time in many years, 
downturns were apparent in retail sales, 
in monthly comparisons with the 
previous year. despite the disposable 
income of the country’s households 
increasing in the year, there are signs of 
nascent uncertainty starting among the 
country’s consumers. one partial 
explanation to reduced retail sales may 
be that the savings quotient has 
increased sharply in recent years, and 
that mortgage interest rates have 
started to rise, even if they remain at 
comparatively low levels. Increased 
uncertainty regarding continued 
progress on the labour market is also 
apparent, which has an effect on 
households’ willingness to consume. 

overall, the lettings market for retail 
premises was stagnant in the year, albeit 
without any dramatic impact on rent or 
vacancy levels. the attractions of spe-
cific retail properties—and thus rent 
terms—fluctuate widely, and are largely 
dependent on prevailing competition in 
each sub-market. the competitiveness 
of each property in its specific sub-mar-
ket is decisive to sales growth, and thus 
also, its rent growth. In the year, there 
was a generally increasing discrepancy 
between the progress of more and less 
successful retail properties. 

external market research from evidens
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staBLe demand fOr  
puBLic prOperties

Compared to commercial properties, 
rents on public properties are more 
cost-based than market dependent. as 
a rule, demand for properties with public 
operations is more stable over time 
than those for commercial usage. 
accordingly, cyclical fluctuations do not 
have the same impact on public 
properties as on commercial properties.

revenue streams in public proper-
ties are generally more stable than is 
the case for commercial properties. this 
is explained partly by less dependency 
on the economy for public operations, 
and that the contract terms of leases on 
public property are usually longer than 
those customary when letting commer-
cial properties.

In recent years, interest in public 
properties has increased among differ-
ent participants on the market, and this 
has become especially evident in the 
past five to ten years as the market has 
become still more liquid. this could be 
explained by market risk appetite gener-
ally reducing, implying greater interest in 
public properties with secure cash flows 
and long-term contracts. all other things 
being equal, more competition over 
these properties means that required 
property yields reduce. Indications from 
participants on the market suggest that 
this view is accurate. Investors are 
seeking more secure investments, which 
has put pressue on required property 
yields. However, different participants 
indicate that there is a substantial varia-
tion in terms of required property yields 
in the segment, where the pressure is 
most intense in retirement homes. 
required property yields also vary across 
the country depending on counterparty 
and contract term.

reLativeLy HigH transactiOn vOLumes

transaction activity reduced somewhat 
in 2011 compared to 2010, mainly as a 
result of a substantial decrease in 
transaction activities in the final quarter 

external market research from evidens

of the year. estimated total transaction 
volumes in sweden in 2011 were some 
sek 100 billion, down nearly 10 per 
cent on 2010. this volume should still 
be considered high compared to other 
years. Interest from foreign buyers 
decreased in the year, and domestic 
players were in a clear majority. real 
estate investment trusts, institutions 
and other property companies with 
strong finances were common buyer 
categories. Borrowing costs increased 
in the year, partly due to increased 
interest rates, and partly due to higher 
interest surcharges from lenders. 
Meanwhile, lenders’ requirements for 
equity shares on acquisition also 
increased. In the latter part of the year, 
a hesitant attitude was also apparent 
from several banks, and accordingly, the 
execution time for transactions 
increased. the share of distressed 
sales was estimated at some 10 per 
cent of transaction volume in the year, 
which is consistent with the levels 
recorded in 2010. 

wider differences in yieLds

differences in required property yields 
between high and low-quality properties 
accentuated further in 2011, mainly due 
to reduced required yields for the most 
attractive properties. Properties with 
long-term stable cash flows, such as 
rental housing and retail properties with 
good positioning in their respective 
sub-markets, attracted interest from 
many investors. 

demand was primarily in the larger 
regions, simultaneous with interest in 
high-yielding and well-functioning proper-
ties in somewhat smaller regions also 
being apparent.
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kungsleden’s business model has resulted in a portfolio which features a 
holding diversified both geographically and by property type, more so than any 
other portfolio on the swedish market.

KUNGSLEDEN’S POSITION ON THE MARKET

Geographical concentration

Concentration by property type
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tHe market fOr cOmmerciaL  
premises 

after a positive start, activity on the 
business transaction market levelled off 
in the second half-year as debt 
concerns in europe resurfaced. 
although there was certainly some 
continued underlying buying interest in 
properties and portfolios for sale, 
greater difficulties arranging funding 
contributed to a more hesitant market. 
sweden’s more well-known players, with 
strong finances, had the best prospects 
of closing favorable deals. 

the lettings market generally 
remained positive, especially early in 
the year, and for kungsleden’s part, very 
limited bad debt and only a few isolated 
insolvencies. there was some concern 
from certain retailers in the retail seg-
ment, who were experiencing more 
difficult conditions. However, this out-
look was not consistent, and there were 
tenants who were not affected to the 
same degree as others, such as north-
ern european food provider ICa, with its 
stable operations. 

there is an inherent inertia in 
kungsleden’s portfolio with its long 
lease contracts, in certain cases with 

ten-year terms. at year-end 2011, a 
small number of tenants did decide to 
terminate their contracts. despite this, 
vacancies were better than at the begin-
ning of the year. 

the lettings market for industrial and 
warehouse properties is mainly depend-
ent on the profile of tenants. 
kungsleden has several multinational 
tenants in this segment, who are not 
dependent on any single market, such 
as aBB. for kungsleden’s part, the 
lettings market for industrial and ware-
house properties was stable.

Progress was also stable on the 
office lettings market. while businesses 
were doing well enough not to need to 
downsize headcount to any great extent, 
they also opted to retain their premises. 
If kungsleden can offer the right type of 
property premises, or make tenant 
adaptations, it has good prospects for 
continued positive progress in this 
segment. for example, industrial prem-
ises in Västerås, west of stockholm, 
were converted into very attractive 
office premises, helping achieve a very 
good letting. 

Most of kungsleden’s properties are 
in growth regions, but where growth 

fluctuations are not extreme. the dia-
gram on page 15 illustrates how total 
pay has increased on average in swe-
den’s local labour markets. the red spot 
shows kungsleden’s presence in swe-
den in terms of annual growth and risk. 
stockholm is an example of a high 
growth location, but where growth fluctu-
ations are also substantial. 
kungsleden’s holding on the market is 
primarily in locations where rent levels 
are fairly stable, which in itself, is a 
good basis for stable cash flow.

tHe puBLic market

Interest in social services properties 
has increased in recent years, with 
2011 being no exception. even if a slow-
down was apparent on the business 
transaction market in the fourth 
quarter, it was less severe than in other 
segments. reasons included greater 
competition over this type of property, 
generally regarded as being one of the 
safer property investments. funding 
was also facilitated by many buyers 
being supported by strong owners. 
Hemsö is sweden’s largest private 
property owner for social services 
properties. the underlying trend of 

Kungsleden—position on the market

the lettings market for commercial properties made generally positive progress in the 
year and the same applied to public properties. demand for modules to let and pur-
chase of newly produced modules increased sharply in the first half-year, but levelled 
off somewhat subsequently. kungsleden’s rent levels are competitive, for reasons 
including its properties primarily being in locations with fairly stable rents.
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kungsleden’s properties allocated 
in 143 swedish municipalities.

municipalities selling properties make 
capital available to invest in other 
activities remains an underlying trend. 
of swedish transaction volumes of 
social services properties of around 
sek 10.5 billion in 2011, Hemsö was a 
net buyer of some 10 per cent. 

the lettings market in this segment 
was stable in the year. Municipalities, 
county councils, independent schools 
and the judicial system are the primary 
tenants. 

as a complement to its portfolio in 
sweden, Hemsö also owns a property 
holding in Germany. these properties 
are fully let to different retirement home 
operators. the lettings market in this 
segment was also stable in the year.

Public care providers are demanding 
more modern premises than previously. 
Independent schools often occupy 
alternative education niches, which may 
apply specific requirements on their 
properties. Many schools in sweden 
were built in the 1950s and 60s, which 
creates a need for more contemporary 
premises. kungsleden endeavours to 
satisfy tenants’ differing needs and 
offer attractive and contemporary prem-
ises for schools, police services, or 
care, for example. 

tHe mOduLe market

the year started with a sharp increase 
in demand, primarily in new lettings, but 
also in the sale of modules. However, 
from June onwards, the demand for 
produced modules levelled off, and 
remained fairly poor through the 
autumn. the pattern was similar in 
lettings, and despite some recovery 

through the autumn, activity levels 
remained lower than in the spring.

net lettings were positive in the year, 
i.e. nordic Modular’s lettings were 
greater than the return flow of modules, 
which meant that the volume of mod-
ules was greater at year-end 2011 than 
at the beginning of the year.  

Half of the lettings order intake 
consisted of school modules, a quarter 
of pre-schools and the remaining quar-
ter was offices. enquiries through the 
spring were dominated by those for 
offices, but this trend slowed down 
ahead of the summer in tandem with 
renewed debt concerns in europe. Pre-
schools dominated the order intake for 
sale of modules.  

demand in production and lettings is 
demographically driven by the need for 
more capacity in schools and pre-
schools. the construction industry is 
another driver, where the need for stor-
age units has increased, in tandem with 
progress including increased housing 
production in the first half-year and 
large-scale construction projects, not 
least in the stockholm region. 

leasing may be relevant if a customer 
require high standards on individualised 
solutions, or if it knows that the usage 
term will be lengthy right from the start, 
when initial leases may be signed for five 
to ten years. normally, the market for 
leasing follows module production. 

 the competitive outlook on the 
producer market was stable. In lettings, 
a number of foreign players have joined 
the market in recent years. However, it 
would appear as if these players have 
not succeeded in securing a firm posi-
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Sweden can be divided into 75 local labour markets, each of which are functional regions in terms of housing, work 
and commuting. The diagram illustrates how local labour markets have developed, expressed as the average annual 
percentage growth measured as total pay in 1995–2010. Risk is expressed in the form of standard deviation, i.e. an 
average annual deviation from average growth
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tion on the market. Getting into this 
market requires modules suited to 
swedish conditions, and the achieve-
ment of a threshold volume. 

municipaLities are a  
key custOmer grOup

Municipalities are a key customer group 
in lettings. Municipal finances have 
improved in recent years, which has been 
a contributor to demand. larger 
industrial corporations, with customers 
such as ericsson and scania, are 
another key customer group.

Municipalities have also been a major 
customer group for purchases of pro-
duced modules. the big plant hire compa-
nies, most of which for historical or other 
reasons, have links to construction com-
panies, are another major customer 
group. 

nordic Modular upscaled their mar-
ket approval in 2011. Previous experi-
ence indicates that visibility and 
addressing the market are worthwhile 
investments because this has a close 
link to sales growth in the longer per-
spective. for example, brand research 
indicates that temporent has a high 
recognition factor. 

Financial services group  
nordea moves back home 

during a re-organisation, the 
northern european financial 
services group nordea needed more 
office space north of stockholm. 
the goal was to co-locate the 
management of northern stockholm 
region of nordea into an advisory 
services office and key account unit, 
a business office to cover the whole 
of the northern Greater stockholm 
market, and support functions for 
these units. a total of some 2,500 
sq.m. was needed. nordea 
considered a range of alternatives, 
including the expansion of its 
business in täby, a suburb just 
north of stockholm.

nordea already had bank loca-
tions and a smaller branch office in 
a kungsleden property next to the 
sollentuna commuter train station. 
this property, built in 1990, has 
some 5,000 sq.m. of commercial 
space, originally built by uplands 
Bank, part of the group that is now 
nordea. the bank decided to con-
tinue with kungsleden, which had 
unoccupied premises on the prop-
erty, also well located for nordea’s 
purposes.

the co-location required two new 
storeys to be put on the property. 
the project started with a discussion 
as to who would be responsible for 
what. kungsleden was keen to adopt 
a flexible approach and tailor its 
solutions to the customer. this 
resulted in kungsleden modifying 
the top storey, while nordea con-
ducted its own tenant adaptations 
on the floor below. the groun floor 
of the bank premises had previously 
n been renovated to better suit 
private advisory services, focusing 
on mortgage customers.

work went well and nordea was 
able to move in as of autumn 2011.

“kungsleden has been willing to 
collaborate, they have been posi-
tive, responsive and one of the best 
property owners we had a relation-
ship with. Ironically, this building 
was originally constructed to house 
the former bank’s head office in 
northern stockholm, so you could 
say we’ve come home,” noted 
urban strömqvist, nordea Bank 
Manager.

O p p O r t u n i t i e s  i n  p r a c t i c e :

Urban Strömqvist, Nordea Bank Manager, at his old—and new—premises in Sollentuna.
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the year started with generally more 
optimism compared to the second 
half-year. Many tenants took an 
optimistic view, and were able to expand 
their operations. kungsleden was 
active. overall, kungsleden purchased 
properties with a value equivalent to 
over sek 4.2 billion, the absolute 
majority in the first half-year.

However, market conditions changed 
during the summer as a result of 
increasing debt concerns in europe. the 
market window shrank for purchasing 
properties at good yields. sales of 
commercial properties worth just over 
sek 1.1 billion were completed in the 

second half-year. kungsleden works 
continuously towards ensuring its expo-
sure to individual customers, markets 
and segments is balanced. 

In parallel with property transactions 
and screening potential purchases and 
sales, much of the year was devoted to 
tenant care in those properties pur-
chased in the year. 

“Being present in different ways is 
important, being present nationwide, 
and seeing our customers. obviously, 
we’re pleased to have a number of 
tenants who are doing well, including 
Byggmax and ICa, that are not only large 
players, but also offer different types of 

discount products or goods that are also 
needed in recessions,” commented 
eskil lindnér, divisional Manager.

making tHe impOssiBLe pOssiBLe

the largest purchase in the year was 
nrP, which consisted of 36 office and 
industrial premises, two of which are in 
Poland and one in Germany. this 
acquisition can be considered as an 
example of kungsleden’s business 
model. the nrP portfolio was fairly 
heterogeneous, with a wide range of 
rent and lease contracts. Many players 
may perceive this type of portfolio as 
problematic. However, the company’s 

in dialogue with tenants and customers

kungsleden’s commercial property portfolio grew in terms of volume and value in 2011. 
the share of retail properties in the holding decreased, while the industrial/warehouse 
share increased year on year. the operating net of the commercial portfolio increased 
by sek 406 m, mainly as a result of purchases, reducing vacancies, and a lower cost 
base in like-for-like holding terms. 
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a fruitful partnership

fruktbudet, the fruit Courier, 
sweden’s largest and longest-
established vendor of fruit baskets, 
had outgrown its premises in 
skåne, southern sweden. It needed 
a bigger office, more room for 
production and warehousing, and 
more space for its staff. the new 
property needed features including 
a high ceiling, no pillars and lots of 
chiller space. fruktbudet ships 
nearly 40 tons of fruit from its 
skåne base every week. fruktbudet 
also needed plenty of room outside 
for its van fleet.

fruktbudet contacted kungsleden 
in 2010 after seeing an advertise-
ment. kungsleden had a large indus-
trial property in arlöv, north east of 
Malmö, with unoccupied space. the 
building was a property from the 
1960s–70s, whose oldest parts 
were from the 19th century. some of 
its basic features were a high ceil-
ing, no pillars and good geographical 
location, although a large-scale 
conversion would be required. 
kungsleden was prepared to take 
the full cost, if fruktbudet was inter-
ested.

kungsleden supported fruktbudet 
in the conversion process by sup-
plying formal contacts, tendering, 
recommending contractors through 
the company’s contact network and 
proposing structural solutions 
through kungsleden property tech-
nicians which were then adopted 
for the full conversion process. 

“the adaptations were fairly 
substantial, with old electrical 
cables and other installations that 
needed removal. we needed new 
walls and loading space, while 
garage doors had to be removed or 
replaced. we held scheduled con-
struction meetings every 14 days 
and maintained a good dialogue 
throughout. kungsleden was really 
flexible and responsive to change 
and extensions. we really got a lot 
rebuilt,” commented fredrik fröborg, 
fruktbudet’s regional Manager.

one bonus was that kungsleden 
was able to donate a cooling plant to 
the property, which meant that 
fruktbudet was able to avoid some 
investments. fruktbudet moved into 
its new premises in March 2011. 
More tenants have moved in since 
then and more are on the way.

O p p O r t u n i t i e s  i n  p r a c t i c e :

ambition is to make what appears 
impossible possible. the year largely 
featured work on integrating the nrP 
properties into kungsleden’s portfolio, 
which went as planned.   

another example of kungsleden’s 
attitude is its work on a small number 
properties with difficulties in the portfo-
lio. there are becoming development 
projects, with solutions often based on 
creativity, focus, sufficient resources 
and the insight that there is always a 
solution if you look hard enough. If 
required, external competences are also 
brought in. this attitude based on 
kungsleden’s corporate culture, that 
nothing is impossible. one good exam-
ple is five properties in norra Botkyrka, 
near stockholm, which were sold late in 
the year after a successful development 
project.

tHe cHaracter Of tHe HOLding

kungsleden’s holding of commercial 
properties consists of new-builds and 
well maintained older properties, with 
typically, an attractive location. 
Properties should be flexible in the 
sense that their usage should be 
adaptable if an existing tenant decides 
to relocate.

Fredrik Fröborg, Regional Manager of Fruktbudet, and Malin Sloan, Assistant Technical 
Manager of Kungsleden.
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Hemsö’s holding consists of public 
properties. Publicly funded operations 
for the general public such as geriatric 
care, schools and healthcare, as well as 
other public services, are conducted in 
these properties. Properties for other 
public operations are primarily proper-
ties for the judicial system as well as a 
number of larger properties with public 
sector tenants like the swedish Civil 
aviation administration and sMHI, the 
swedish Meteorological and Hydrologi-
cal Institute. 

this holding is well diversified geo-
graphically, albeit with some concentra-
tion on larger regional cities. Hemsö is 
based in stockholm, has regional 
offices in Gothenburg and Malmö, and 
17 local branches and operational 
offices around the country.

the largest tenants are Västra Göta-
land County Council, training provider 
academedia and care provider attendo. 

the first half-year featured an estab-
lishment of Hemsö’s independent organ-
isation and hiring key staff as senior 

managers. as part of developing the 
company, Hemsö relocated its head 
office to its own premises in spring 
2011. the company has since operated 
as a fully independent entity. 

HigH acquisitiOn activity

the second half-year featured high 
activity in business transactions, when all 
the company’s purchases were con-
ducted. a total of 17 properties were 
acquired for nearly sek 1,217 m. the 
purchased properties housed senior high 
and other schools, pre-schools and 
retirement homes.

Hemsö’s goals correspond to those 
the operation had when it was managed 
by kungsleden’s former Public division. It 
focuses on owning, managing and devel-

oping premises for social services. 
Hemsö should satisfy tenant expecta-
tions and fulfil the needs for smoothly 
functioning and expedient premises. the 
estimated size of the public property 
market in sweden is around 90,000,000 
sq.m., of which Hemsö’s market share is 
some 1.7 per cent. accordingly, Hemsö 
has a substantial growth potential. 

kungsleden exercises its influence 
through Hemsö’s Board of directors. at 
present, its Board has seven members, 
three of which represent kungsleden 
and three represent aP3. one member 
is non-affiliated. Håkan Bryngelson, 
previously Ceo of property company 
Vasakronan, and Chairman of 
kungsleden’s Board, is its Chairman. 

kungsleden and aP3 have signed a 
five-year shareholders’ agreement that 
expires in 2014. Jointly with aP3, 
kungsleden is continuing to develop and 
strengthen Hemsö’s already secure posi-
tioning on the public properties market.

a sek 21 BiLLiOn prOperty pOrtfOLiO

as of 31 december, the holding 
consisted of 312 properties with a book 
value of sek 20,858 m and area of 
1,519,000 sq.m. at year-end, these 
properties generated annual rental 
revenues of sek 1,776 m and an 
operating net of sek 1,283 m. the 
swedish property holding was located in 
88 municipalities, of which 56 per cent 
of book value in municipalities with 
populations of less than 100,000. 
about 40 per cent of property book 
values were located in the major three 
city regions of stockholm, Gothenburg 
and Öresund.

hemsö

Hemsö has been 50:50 owned by kungsleden and aP3 (the swedish third Pension 
Insurance fund) since 2009. from 2011 onwards, this property company is a completely 
independent company, with the same focus as previously, on public properties. Hemsö 
conducted a number of purchases in the year, which increased portfolio value by about 
sek 1.2 billion, or 6 per cent. Hemsö has been consolidated into the kungsleden group 
according to the equity method, effective 1 January 2012.
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earningS CapaCity By type

Retirement 
Homes 

Sweden

Retirement 
Homes 

Germany School Care 
Other 

Public Total

no. of properties 109 17 74 92 20 312

leasable area, 000 sq.m. 513 76 439 290 201 1,519

Book value, sek m 8,329 1,290 5,863 2,851 2,525 20,858

rental value, sek m 661 98 525 314 232 1,830

rental revenues, sek m 649 98 507 297 225 1,776

operating net, sek m 464 93 372 186 168 1,283

economic occupancy, % 98.2 100.0 96.8 94.5 96.8 97.1

Property yield, % 5.6 7.2 6.3 6.5 6.7 6.2

operating surplus margin, % 71.4 95.1 73.3 62.7 75.0 72.2

Board MeMBerS oF  
heMSö FaStighetS aB

Member Representing

Håkan Bryngelson 
(Chairman)

kungsleden

Magnus Meyer kungsleden

thomas erséus kungsleden

Claes de neergaard aP3

kerstin Hessius aP3

Bengt Hellström aP3

david Mindus non-affiliated

inCoMe StateMent

SEK m 2011 2010

rental revenues 1,671 1,396

Property costs –469 –407

Gross profit 1,202 989

trading net –1 15

sales and administration costs –150 –90

net financial position –619 –262

unrealised value changes

   Investment properties 898 464

   financial estimates –235 –

Profit before tax 1,095 1,116

tax –269 –186

Net profit 826 930

StateMent oF FinanCial poSition

SEK m
2011

31 Dec
2010

31 Dec

Assets

Properties 20,858 18,518

receivables, etc. 444 422

Cash and cash equivalents 264 353

Total assets 21,566 19,293

Equity and liabilities

equity 2,169 1,570

liabilities to owners 3,000 3,000

Interest-bearing liabilities 13,445 11,085

deferred tax 1,502 1,253

non interest-bearing liabilities 1,450 2,385

Total equities and liabilities 21,566 19,293

apart from the holding in sweden, 
Hemsö owns 17 retirement homes in 
Germany. these properties were 
acquired from kungsleden at the end of 
2010 and completion was in april 2011. 
the majority of these properties are 
located in the ruhr region and frankfurt. 
Gross leasable area is 75,000 sq.m. 
and total rental value is eur 11 m, or 
some sek 98 m.

Hemsö’s HistOry

kungsleden started accumulating its 
holding of public properties in 2001, 
and by year-end 2008, it represented all 
of 58 per cent of portfolio book values. 
Just before year-end 2008, kungsleden 
entered an agreement to sell 50 per 
sent to aP3, and Hemsö was formed in 
May 2009.

Hemsö repOrting

until the end of 2011, Hemsö was 
consolidated into the kungsleden group 
using the proportional method. this 
means that half of all Hemsö’s assets, 
liabilities, revenues and expenses were 
reported item by item in kungsleden’s 

consolidated accounts. for example, sek 
10,429 m of kungsleden’s total property 
values of sek 26,122 m in 2011 relate to 
those properties held by Hemsö.

from 1 January 2012 onwards, 
Hemsö is being consolidated into the 
kungsleden group based on the equity 
method instead. this has been con-
ducted after the forthcoming Ifrs 11 
Joint arrangements only permitting the 
equity method for consolidating joint 
ventures. 

this change of method means that 
half of Hemsö’s profit or loss is pre-
sented on the row Profit/loss from 
participations in joint ventures in the 
Income statement. In the statement of 
financial position, half of the value of 
Hemsö’s equity will be reported as an 
asset on the row Participations in joint 
ventures, according to Ifrs. the amount 
of equity, net profit or loss and profit for 
calculating dividends will not be 
affected by the change of accounting 
method. However, items including prop-
erty book values and loans will be lower 
due to the de-recognition of the Hemsö 

amounts, reducing total assets and 
increasing the equity/assets ratio. 

More information about how Hemsö 
affects kungsleden’s financial state-
ments and kungsleden’s results for 
2011 based on the different methods 
are stated in note 34 and at www.
kungsleden.se/consolidation-of-hemso.

tHe vaLue Of tHe HOLding in Hemsö

Hemsö’s equity as of 31 december 
2011 was sek 2,169 m, of which 
kungsleden’s share was 50 per cent, or 
sek 1,084 m. this value has been 
produced based on the accounting rules 
of Ifrs. the value of the company may 
differ from the Ifrs-calculated equity. 
among other things, the Ifrs equity has 
been charged with sek 1,502 m in 
deferred tax on properties, while a 
measurement of shares in property 
companies in a transaction usually 
assigns the value of the deferred tax 
liability at 5–10 per cent of temporary 
differences. a measurement of the 
deferred tax liability for properties at 10 
per cent of Hemsö’s temporary 
differences as of 31 december 2011 
increases the value of the Hemsö group 
by some sek 1,000 m compared to 
equity according to Ifrs. 

an enterprise valuation after the 
transaction may also measure the prop-
erty portfolio at another value. the total 
of individual properties’ book value in 
Hemsö corresponds to an average prop-
erty yield of 6.2 per cent as of 31 decem-
ber. a divergent value of the property 
portfolio affects the value of the com-
pany by approximately +/– sek 300 m 
per 0.1 percentage points variation in 
property yields (after adjusting for 
deferred tax on the difference).

Read more at www.hemso.se 
(In Swedish only)
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like relocation streams and changes to 
birth rates. on the business side, 
demand is primarily determined by the 
business cycle. 

the head office is in upplands Väsby, 
north of stockholm, with offices in lund, 
umeå, oslo and Copenhagen, and pro-
duction plants in anneberg outside 
nässjö, Gråbo outside Gothenburg and 
eslöv (all sweden).

strOng prOfit cOntriButOr

for 2011, nordic Modular’s rental 
revenues were sek 244 (241) m with a 
gross profit of sek 195 (194) m. 
occupancy decreased early in the year, 
but then increased, to 77 per cent (77) 
by year-end. occupancy is expected to 
keep increasing in early 2012. the 
profits from modular lettings are high 
compared to lettings of commercial and 
public properties. In 2011, modular 
lettings represented 12 per cent of 
kungsleden’s total gross profit, while 
simultaneously, this operation only 
represented 6 per cent of property value. 

the property yield after standard rate 
depreciation of sek -86 m amounted to 
7.0 per cent as of year-end. Value 
impairment due to use is greater for let 
modules than for properties on static 

foundations. useful lives are 15-20 
years if relocated, but if not relocated, 
are basically the same as a convention-
ally built property. standard rate depre-
ciation was not charged to the Income 
statement or profit for calculating divi-
dends prepared in accordance with 
Ifrs. However, the Income statement 
was charged with unrealised value 
changes of sek -60 m corresponding to 
the reinvestments made in the modular 
holding. at year-end, the holding 
amounted to 232,000 sq.m., which was 
largely unchanged in the year.

sOLid saLes increase

sales of modules including changes to 
inventories increased significantly in 
2011, to sek 288 (184) m, with gross 
profit of sek 30 (24) m. nordic Modular 
continuously adapts its workforce to 
economic conditions. the order book at 
the Gråbo plant was fairly good at 
year-end 2011, in seasonal terms. 
However, the plant at anneberg had a 
low order book, and accordingly, 24 
employees were issued with redundancy 
notices in early-2012. 

a prOfitaBLe investment

kungsleden’s 2007 investment in 
nordic Modular Group has been 
profitable. the annual return on equity 
has averaged well over 20 per cent 
since the 2007 acquisition. Capital 
transfers to kungsleden exceed 
invested capital, simultaneous with 
nordic Modular self-financing re-invest-
ment, not only for a retained modular 
holding, but also an increase of 33 per 
cent. these investments were primarily 
made through purchases from nordic 
Modular’s own plants.

For more information and contacts, see 
www.nordicmodular.com.

nordic Modular

nordic Modular is a nordic leader in the letting of premises in modular buildings, as well 
as the production and sale of modules. flexible and cost-efficient modular buildings are a 
complement to kungsleden’s offering, mainly in the public sector. this operation is run 
through three subsidiaries; temporent, flexator and nordic Modular leasing.

temporent develops and lets temporary 
premises in modular buildings. these 
modular systems are specially designed 
for offices, schools and pre-schools. 
the main customers are municipalities 
and large corporations. the main 
market is sweden, but also have some 
operations in norway and denmark.

flexator produces and sells modular 
buildings based on standard construc-
tion systems. applications cover every-
thing from storage units to high-quality 
mobile buildings for offices, retirement 
homes, schools and pre-schools. the 
main customers are municipalities, 
county councils and large corporations. 
flexator produces the modular buildings 
that temporent lets.

flexator’s customers can also lease 
modules via nordic Modular leasing as 
an alternative to purchase. Customers 
can purchase modular buildings after 
the end of lease contracts. the main 
customers are municipalities.

tHe need fOr mOduLes is  
cOntrOLLed By demOgrapHics

some 75 per cent of modular buildings 
are leased by municipalities and county 
councils. largely, needs for premises 
are dependent on demographic factors 
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eMployee Survey 2011

Results segment (selected) Kungsleden Swedish average 

I feel motivated at work 84 71

I always look forward to going to work 81 64

I could imagine myself recommending other people to apply  
for a job at kungsleden

91 67

I am proud to tell other people where I work 89 72

In the Great Place to work survey 2012, 
kungsleden came second out of the 
medium-sized companies and were 
named best out of the property compa-
nies. kungsleden came in third place for 
medium-sized companies. Being rated as 
one of sweden’s best workplaces 
spreads pride internally and encourages 
the company to be even better. at 
universum awards 2012, kungsleden 
was awarded newcomer of the year. this 
award recognises the company that has 
been most successful in enhancing its 
ability to attract students in a short time 
and has taken a goal-oriented approach 
to working with its employer brand. a 
good workplace and shared values are 
also important components when hiring 
new employees. kungsleden’s values 
rest on a firm foundation of entrepreneur-
ship, and are defined as: 

Innovation—experience of properties, 
business transactions and customer 
needs, combined with an entrepreneur-
ial culture helps kungsleden to identify 
opportunities. this helps create value 
for our customers and shareholders.

Presence—kungsleden is highly active 
on the property market and is in 
constant contact with its customers. 
through a local presence and respon-
siveness to tenants, kungsleden’s 
employees can identify and develop 
business opportunities to benefit 
customers and shareholders

Facilitating—kungsleden does not 
complicate things unnecessarily, but is 
straightforward and simple in how the 
operate. our corporate culture is 
characterized by a sense of participa-
tion that offers our people flexibility.

OppOrtunity tO deveLOp 

kungsleden’s organisational structure 
and business model means that work at 
kungsleden is in constant development.

development can be about learning 
new things within an existing position, or 
trying something completely new. 
kungsleden has a lot of people that 
have tried different roles and duties. 
they may have changed jobs within our 
property management division, or trans-
ferred from a specialist role to a leader-
ship role. or for example, worked in 
administration, to then try accounting. 

employee development is a central 
component of operations, and is 
reviewed annually at appraisal interviews 
between staff and their Managers. 
Managers also get support in their role 
through workshops focusing on coaching 
leadership. new managers undergo 
tailored training packages and are sup-
ported by a personal coach. 
kungsleden’s leadership is measured 
each year in the form of a leadership 
index, which is an aggregated index of 
11 questions. kungsleden’s leadership 
index is this year 83. this year’s meas-
urement of the leadership index also 
differs somewhat from the previous 

Kungsleden—the workplace 

we spend a lot of our waking hours at work. as the property company that facilitates 
opportunities, we want to ensure we have a workplace where people are content and 
can develop. the decision mainly is delegated throughout the organisation, which 
creates exciting challenges, while simultaneously promotes drive and fresh ideas. 

cOrpOrate cuLture and vaLues 

as a workplace, kungsleden features a 
high level of employee commitment with 
egalitarianism and mutual trust between 
people. our people’s commitment, cour-
age and willingness to take responsibility 
are key ingredients of kungsleden’s 
long-term success. we often work in 
teams, where camaraderie, skills and 
participation are important. 

at kungsleden, it is self-evident that 
everyone contributes to a positive corpo-
rate climate. every year, kungsleden 
conducts an employee survey to get an 
indication of how the organization is 
feeling and some background on what’s 
working well and what could be improved. 
our employee satisfaction survey for 
2011, which 95 per cent of all staff 
responded to, describes employees’ 
fulfillment at work and loyalty, and is 
published as a fulfillment at work index. 
In 2011, kungsleden achieved a fulfill-
ment at work index of 81, which can be 
set against the swedish business aver-
age of 66. the survey was conducted in 
partnership with ennova.

a happiness at work index consists 
of satisfaction and motivation. satisfac-
tion is an expression of how satisfied 
people are with their work and how 
people value their workplace in relation 
to an ideal. Motivation is largely about 
how motivated employees feel at work 
and how they look forward to meeting up 
at work. the survey also deals with 
questions such as development, leader-
ship, collaboration, attitudes and day-
to-day work. employees rate their 
answers on a 1 to 10 scale, which then 
produces an index. a few key segments 
are stated in the table to the right.

this year’s measurement differs 
from the previous year’s, so the results 
are not fully comparable. the employee 
index in 2010 was 73 per cent.
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year’s, and accordingly, the results are 
not fully comparable. the year 2010 
leadership index was 75.

Besides stimulating tasks with good 
developmental prospects, kungsleden 
has an ambition of offering perfor-
mance-related incentive payments. over 
the past year, all staff had the opportu-
nity to receive an extra month’s salary, 
half of which was linked to the compa-
ny’s operational results, and the remain-
der to individual goals. for 2011, most 
employees received one extra month 
salary payment related to kungsleden’s 
target profit for calculating dividends, 
personal targets, or group targets. 

HeaLtH 

It is common knowledge that good 
health has a positive effect on sick 
leave absence and performance at 
work. kungsleden encourages physical 
activity in and outside the workplace by 
making a contribution to keep-fit for all 
staff, offering massage facilities and 
activities that include daily exercise. for 
example, two of kungsleden’s employ-
ees play sports that are somewhat out 
of the ordinary. you can read interviews 
with fredrik, who gets energy from 
windsurfing in his spare time, and Malin, 
who plays beach volleyball. read more 
on pages 25 and 51. 

kungsleden also offers its staff regular 
health check-ups. In 2011, kungsleden 
had sickness absence of 3 per cent, 
compared to 2 per cent in 2010. staff 
turnover, defined as the number of 
permanent employees terminating in the 
year divided by the average number of 
employees, was 8 per cent. of staff 
turnover, 7 per cent represented voluntary 
resignation and 1 per cent retirement. 

equaL OppOrtunities

kungsleden continues to execute an 
equal opportunities plan to achieve a 
favourable mix between genders and 
age groups across the organisation, 
including a more even gender mix in 
management positions. at kungsleden, 
equal opportunities means everyone 
has the same values and are treated 
with respect and dignity regardless of 
sex, age, origin or class. kungsleden 
aims to be a well-functioning workplace 
where everyone has equal opportunities 
to succeed and give their best. no-one 
in the organisation will be exposed to 
derogatory treatment, i.e. bullying, 
social exclusion or sexual harassment. 

results of the equal pay audit con-
ducted in the financial year indicate that 
kungsleden applies the same remunera-
tion principles for everyone in terms of 
salary issues and the same terms, condi-
tions and rules apply to women and men. 
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Annual employee surveys were conducted in 2007 to 2010 in collaboration with Synovate.  Both the 
employee index and leadership index increased. For the year 2011 survey, see the previous page.

Leadership indices
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kungsleden takes a positive view of 
parental leave and offers attractive 
terms. at year-end, 3 (3) kungsleden 
employees were on parental leave. 

Hr statistics 

at year-end 2011, the kungsleden group 
had a total of 312 (271) full-time 
employees. 186 (168) of them were 
employed by nordic Modular. Half of the 
86 (68) employees of Hemsö fastighets 
aB are also included. subsidiaries are 
operated as independent units with 
their own central functions. 

of the remaining 83 (69) employees, 
at year-end, 43 (39) worked in property 
management and 40 (30) in administra-
tion. the percentage of women in admin-
istration was somewhat higher than men, 
while the reverse applied within property 
management. overall at year-end, 54 
(58) per cent of staff were women 

the average age of salaried employees 
was 44 (43). By gender, the average age 
was slightly higher among men than 
women, 44 and 40 respectively. women 
were a clear majority in the under-40 
age group, while the division between 
genders for employees over 40 was 
even. 54 (55) per cent of salaried 
employees are 40 or older.

overall, the statistics demonstrate 
that kungsleden has a favourable mix of 
employees of varying age and experi-
ence. approximately two-thirds, or 66 
(51) per cent have worked for kungs-
leden for four years or more, 22 (43) per 
cent between one and three years and 
the remaining 12 (6) per cent for less 
than one year.
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employee interview
—Malin axland

What is your area of responsibility?
I’m a company lawyer and mainly 
work on property transactions and 
advisory services for our manage-
ment organisation. I also deal with 
other legal issues that arise in the 
company, which means my job is 
very diverse.

What’s the most enjoyable  
part of your job?
when I can be a good speaking 
partner on various issues early on 
in the process. that’s when I can 
be creative and make a difference, 
contributing to even better 
transactions.

What gives you energy at work?
Getting to work with so many really 
skilled and nice people that are all 
willing help each other.

What gives you energy  
in your spare time?
spending time with my daughter, 
who’s nearly four, gives me loads of 
energy. I also get energy from 
training and competing in beach vol-
leyball, which I think is really fun. 
sometimes we get into a flow and 
play amazingly together, and that 
feeling is unbeatable. those times 
stay with me, and then it doesn’t 
matter whether we win or lose.

How do you balance your  
work and leisure?
I always endeavour to be fully 
present in what I’m doing, both at 
work and when I’m at home with my 
family, because that’s when I’m 
most effective and can really relax 
and get new energy. work and 
leisure interact with each other, and 
having flexible office-hours so you 
can make your day work is a big 
benefit. this summer I hope to 
spend a day working as a beach 
volleyball instructor at a children’s 
summer camp run by fryshuset, a 
businesspartner of kungsleden.

How does Kungsleden facilitate 
opportunities for you?
It’s an attitude we have at 
kungsleden that anything is 
possible. everyone’s committed 
and open to change and new 
solutions. It’s a creative and 
egalitarian environment, and 
because a lot of responsibility is 
delegated, you have a lot of 
influence.

ProPerty 
PortfolIo 

the property portfolio 26
Holding 27
transactions 30
Valuation method 32
earnings capacity 34
Customers and rental revenues 38

O p p O r t u n i t i e s  i n  p r a c t i c e :



2011 in Brief

In the year, kungsleden’s property 
portfolio consisted of 592 properties 
with a book value of sek 21,501 m and 
rental value of sek 2,343 m. leasable 
area was a total of 2,510,000 sq.m. 

In the year, kungsleden purchased 
60 properties, the largest transaction 
being 36 properties purchased from 
nrP. In total, the value of property 
purchases was sek 4,798 m with rental 
value of sek 691 m and area of 
960,000 sq.m. 

20 properties with area of 143,000 
sq.m. and rental value of sek 98 m were 
sold in the year for sek 1,224 (179) m. 

four properties were added through 
a property convesion process.

as of 31 december 2011, kungsleden’s 
property portfolio consisted of 636 
properties with a book value of sek 
26,122 m, rental value of sek 2,987 m 
and leasable area of 3,328,000 sq.m.

Purchases and sales in the year 
meant that the Commercial segment 
increased by 28 properties net, of which 
23 properties of the Industrial/ware-
house type and 10 office, while retail 
reduced by 4 and other Commercial 
reduced by 1 property. Public Properties 
increased by 16 properties, of which 3 
in retirement Home, 10 in school, 5 in 
Care, while other Public reduced by 2. 

Investments in existing properties in 
the year were sek 306 m. Primarily, 
investments are in the conversion and 

extension of existing properties in con-
sultation with tenants so the customer’s 
operations can be conducted in a better, 
more efficient way. Investments increase 
property values through higher rent 
levels, and often, longer contract terms.

Value changes on properties 
amounted to sek 690 m in 2011.the 
positive value change on properties is 
the net of new value appraisals and 
investments made, corresponding to 3 
per cent of book value. the value 
change comes from public properties, 
where required property yields reduced 
and commercial properties, where new 
lettings were arranged and the results 
from recently purchased properties 
were better than expected.

the property portfolio 

as of 31 december 2011, the property portfolio consists of 636 properties with book 
value of sek 26,122 m. the holding is divided into three segments; Commercial Prop-
erties, Public Properties and nordic Modular, where Commercial Properties is the 
largest segment, representing nearly half of book value.

PROPERTY HOLDING BY TYPE, 31 DECEMBER 2011

6% Modular Buildings

5% Other Public

7% Care
 24% Industrial/Warehouse

16% Of�ce

8% Retail

1% Other Commercial

13% School

20% Retirement Home

Total 

book value: 

SEK 26,122 m

PROPERTY HOLDING BY TYPE, 31 DECEMBER 2010 

 7% Modular Buildings

5% Other Public

7% Care

 23% Industrial/Warehouse

9% Of�ce

12% Retail

1% Other Commercial

14% School

22% Retirement Home

Total 

book value: 

SEK 21,501 m

PROPERTY HOLDING BY SIZE OF LOCATION, 
31 DECEMBER 2011

6% Modular buildings

6% <25,000 population 16% Stockholm region

12% Öresund region

6% Gothenburg Regent

29% >100,000 population

13% 25–50,000 population

12% 50–100,000 population

Total 

book value: 

SEK 26,122 m

PROPERTY HOLDING BY SIZE OF LOCATION, 
31 DECEMBER 2010

7% Modular buildings

6% <25,000 population 19% Stockholm region

15% Öresund region

7% Gothenburg region

18% >100,000 population

14% 25–50,000 population

14% 50–100,000 population

Total 

book value: 

SEK 21,501 m
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cOmmerciaL prOperties

kungsleden’s commercial properties are 
divided by type according to the main 
activity conducted in these properties; 
Industrial/warehouse, office, retail and 
other Commercial. the other Commer-
cial type includes activities such as 
parking and land where commercial 
buildings are to be built. a property is 
considered commercial if the majority of 
tenant operations are commercially, 
rather than publicly, funded.

Property purchases and sales in the 
year meant that kungsleden significantly 
increased its portfolio of industrial/
warehouse properties, by 23 properties 
to 126, a 22 per cent increase. the 
office type increased by 14 per cent 
from 72 properties in the previous year 
to 82 properties. the increase in both 

types is explained by the acquisition of 
36 properties from nrP, whose portfolio 
primarily comprises office and industrial 
properties and features stable yields 
and stable tenants. offices in Västerås 
dominate the portfolio and represent 
half of rental value. the largest type in 
the commercial holding is Industrial/
warehouse, which as of 31 december 
2011, represented 49 (50) per cent of 
the value of the commercial holding.

puBLic prOperties

Properties in the retirement Home, 
school, Care and other Public types 
belong to the Public Property segment, 
i.e. publicly funded properties. the 
smaller other Public type consists of 
those properties that do not fit in any of 
the specific types above. Properties of 

this type may be housing, police and 
fire stations, and land.

kungsleden’s public properties are 
mainly within Hemsö, which is 50 per 
cent owned by aP3. 

one of the characteristics of public 
properties is that they have an attractive 
risk and return level, consistent with 
kungsleden’s business concept. the 
properties are often attractively located 
and have solvent tenants with long lease 
contracts, and accordingly have good 
funding prospects. the management of 
public properties differs from the man-
agement of commercial properties to 
some extent. In the public segment, the 
number of tenants per unit area is usu-
ally less than commercial properties, 
and accordingly, a larger area can be 
managed by the same human resources. 
simultaneously, lease contracts are 
longer term, which requires a longer-term 
perspective. the legal framework regu-
lating care and school operations differs 
from the legislation on commercial 
activities in many respects. In turn, this 
requires specialist competence on the 
specific legal requirements in place 
regarding public properties.

holding 

In 2011, kungsleden’s property holding increased by 44 properties net to a total of 636 
properties. Book value increased by 21 per cent to sek 26,122 (21,501) m, while rental 
value increased 27 per cent to sek 2,987 (2,343) m. Meanwhile, leasable area grew by 
33 per cent to a total of 3,328,000 (2,510,000) sq.m.
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kungsleden’s property portfolio grew from sek 10.1 billion to sek 26.1 billion in the period 2002–2011. this corresponds to 
annual growth of 11 per cent. the largest property type measured in book value is industrial/warehouse.

the average value per property decreased from sek 45 to sek 
41 m in the period 2007-2011. 
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In 2011, kungsleden/Hemsö increased 
the number of properties in the public 
holding by 16. at the end of the year, 
public properties in sweden repre-
sented 42 (44) per cent of the total hold-
ing book value and 34 (39) per cent of 
rental value, leading to attractive oper-
ating risk and value risk in the group 
overall. there is also a property portfolio 
in Germany within the Public segment, 
which at year-end represented 3 (4) per 
cent of total portfolio and 2 (3) per cent 
of rental value.

the German holding consists of 18 
properties for retirement homes, one 
wholly owned property and 17 proper-
ties 50 per cent owned via Hemsö. the 
sale of the German properties from 
kungsleden to Hemsö was agreed in 
2010, and completion was in april 
2011. these properties are mainly 
concentrated on the ruhr region and 
frankfurt. over half of these properties 
were built in 2005 or later and all main-
tain a very high standard. the portfolio 
has a book value of sek 761 m and 
total area of 56,000 sq.m. 

these contracts are very long-term 
and have an average remaining contract 
term of 14.2 years. these contracts are 
either cold rent agreements, where the 
tenant takes all operating and mainte-
nance costs or “double net” agree-
ments, where kungsleden takes the 
cost of maintenance or roofs, founda-
tions and frontages.

the tenants are all stable counter-
parties, and are all operators that run 
retirement home operations. demand 
for retirement home places is expected 
to remain high, keeping pace with 
increasing average age in Germany. the 
portfolio is managed from stockholm 
with local managers on site who deal 
with daily management issues and 
contacts with tenants.

the portfolio was accumulated in 2006–
2007, when kungsleden did not see 
equally attractive growth prospects in 
sweden. then, more retirement homes 
were purchased or project managed.

nOrdic mOduLar

nordic Modular consists of temporent, 
flexator and nordic Modular leasing. 
temporent lets temporary premises in 
modules, mainly to municipalities and 
large corporations. flexator manufac-
tures and sells modular buildings based 
on standard systems for usage as 
storage units or offices, retirement 
homes, schools and pre-schools. nordic 
Modular leasing offers leasing as an 
alternative to purchase. Customers can 
purchase modular buildings when lease 
contracts expire.

flexator was founded in 1956, while 
the nordic Modular Group was formed in 
2005 in tandem with venture capital 
firm 3i acquiring skanska Modul. 
kungsleden acquired nordic Modular in 
2007, and at this time, nordic Modular 
incorporated kungsleden subsidiary 

flexihus rent. Hyrab Moduluthyrning, 
which is now part of temporent, was 
acquired in 2007. 

the head office is in upplands Väsby, 
north of stockholm, with offices in lund, 
umeå, oslo and Copenhagen, and manu-
facturing plants in anneberg, nässjö and 
eslöv (all sweden). temporent and flexa-
tor are environmentally and quality certi-
fied according to Iso standards.

at year-end 2011, modular buildings 
represented 6 (7) per cent of the total 
value of the holding, and 11 (13) per 
cent of rental value.

read more about nordic Modular on 
page 21.

geOgrapHy

kungsleden’s property holding can also 
be divided into major city regions and by 
size of location. this classification is 
according to directives from statistics 
sweden, and kungsleden has chosen the 
following division: stockholm region, 
Gothenburg region, Öresund region, 
locations with populations of over 
100,000, locations with populations  

PROPERTY HOLDING BY TYPE, 31 DECEMBER 2011

6% Modular Buildings

5% Other Public

7% Care
 24% Industrial/Warehouse

16% Of�ce

8% Retail

1% Other Commercial

13% School

20% Retirement Home

Total 

book value: 

SEK 26,122 m

PROPERTY HOLDING BY SIZE OF LOCATION, 
31 DECEMBER 2011

6% Modular buildings

6% <25,000 population 16% Stockholm region

12% Öresund region

6% Gothenburg Regent

29% >100,000 population

13% 25–50,000 population

12% 50–100,000 population

Total 

book value: 

SEK 26,122 m

312 of the 353 public properties are 
50 per cent owned by Kungsleden. 
They are all included in the number of 
properties, but only affect 50 per cent 
of Kungsleden’s results of operations 
and financial position because these 
properties are part-owned via Hemsö.
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of 50,000–100,000, locations with 
populations of 25,000–50,000, 
locations with populations of less than 
25,000 and modular buildings. Changes 
to the property holding’s geographical 
diversification or concentration are a 
consequence of kungsleden’s continu-
ous ambition to achieve the right balance 
between properties’ risk and return. If 
pricing on the market changes, business 
opportunities may arise.

transactions in the year led to that 
the total number of properties at year-
end, not including modular buildings, 
increased from 592 to 636. these 
properties were located in 143 (133) 
swedish municipalities, 4 (4) German 
federal states and 1 (–) Polish munici-
pality. thus the property portfolio has 
good risk diversification in terms of its 
geographical division and the division 
between large and small municipalities.

kungsleden works according to a risk 
limit policy, whose stipulations include a 
maximum of 30 per cent of rental reve-

nues being sourced from properties in 
municipalities with populations of less 
than 25,000. at year-end, the level was 
8 (8) per cent. accordingly, a significant 
share of rental revenues were from prop-
erties in larger municipalities. 
kungsleden had a property holding 
worth more than sek 1 billion in four 
municipalities: Härnösand, Malmö, 
Västerås and stockholm. kungsleden 
also had properties worth less than sek 
10 m in 26 (24) municipalities.

the concentration of the swedish 
holding on the three major city regions 
of stockholm, Öresund and Gothenburg, 
and Västerås, increased in 2011, and 
was 50 (45) per cent at year end, meas-
ured as these regions’ share of the total 
book value of the holding. the holding in 
the stockholm region reduced to 16 (19) 
per cent, the Gothenburg region reduced 
to 6 (7) per cent, the Öresund region 
reduced to 12 (15) per cent while 
Västerås increased to 16 (5) per cent.

kungsleden’s properties are located 
in 143 swedish municipalities.
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transactions

the total value of purchases and sales was sek 6,022 (5,285) m. the largest transac-
tion was the purchase of 36 properties from nrP. In the year, kungsleden purchased 
60 (64) properties with a value of sek 4,798 (2,356) m and sold 20 (63) properties for 
sek 1,224 (2,929) m. 
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purcHased and sOLd prOperties

all purchases and sales are executed 
with a clear foundation in kungsleden’s 
strategy and business model based on 
the goal of improving the property 
portfolio’s risk-adjusted returns. 
Property purchases in the year were 
conducted at a property yield of 10.2 
per cent while the property yield of 
purchased properties was 5.0 per cent. 
overall, transactions in the year 
resulted in a higher property yield in the 
holding and contributed to a more 
advantageous relationship between risk 
and return in the portfolio, and thus 
improved risk-adjusted returns.

purcHases

In the year, kungsleden purchased 60 
properties with a value of sek 4,798 m 
and a rental value of sek 691 m and 
area of 960,000 sq.m. 

of the properties purchased in the 
year, 43 properties were in the Commer-

cial Properties segment, 27 of them 
being of the Industrial/warehouse type, 
13 office, 1 retail and 2 other Commer-
cial. 17 properties are in the Public 
Properties segment, 4 which are retire-
ment Home, 8 school, 4 Care and 1 
other Public. 

the single largest transaction was 
the purchase of 36 properties from nrP, 
which was completed on 31 March 

2011. this purchase has an underlying 
property value of sek 3.6 billion and 
gross leasable area of 825,000 sq.m., 
93 per cent of which is in sweden and 
the remainder in Poland and Germany. 
total rental value was sek 563 m and 
the purchase price corresponds to a 
property yield of 10 per cent. the pur-
chased properties are expected to 
contribute some sek 200 m to 
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kungsleden’s profit for calculating divi-
dends annually.

nrP’s property portfolio consists of 
office and industrial properties, and 
features stable returns and tenants. 
Current vacancy levels are some 5 per 
cent of total rental value. offices in 
Västerås dominate the portfolio and 
represent half of rental value. the larg-
est tenant is aBB, which represents 50 
per cent of rental value, followed by 
finnveden aB with some 10 per cent. 

aBB’s properties are mainly located 
in Västerås, and have gross leasable 
area of 39 per cent of the purchased 
portfolio. the average remaining con-
tract term was six years, set in a master 
lease agreement that expires on 31 
december 2016.

saLes 

20 properties with total area of 
143,000 sq.m. and rental value of sek 
98 m were sold in the year for sek 
1,224 m. the book value of sold 
properties was sek 1,168 m and the 
acquisition value was sek 1,102 m. 
sales revenues affected profit for 
calculating dividends by sek 114 m. 
sek 20 m from the previous year’s 
sales was also reported in sales 
revenue.

of the properties sold in the year, 18 
are in the Commercial Properties seg-
ment, of which 4 are Industrial/ware-
house, 3 office, 5 retail and 6 other 
Commercial. 2 properties are in the 
Public Properties segment, of which 1 
retirement Home and 1 Care.

the larger sales included:
•   three properties at slagsta strand in 

southern stockholm sold to fasti-
ghets aB Botvid and held jointly by 
Gelba fastigheter aB and straBaG 
Projektutveckling aB. the sales price 
is consistent with book value and 
exceeded acquisition value by sek 45 
m. this latter amount was included in 
kungsleden’s profit for calculating 
dividends. rental value was sek 31 
m and gross leasable area was 
51,000 sq.m.

•   one property in karlskrona was sold 
to its tenant aBB for sek 385 m. the 
sales price exceeded book value by 

sek 20 m and acquisition value by 
sek 18 m. this latter amount was 
included in kungsleden’s profit for 
calculating dividends. rental value 
was sek 29 m and gross leasable 
area was 37,000 sq.m.

•   two properties on the outskirts of the 
slaktusområde quarter in Johanne-
shov, south of stockholm, were sold 
to s:t erik Markutveckling, a wholly 
owned subsidiary of the City of 
stockholm. the sales price was at 
the same level as book value and 
acquisition value. rental value was 
sek 19 m and gross leasable area 
was 25,000 sq.m.
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indicates that the property asset class 
is an attractive investment alternative in 
a low interest environment. the high 
number of transactions on the market 
resulted in greater reliability in the 
valuation of the property portfolio.

kungsleden’s internal valuations 
returned an average property yield of 
7.2 (6.4) per cent. Property yield is 
measured on current earnings capacity, 
which has implications including devel-
opment properties having a negative 
effect on property yields until ongoing 
investment has generated an operating 
net for one year. In other words, prop-
erty yield is not a normalised valuation 
of kungsleden’s property portfolio. the 
future cash flows that kungsleden’s 
business plan indicates provide stable 
earnings capacity and property yield. 
within each property type, cash flow one 
year ahead returns an average property 
yield of 7.2 per cent. retirement Homes 
have the lowest average property yield 
of 5.6 per cent, and Industrial/ware-
house have the highest at 8.6 per cent. 
the above table illustrates average 
property yields in each property type. 
the required property yields in the 
valuations are in the 4.0–14.2 per cent 
interval. 

vaLuatiOn metHOd

kungsleden applies a valuation method 
that is basically a similar version of the 
location-price method. the applied 
required return has been determined on 
the basis of kungsleden’s knowledge of 
transactions conducted on those 
markets where kungsleden is active and 
bidding processes where kungsleden 
has participated. these valuations 
proceed from current earnings capacity, 
and also consider an assessed 
long-term sustainable cash flow, by 
normalising cash flow over the forecast 
period. non-market rents are adapted to 
assessed market rents, when contracts 
expire or are renegotiated, and divergent 
operating and maintenance payments 
are normalised.

over and above the evaluations that 
serve as the basis for book value, an 
evaluation of cash flows is also pre-
pared as a reference for each individual 
property. this is achieved by calculating 
the present value of properties’ esti-
mated cash flow during the forecast 
period, and the present value of the 
market value at the end of the forecast 
period, known as residual value. the 
present value calculation is prepared for 
a forecast period of five years. the fifth 

valuation method

In kungsleden’s business, it is important to always maintain a good perception of what 
each property is worth and what it could be sold for. our employees are active in the 
market every day, conducting multiple purchases and sales, which is normally a good 
basis for accurate valuations.

internaL vaLuatiOn

kungsleden’s property holding, 
measured at what is termed fair value, 
had a book value of sek 26,122 m as of 
31 december 2011. fair value is an 
accounting term, which for properties, 
has the same meaning as market value.

kungsleden has chosen to base its 
fair value on internally conducted valua-
tions. Internal valuations are conducted 
continuously as an integrated compo-
nent of the business process, where an 
individual appraisal of the value of what 
each property could be expected to 
raise through sale is conducted. for 
each property there is always a busi-
ness plan. the business plan is updated 
at least once annually and includes an 
internal valuation, the most recent 
external valuation, a standpoint as to 
whether the property should be sold or 
held and an action-plan for the meas-
ures considered necessary to optimise 
the property’s operating net and value.

after a few poor years with relatively 
few property transactions due to the 
financial crisis, property purchases and 
sales regained momentum in 2010, and 
interest in transactions remained high in 
the first half-year 2011. despite 
increased uncertainty during the third 
quarter after turmoil on international 
debt markets, transaction volumes on 
the swedish property market were sek 
22 billion, an increase of 16 per cent on 
2010. according to real estate services 
firm Jll. the auction of kefren’s proper-
ties in october revealed great interest in 
properties in smaller and medium-sized 
cities, and indicates a liquid market 
despite debt concerns, with breadth and 
depth on the buy aside, many local 
players and good pricing. But as a result 
of a significant reduction in transaction 
activity in the final quarter of the year, 
total transaction activity in 2011 was 
reduced compared to 2010. However, 
volume should still be considered high 
compared to previous years, and also 

operating net and property yield in eaCh property type1

SEK m Book value Operating net 
Property  
yield, %

Interval in required 
property yields, %

Industrial/warehouse 6,318 542 8.6 4.2–13.1

retail 4,173 321 7.7 4.9–8.8

office 2,177 167 7.7 4.1–9.6

other Commercial 265 18 6.7 5.6–7.8

Commercial Property 12,933 1,048 8.1

retirement Home 4,387 244 5.6 4.4–8.8

school 3,528 221 6.3 4.0–9.0

Care 1,701 115 6.8 4.6–14.2

other Public 1,262 84 6.7 5.8–10.1

Public Properties 10,878 664 6.1

Total 23,811 1,712 7.2

1  excluding retirement homes in Germany and modular buildings.
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year in the calculation should reflect an 
assessed long-term sustainable cash 
flow for the property. future rent pay-
ments are calculated for each property 
on the basis of current lease contracts. 
rent payments for future rent periods, 
and for vacant premises, are calculated 
after an individual assessment of each 
property. the cash flow for operating 
and maintenance costs is similarly 
assessed. the cost history of each 
property is used as a basis for estimat-
ing future costs. age, maintenance 
status and usage are also considered 
when evaluating future costs. an infla-
tion assumption of 2 per cent has been 
applied. when evaluating cash flows, 
the actual cost of capital for each prop-
erty is considered. the value of the cash 
flow for kungsleden is used as a strate-
gic base of whether properties should 
be held or sold.

externaL vaLuatiOn

with the aim of quality-assuring and 
verifying internal valuations, regular 
valuations are also conducted by an 
external, independent party. a complete 
external valuation is conducted every 

third year, including inspection of 
properties, on a representative 
selection of properties amounting to 
50-70 per cent of the total value of the 
holding. an update of previous valua-
tions, termed a desktop valuation of 
properties held at the beginning of the 
year, are conducted in intervening years. 
these external valuations are normally 
conducted in the autumn, with decem-
ber as the base point. However, a 
complete valuation is always conducted 
for new properties and those with 
special circumstances.

In 2011, with a valuation base in 
december, newsec conducted a desk-
top valuation of all public properties, and 
dtZ valued all commercial properties 
held for the full year. the swedish prop-
erties purchased in the year had a full 
valuation. overall, this meant that 91 
(87) per cent of total book value was 
externally valued. the external valuation 
of commercial properties exceeded book 
value by sek 155 (–590) m, correspond-
ing to 1 (–2) per cent of total value, while 
the valuation of public properties was 
sek 269 (237) m below book value, or 2 
(4) per cent. accordingly, external valua-

tions are consistent with, and corrobo-
rate, internal valuations.

reaLised vaLues

Maintaining an accurate perception of 
what each property is worth and what it 
could raise through sale is important in 
kungsleden’s transaction-intensive busi-
ness. However, the fair value of a 
property does not become realized until 
it is sold. as a component of quality 
ensurance, kungsleden also conducts 
ongoing follow-ups of how internal and 
external valuations relate to realised 
sales prices. the sales prices obtained 
in the year exceeded the most recent 
internal valuations by 4 (3) per cent and 
the most recent external valuations by 4 
(3) per cent. Historically, the prices 
obtained have been above external and 
internal valuations.

sales price can be affected depend-
ing on whether the sale is individual or in 
portfolios. for example, for a number of 
years, a portfolio premium was consist-
ently applied to executed transactions, 
although this trend was broken in 2008.

property value SuMMary, 2011

Commercial Properties Public Properties

SEK m
Industrial/
Warehouse Office Retail Other

Retirement 
Home School Care Other

Valued 
properties

Not externally 
valued1

All 
properties

Book value 6,299 4,173 2,177 265 4,387 3,498 1,701 1,262 23,762 2,360 26,122

external valuation 6,384 4,257 2,154 274 4,302 3,414 1,671 1,192 23,648 23,648

1  sek 761 m of un-valued properties were retirement homes in Germany, sek 1,550 m were modular buildings and the remaining sek 49 m was a small number of buildings and land parcels.
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nation of calculating the actual operating 
net for the most recent 12-month period. 
for the first six months after completion 
of a purchase, earnings capacity is the 
property’s operating net according to the 
acquisition analysis prepared. for 
months 7 to 11 inclusive, earnings 
capacity is actual outcomes from com-
pletion translated to 12-month equiva-
lents. from month 12 onwards, earnings 
capacity is equal to actual 12-month 
outcomes for the relevant property.

prOperty yieLd

Property yield, i.e. operating net in 
relation to book value, is a central 
measure for evaluating earnings 
capacity. Property yield serves as a 
profitability measure, but also an 
indicator that kungsleden is valuing its 
properties at an appropriate level, given 
the property portfolio the company is 
working with. as illustrated by the table 
on the next page, property yield at the 
end of 2011 was 7.2 (6.4) per cent. the 
explanation of the progress of property 
yield can be divided into three compo-
nents: 

•   Property management affects 
earnings capacity positively if the 
same properties generate a higher 
operating net this year than last year

•   Property transactions affect earnings 
capacity positively if sold properties’ 
yields are lower than, and purchased 
properties’ yields are higher than, 
portfolio average yields

•   Positive value changes reduce the 
yield level of the portfolio 

prOperty management

the contribution of property management 
to the progress of earnings capacity is 
analysed by comparing properties that 
have been held for the full year. rental 
revenues increased on the previous year, 
while vacancies were consistent with the 
previous year, with the majority of 
vacancies mainly relating to a few 
properties. the severe winter early in the 
year resulted in increased property costs 
in the form of snow clearance, heating 
and electricity. the contribution of 
property management to the progress of 
earnings capacity was positive in the year 

earnings capacity

the property yield on the property portfolio was 7.2 per cent at year-end, compared  
to 6.4 per cent at the beginning of the year. the most important explanation for the 
increased property yield is properties purchased in the year. the largest purchase in the 
year was 36 properties from nrP, which had a property yield of 10 per cent in the year.

earnings capacity

kungsleden’s business model focuses 
on continuously developing the property 
portfolio’s composition and quality, with 
the goal of improving risk-adjusted 
return. In practice, this involves 
kungsleden working actively on property 
management and portfolio enhance-
ment. However, purchases and sales of 
properties mean that the property 
holding changes continuously, and thus 
the Income statement, which states 
historical earnings for a specific period, 
does not offer the best picture of the 
group’s future earnings capacity. By 
preparing a presentation of the group’s 
earnings capacity, kungsleden wants to 
facilitate an evaluation of the group’s 
future revenues and results of opera-
tions. earnings capacity indicates the 
appearance of the Income statement as 
if the property holding as of 31 
december 2011 had been held 
throughout 2011. the aim is to also 
illustrate how changes in the year have 
affected different key figures.

for newly purchased properties, the 
concept of earnings capacity is a combi-
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earningS CapaCity, SeK M

2011 
31 Dec

SEK/
sq.m.

2010 
31 Dec

SEK/
sq.m.

rental revenue 2,737 822 2,134 850

operating and maintenance costs –799 –240 –714 –285

Property tax –56 –17 –39 –15

Ground rent –7 –2 –9 –4

Operating net 1,875 563 1,372 546

no. of properties 636 592

leasable area, 000 sq.m. 3,328 2,510

Book value, sek m 26,122 21,501

economic occupancy, % 91.6 91.2

Property yield, % 7.2 6.4

operating surplus margin, % 68.5 64.3

earningS CapaCity By type

Commercial Properties Public Properties

Industrial/
Warehouse Office Retail Other

Retirement 
Home School Care Other

Modular 
Buildings Total

no. of properties 126 82 59 16 132 99 102 20 – 636

leasable area, 000 sq.m. 1,280 565 276 24 333 326 191 101 232 3,328

Book value, sek m 6,318 4,173 2,177 265 5,148 3,528 1,701 1,262 1,550 26,122

rental value, sek m 775 567 235 25 408 348 196 116 317 2,987

rental revenues, sek m 707 506 224 24 402 331 187 112 244 2,737

operating net, sek m 542 321 167 18 298 221 115 84 1091 1,875

economic occupancy, % 91.2 89.2 95.3 95.3 98.5 95.3 95.5 96.8 76.9 91.6

Property yield, % 8.6 7.7 7.7 6.7 5.8 6.3 6.8 6.7 7.01 7.2

operating surplus margin, % 76.7 63.4 74.7 75.0 74.3 66.6 61.6 75.0 44.61 68.5

1  the operating net for modular buildings has been charged with standard depreciation/value changes of sek 86 m.

earningS CapaCity By SegMent

Commercial 
Properties

Public 
Properties

Modular 
Buildings Total

no. of properties 283 353 – 636

leasable area, 000 sq.m. 2,145 951 232 3,328

Book value, sek m 12,933 11,639 1,550 26,122

rental value, sek m 1,602 1,068 317 2,987

rental revenue, sek m 1,461 1,032 244 2,737

operating net, sek m 1,048 718 1091 1,875

economic occupancy, % 91.2 96.7 76.9 91.6

Property yield, % 8.1 6.2 7.01 7.2

operating surplus margin, % 71.7 69.6 44.61 68.5

ChangeS in the period

2010  
31 Dec 

Properties 
held for the 

full year
Purchased 
properties

Sold 
properties

2011  
31 Dec 

no. of properties 592 4 60 –20 636

leasable area, 000 sq.m. 2,510 1 960 –143 3,328

Book value, sek m 21,501 451 5,244 –1,074 26,122

rental value, sek m 2,343 32 710 –98 2,987

rental revenue, sek m 2,134 9 678 –84 2,737

operating net, sek m 1,372 69 491 –57 1,875

economic occupancy, % 90.3 –0.1 1.8 –0.4 91.6

Property yield, % 6.4 0.2 0.6 – 7.2

operating surplus margin, % 64.8 2.4 1.5 –0.2 68.5

because revenue increases exceeded 
increased property costs, which raised 
portfolio returns by 0.2 (–0.5) percentage 
points after value changes and the 
operating net of sek 69 m.

purcHases and saLes 

kungsleden’s property transactions had 
a positive effect on the returns from the 
property portfolio because acquired 
properties had a higher property yield 
than the portfolio average, while the 
sold properties had a lower property 
yield than the average. thus, property 
transactions improved property yield by 
0.6 percentage points after value 
changes. overall, the purchased 
properties’ yield was 10.2 per cent. the 
property yield of sold properties was 5.0 
per cent. Properties purchased in the 
year contributed sek 491 m to 
operating net, while sold properties 
reduced operating net by sek 57 m. 
other changes to key figures in the 
earnings capacity table to right are 
largely sourced from changes in 
portfolio composition in the year.

vaLue cHanges

Value changes are also an explanation 
to the progress of property yields. In 
2011, property yield was negatively 
affected by 0.2 (–0.1) percentage points 
as a result of positive value changes of 
sek 690 (187) m in the portfolio.
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earningS CapaCity By population oF loCation

Stockholm 
region

Gothenburg 
region

Öresund 
region

Other cities by inhabitant, 000 Modular 
buildings Total>100 50–100 25–50 <25

no. of properties 93 48 75 134 80 124 82 0 636

leasable area, 000 sq.m. 309 195 350 891 389 611 351 232 3,328

Book value, sek m 4,181 1,534 3,171 7,426 3,195 3,399 1,666 1,550 26,122

rental value, sek m 380 162 311 843 358 420 196 317 2,987

rental revenues, sek m 363 136 278 806 333 391 186 244 2,737

operating net, sek m 257 89 203 588 232 258 139 1091 1,875

economic occupancy, % 95.6 84.0 89.3 95.6 93.1 93.2 94.4 76.9 91.6

Property yield, % 6.2 5.8 6.4 7.9 7.3 7.6 8.4 7.01 7.2

operating surplus margin, % 70.9 65.0 73.1 73.0 69.8 65.8 75.1 44.61 68.5

1  the operating net for modular buildings has been charged with standard depreciation/value changes of sek 86 m.

earningS CapaCity, CoMMerCial propertieS

Industrial/Warehouse
Stockholm 

region
Gothenburg 

region
Öresund 

region

Other cities by inhabitant, 000

Total>100 50–100 25–50 <25

no. of properties 12 14 14 25 13 26 22 126

leasable area, 000 sq.m. 60 126 161 387 80 232 234 1,280

Book value, sek m 472 790 1,238 1,817 405 991 605 6,318

rental value, sek m 51 89 106 282 54 115 78 775

rental revenues, sek m 49 68 94 266 44 113 73 707

operating net, sek m 36 46 85 183 33 91 68 542

economic occupancy, % 94.9 75.4 88.7 94.4 80.7 98.3 95.4 91.2

Property yield, % 7.8 5.8 6.9 10.1 8.1 9.2 11.1 8.6

operating surplus margin, % 75.5 67.6 90.7 68.7 76.1 80.6 90.7 76.7

Office

no. of properties 16 9 19 18 6 9 5 82

leasable area, 000 sq.m. 87 26 64 257 43 78 10 565

Book value, sek m 749 181 606 1,948 321 317 51 4,173

rental value, sek m 96 23 73 261 45 61 8 567

rental revenues, sek m 87 21 61 242 40 49 6 506

operating net, sek m 46 11 38 171 26 26 3 321

economic occupancy, % 90.6 88.6 83.9 92.9 87.6 81.2 71.3 89.2

Property yield, % 6.1 6.3 6.3 8.7 8.2 8.3 5.6 7.7

operating surplus margin, % 52.7 54.8 62.2 70.4 66.2 53.0 46.9 63.4

Retail

no. of properties 8 3 7 11 14 10 6 59

leasable area, 000 sq.m. 30 7 22 40 55 107 15 276

Book value, sek m 342 66 125 362 461 669 152 2,177

rental value, sek m 34 6 14 38 55 72 16 235

rental revenues, sek m 32 6 12 37 53 68 16 224

operating net, sek m 25 5 7 27 37 55 11 167

economic occupancy, % 93.7 97.6 85.2 97.9 95.5 95.6 98.6 95.3

Property yield, % 7.3 6.9 5.8 7.4 8.1 8.2 7.7 7.7

operating surplus margin, % 77.7 72.3 61.2 72.7 71.2 79.9 73.2 74.7

Other commercial

no. of properties 3 1 2 2 1 3 4 16

leasable area, 000 sq.m. 15 – 9 0 – – – 24

Book value, sek m 168 – 86 6 2 3 – 265

rental value, sek m 14 – 10 1 – – – 25

rental revenues, sek m 14 – 9 1 – – – 24

operating net, sek m 12 – 6 0 – – – 18

economic occupancy, % 100.0 – 88.8 99.9 – – – 95.3

Property yield, % 7.2 – 6.5 3.7 – – – 6.7

operating surplus margin, % 90.3 – 60.4 20.4 – – – 75.0
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earningS CapaCity, puBliC propertieS

Retirement homes
Stockholm 

region
Gothenburg 

region
Öresund 

region

Other cities by inhabitant, 000

Total>100 50–100 25–50 <25

no. of properties 21 6 22 52 16 6 9 132

leasable area, 000 sq.m. 64 13 37 124 54 23 18 333

Book value, sek m 1,335 216 567 1,988 625 241 176 5,148

rental value, sek m 96 17 49 152 53 23 18 408

rental revenues, sek m 96 16 45 152 52 23 18 402

operating net, sek m 71 11 29 124 37 14 12 298

economic occupancy, % 99.4 98.3 93.2 99.9 98.9 98.3 94.8 98.5

Property yield, % 5.3 4.7 5.1 6.3 5.9 5.8 6.9 5.8

operating surplus margin, % 74.2 63.0 63.5 82.2 71.4 62.9 68.8 74.3

School

no. of properties 19 4 7 17 10 36 6 99

leasable area, 000 sq.m. 29 10 53 37 65 122 10 326

Book value, sek m 799 105 503 689 492 801 139 3,528

rental value, sek m 57 10 55 54 55 104 13 348

rental revenues, sek m 55 9 53 54 52 95 13 331

operating net, sek m 48 5 35 43 35 46 9 221

economic occupancy, % 98.8 92.6 94.6 99.1 94.9 91.8 99.4 95.3

Property yield, % 6.0 5.2 7.0 6.3 6.9 5.7 6.7 6.3

operating surplus margin, % 86.0 58.6 67.1 80.2 65.0 47.9 74.2 66.6

Care 

no. of properties 14 11 1 4 15 31 26 102

leasable area, 000 sq.m. 24 13 2 5 44 41 62 191

Book value, sek m 316 176 17 119 294 252 527 1,701

rental value, sek m 32 17 2 10 40 34 61 196

rental revenues, sek m 30 16 2 10 39 32 58 187

operating net, sek m 19 11 1 8 23 18 35 115

economic occupancy, % 94.3 99.3 92.6 100.0 98.9 92.2 94.0 95.5

Property yield, % 6.0 6.5 6.7 6.9 7.9 7.0 6.6 6.8

operating surplus margin, % 62.3 69.6 67.2 81.7 58.8 55.6 60.6 61.6

Other public

no. of properties – – 3 5 5 3 4 20

leasable area, 000 sq.m. – – 2 41 48 8 2 101

Book value, sek m – – 29 497 595 125 16 1,262

rental value, sek m – – 2 45 56 11 2 116

rental revenues, sek m – – 2 44 53 11 2 112

operating net, sek m – – 2 32 41 8 1 84

economic occupancy, % – – 100.0 97.5 95.6 98.6 100.0 96.8

Property yield, % – – 6.1 6.3 7.0 6.6 7.7 6.7

operating surplus margin, % – – 79.7 71.3 77.5 75.6 80.7 75.0

earningS CapaCity, nordiC Modular

Modular buildings Total

no. of properties –

leasable area, 000 sq.m. 232

Book value, sek m 1,550

rental value, sek m 317

rental revenues, sek m 244

operating net, sek m 1091

economic occupancy, % 76.9

Property yield, % 7.01

operating surplus margin, % 44.61

1  the operating net for modular buildings has been charged with standard depreciation/value changes of sek 86 m.
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and 8 years respectively. In Commercial 
Properties, the other Commercial type 
had the longest average remaining 
contract term of 8.6 years, while offices 
had the shortest at 3.9 years. In the 
Public segment, retirement Home had 
the longest average remaining contract 
term of 9.0 years, while the Care type 
was the shortest, at 4.6 years. a com-
plete presentation of remaining contract 
terms by type is on page 41.

vacancy LeveLs

Changes in vacancy levels have a direct 
consequence on rental revenues. at 
year-end 2011, the vacancy rate in the 
overall property holding was 8 (10) per 
cent of rental revenues, or a rent 
shortfall of sek 239 (205) m. In 2011, 
vacancies were stable in the first 
half-year, to reduce somewhat in the 
latter part of 2011, primarily as a result 
of active work on lettings of existing 
properties. 

aLLOcatiOn Of revenues

the following diagram illustrates the 
maturity structure of rental revenues as 
of 31 december 2011, for years 2012 
and beyond. the spread of maturities is 
favourable. the most lease contracts 
mature in five years, 2016, or 19 per 

cent of all rental revenues. 17 per cent 
mature in 2022 or later. 

the diversity of lease contracts by 
social sectors also indicates low operat-
ing risk. kungsleden’s customers repre-
sent a cross-section of the swedish 
business community and public ser-
vices. tenants are small enterprises 
and large corporations, although school 
students and pensioners also occupy 
and live in kungsleden’s premises. the 
diagram below illustrates the allocation 
of rental revenues by segment. the ten 
largest tenants in 2011 represented 29 
per cent of rental revenues, or sek 762 
m, see table on page 40. the majority of 
the largest tenants are in the public 
sector, even after only 50 per cent of 
rental revenues being considered for 
these public properties. after the acqui-
sition of nrP properties, companies in 
the aBB group are the largest tenant, 
representing 12 per cent of total rental 
revenues.

Customers and rental revenues

kungsleden endeavours to secure long lease contracts, which are common for public 
tenants. In recent years, kungsleden has also developed its property portfolio to con-
tain more commercial properties with long contracts.

CONTRACTED ANNUAL RENTS, 31 DECEMBER 2011

9% Modular buildings

55% commercial 
properties

36% Public 
properties

Total 
SEK 2,644 m

%

2012 2013 2014 2015 2016 2017 2018 2019 2020 2020 >2022

RENTAL REVENUE MATURITY STRUCTURE
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staBLe rentaL revenues

with the aim of gaining an accurate 
impression of operating risks and 
revenue stability, rental revenues are 
continuously analysed on the basis of 
factors such as premises type, 
customers and lease contract length. 
However, changes in kungsleden’s 
property portfolio mean that lease 
contract rental revenues are not 
consistent with earnings capacity at any 
time, due to factors including future 
entry of tenants contracts are not yet 
recorded.

Participants in the public sector, 
such as central and local government, 
are highly solvent tenants that often 
have long lease contracts. this contrib-
utes to good stability of rental revenues. 
Very long-term lease contracts are also 
common on properties where private 
sector players conduct publicly funded 
operations. through its part-ownership 
of Hemsö, just over 35 per cent of the 
total property holding is let to tenants 
whose operations are publicly funded. 
through purchases and sales, 
kungsleden has worked successfully to 
also increase the average contract term 
in the commercial holding. at year-end, 
the average remaining contract term on 
commercial and public properties was 6 
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greenBuilding certification  
of Fräsen 1
In reality, properties and buildings 
do not create energy savings 
themselves, but rather, it is the 
enthusiasts in our company that 
work constantly on this issue that 
can make a real difference once 
they are put together. an active 
energy savings effort has enabled 
technical Manager thomas löv to 
ensure that two of the properties in 
his area have achieved GreenBuild-
ing certification. effective actions 
have reduced energy consumption 
by more than half over a three-year 
period in both properties. 

What’s your secret when it comes 
to these properties? 
there’s nothing strange, actually we 
have made some obvious changes. 
we exchanged old electric boilers 
for geothermal heat pumps, which 
are a far more efficient way to heat 
properties.we have also optimised 
the ventilation systems and 
adjusted the hot water tempera-
ture. a lot of small efforts, which 
together create big savings.

Why has Kungsleden decided  
to get GreenBuilding certification 
for its buildings?
GreenBuilding is a system that 
suits existing, older buildings, and 
that focuses on the most important 
environmental question; energy 
consumption during the usage 
phase. GreenBuilding suits 
buildings regardless of their 
location in the country.

What do your tenants think  
of the building being classified 
GreenBuilding?
our tenants are really positive 
about buildings being GreenBuild-
ing classified, and it’s also positive 
from a branding perspective for the 
company’s outward trademark.

Will you be continuing with 
GreenBuilding certification  
and energy saving efforts?
absolutely, this is work that 
kungsleden has a constant focus 
on. ongoing operational organisa-
tion and investments in energy-effi-
cient installations will give us the 
opportunity to gain GreenBuilding 
classification for more properties 
going forward, says thomas löv.

O p p O r t u n i t i e s  i n  p r a c t i c e :

Green building is an eu initiative 
designed to accelerate energy 
rationalisation in the construc-
tion and property sector. 
Buildings that use 25% less 
energy than previously or 
compared to the new building 
standards specified in the 
swedish national Housing 
Board’s regulations, can gain 
GreenBuilding certification. In 
sweden, GreenBuilding has 
become a strong energy saving 
brand, and as of May 2011, 
some 200 buildings have been 
certified.

rIsks and  
oPPortunItIes

risks and opportunities 40
financing and financial risks 45
Corporate social responsibility 48



aggregate risk Overview

In approximate terms, risks and 
opportunities can be divided into two 
segments—changes in cash flow and 
changes in value. Cash flow is primarily 
affected by rental revenues, property 
costs, interest costs, taxes and 
environmental risks. kungsleden works 
actively on diversifying risk and reducing 
costs in these segments. as a result of 
kungsleden reporting its properties and 
loans/interest derivatives at what is 
known as fair value, these values are 
highly dependent on cyclical fluctuations 
and funding conditions.

risk and risk minimisation is an 
integrated component of kungsleden’s 
business model, which focuses on 
continuously enhancing the composition 
and quality of the portfolio, with the aim 
of improving its risk-adjusted returns. at 
any time, kungsleden will endeavour to 
have the lowest aggregate risk possible. 
the portfolio is long term with an aver-

age contract term of some six years.
kungsleden limits the risks on its cost 
side, through means including tenants 
being billed for a high share of the costs 
for electricity and heating. Value risk is 
limited because each property is valued 
individually, with regular verification by 
external appraisers. Historically, 
kungsleden’s valuations have been very 
close to those prices realised on sale. 
kungsleden’s extensive transaction 
experience means that valuation risk is 
also limited in purchases.

the largest financial risk is access to 
funding. kungsleden works actively on 
different types of funding source to 
ensure its long-term funding within 
stated risk mandates. Interest is the 
largest cost item, and here too, there is 
an element of risk, depending on the 
progress of market interest rates. to 
limit this cash flow risk, interest swaps 
are primarily utilised. to ensure there is a 
sufficient margin for interest payments, 

kungsleden also has a lower limit for its 
interest coverage ratio, which should not 
be less than a multiple of 1.5. 

risk assessment is a regular yearly 
process within kungsleden. risk assess-
ments are conducted in the form of inter-
nal valuations and also include action-
plans to reduce risks. overall, kungs - 
leden’s financial risks should be set 
against a high-quality portfolio with long 
contracts and stable counterparties.

risks and OppOrtunities in casH fLOw

rent levels and vacancies are controlled 
by factors including swedish economic 
growth, the rate of production of new 
properties, changes to infrastructure, 
employment and demographic factors. 
economic growth is expected to result in 
increased demand for premises, reduced 
vacancies, increased new production and 
the potential for increased market rents. 
stagnation is expected to result in the 
opposite circumstances.

risks and opportunities

achieving kungsleden’s required return, which is 15 per cent on equity, necessitates 
taking some risk. there is a variety of tools available for desired risk control to continu-
ously identify, assess and limit risk. kungsleden works actively on diversifying risk in 
terms of premises type, geography, contract size and tenant category. the goal is 
balanced portfolio risk with a limited impact of exogenous factors. 

largeSt tenantS

Rental 
revenue, 

SEK m

Share of 
rental 

revenue, %

aBB 309 11.7

Municipality of Härnösand 98 3.7

Västra Götaland County 
Council 63 2.4

Bring frigoscandia aB 63 2.4

the swedish national 
fortifications administration 46 1.7

City of Västerås 42 1.6

attendo 37 1.4

ICa 36 1.3

V-taB 34 1.3

Municipality of norrköping 34 1.3

Total 762 28.8
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Rental revenues 
rental revenues and vacancies are 
dependent on swedish economic 
growth, but not least, on the local 
markets where kungsleden is active. 
the scale of new production on each 
market also affects rent levels and 
vacancies. economic growth results in 
increased demand for premises with the 
potential for higher rent levels and lower 
vacancies, while declining growth 
creates the opposite circumstances. 

kungsleden’s contract portfolio is 
fairly long term with an average contract 
term for the whole portfolio of around 
six years. Because the contract term is 
fairly long, changes to market rents on 
commercial premises in the short term 
do not have any major effect on rental 
revenues. this also applies to public 
properties, which are affected by demo-
graphic factors to a far greater degree. 
kungsleden works actively on increasing 
the average contract term of its com-
mercial and public portfolios. 

active risk diversification in terms of 
premises type, geography, contract size 
and tenants, mean that kungsleden has 
a well-balanced portfolio affected by 
exogenous factors in different ways and 
to differing degrees. Potential insolven-
cies have a direct impact on rental reve-
nues. In 2011, rent losses were sek 4 m.

Having few and large commercial 
tenants increases the risk of vacancies 
and rent losses. kungsleden’s 10 largest 
tenants represented 29 per cent of 
rental revenues. of these, five commer-
cial tenants represented 20 per cent of 
rental revenues, with the remainder 

sourced from public tenants. In several 
cases, the largest tenants have different 
operations and subsidiaries in several 
locations, reducing businesspartner risk. 
economic vacancy at the end of 2011 
was sek 239 m, and represents poten-
tial in the form of possible new lettings.

Property costs
the largest operating costs consist of 
costs for electricity, cleaning, heating, 
water, care and maintenance. the cost 
of electricity and heating has the largest 
profit impact. the price of electricity is 
determined by supply and demand on 
the open electricity market. kungsleden 
has limited this risk by hedging a certain 
amount of electric power. a high share 
of the cost of electricity and heating is 
also billed to tenants. kungsleden 
compensates for costs not billed 
onward to tenants by rent contracts 
normally being linked to the CPI, and 
thus indexed. Index clauses mean that 
rents increase by 75-100 per cent of 
inflation. accordingly, kungsleden’s 
exposure to changes in these costs are 
limited. even if this exposure is limited, 
yearly variations in costs of media and 
maintenance do have an impact on 
properties’ operating nets.

kungsleden’s properties with ground 
rent agreements are usually negotiated 
at intervals of 10-20 years. Ground 
rents are currently calculated so that 
the municipality receives a reasonable 
real return on the estimated value of 
land. the possibility that the computa-
tion base of rents will change in future 
renegotiations cannot be ruled out. 

Property tax, which is based on the 
taxable value of properties, is entirely 
dependent on political decisions. this 
applies both to the calculation base, the 
taxable value, and the tax rate. Property 
taxes are normally billed on to tenants 
for leased areas, while kungsleden 
settles the tax for unlet areas. 

Interest costs 
Interest costs are the biggest cost item 
for kungsleden. a more detailed descrip-
tion of kungsleden’s funding and its 
risks is provided separately on pages 
45–47. 

Environmental risks 
Properties affect the environment 
throughout their life-cycles, with the 
majority of the impact arising during the 
usage phase. kungsleden works actively 
on environmental issues as a strategic 

average reMaining ContraCt terM

Type
 

Year

Industrial/warehouse 5.9

retail 4.7

office 3.9

other Commercial 8.6

Commercial Properties 5.1

retirement Home 9.0

school 7.4

Care 4.6

other Public 6.1

Public Properties 7.4

Modular Buildings 1.6

Total 6.4
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matter, which is a part of the whole 
organisation’s day-to-day work. 
according to the swedish environmental 
Code, any party conducting an operation 
that has contributed to pollution takes 
the liability for subsequent treatment. 
unless the party conducting the 
operation can perform or meet the cost 
of such subsequent treatment, the party 
that has purchased the property, and 
who, on purchase, was aware, or should 
have discovered, the pollution, is liable. 
this means that in certain circum-
stances, claims could be addressed 
against kungsleden for decontaminating 
pollution or returning the property to the 
state stipulated by the swedish 
environmental Code. no complete 
investigation of potential pollution in 
kungsleden’s property holding has been 
conducted. In tandem with purchases, 
kungsleden normally performs an 
analysis and risk assessment of 
environmental risks. However, the 
possibility that there is environmental 
pollution that may result in costs for 
kungsleden cannot be ruled out. 
kungsleden was not aware of any 
material environmental claims that 
could be addressed towards it as of 
March 2012.

active environmental work implies 
opportunities to attract new customers, 
reduce energy costs and create a 
stronger brand. 

risks and OppOrtunities in vaLues

kungsleden reports its properties and 
loans/interest derivatives at what is 

termed fair value in its Income state-
ment. this means that the results of 
operations and financial position are 
affected by altered valuations. 

Property values
Property values, assuming a functional 
credit market and transaction market, 
are determined by supply and demand, 
with pricing primarily dependent on the 
property’s expected profit margin and 
the buyer’s required returns. Increased 
demand, lower required returns and 
positive real growth of the profit margin 
result in increased market value, while 
declining demand, higher required 
returns and negative real growth result 
in reduced market value. 

after a few poor years with relatively 
few property purchases and sales due 
to the financial crisis, and thus some 
difficulty in valuing properties, property 
purchases and sales regained momen-
tum in 2010. Interest in property trans-
actions also remained high during the 
first half-year 2011. despite increased 
uncertainty in the second half-year after 
turbulence on international debt mar-
kets, transaction volumes were fairly 
good. overall, this meant greater relia-
bility in the valuation of the property 
portfolio.

the true market value of a property 
cannot be determined until sale. 
kungsleden’s reported market value is 
based on the internal valuation con-
ducted on each property, which is an 
individual assessment of the value that 
could be realised on sale. accordingly, 
there should be some consideration to a 
value interval, which in a functional 
market is normally +/-5-10 per cent, to 

reflect the uncertainty in assumptions 
and calculations made. In a less liquid 
market, the value interval may be 
greater. Value can also be affected if 
the sale is individual or in a portfolio.

the aggregate risk is limited by 
active risk diversification by contract 
length, premises type, geography, ten-
ants and contract size.

the sensitivity analysis above indi-
cates how loan to value ratios are 
affected given a value change of +/–5 
and 10 per cent respectively.

Interest-bearing liabilities
the value of interest-bearing liabilities is 
affected by market interest rates and 
the margin lenders additionally apply. a 
functional credit market is a prerequi-
site for valuing interest-bearing 
liabilities. an in-depth review of 
kungsleden’s interest-bearing liabilities 
and their risks is stated in a separate 
section on pages 45–47.

tax risks
New legislation
Changes to corporate and property 
taxation, such as central government 
and municipal duties, housing contribu-
tions and interest subsidies, may affect 
the conditions applying to kungsleden’s 
operations. It is unlikely that duties and 
subsidies will remain unchanged in the 
future. there are significant differences 
in the political parties’ view of the scale 
and incidence of duties and subsidies. 
the possibility of tax rates changing in 
the future or that other changes occur in 
central government and municipal 
systems that affect property ownership, 
cannot be ruled out. Changes to tax 

leaSaBle area and  
eConoMiC oCCupanCy

Leasable 
area, 000 

sq.m.

Economic 
occupan-

cy, %

Industrial/warehouse 1,280 91.2

office 565 89.2

retail 276 95.3

other Commercial 24 95.3

Commercial Properties 2,145 91.2

retirement Home 333 98.5

school 326 95.3

Care 191 95.5

other Public 101 96.8

Public Properties 951 96.7

Modular Buildings 232 76.9

Total 3,328 91.6

SenSitivity analySiS, CaSh Flow

Change Profit impact, SEK m

rental revenues +/–1% +/–27

economic vacancy +/–1 percentage point +/–30

Property cost +/–1% +/–8

average interest on loan portfolio +/–1 percentage point –/+173

short market interest rates (<6 months) +/–1 percentage point –/+13

SenSitivity analySiS, propertieS

 –10% –5% 0% +5% +10%

Value change before tax, sek m –2,612 –1,306 – 1,306 2,612

equity/assets ratio, % 22.0 24.7 27.3 27.3 29.7

loan to value ratio, % 73.7 69.8 66.3 63.1 60.3
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legislation, corporation tax and other 
central government duties may affect 
kungsleden’s results of operations 
positively or negatively. 

Changed practice
also, it is fair to state that generally, tax 
regulation is complex and the interpreta-
tions of different courts of prevailing 
legislation may change. In addition, tax 
processes regarding the company’s 
taxation are considered in the first 
instance by the swedish tax agency, 
which makes an assessment decision. 
the swedish tax agency’s decisions can 
be subject to appeal at the administra-
tive court level (formerly county adminis-
trative court), whose rulings can in turn 
be appealed at the administrative court 
of appeal (formerly supreme administra-
tive court). this court’s rulings can also 
be subject to appeal at the supreme 
administrative court of appeal. accord-
ingly, this means that the practice of the 
administrative court of appeal may 
change at the supreme administrative 
court, and also that the supreme admin-
istrative court can alter its own practice 
in certain cases. 

In addition to the customary proce-
dure, it is also possible to apply for an 
advance ruling from the Council for 
advance tax rulings. thereby, a com-
pany can describe an intended transac-
tion, and inquire about the tax conse-
quences of such transaction. the 
Council for advance tax rulings’ deci-
sion can be subject to appeal at the 
supreme administrative court of appeal, 
which can change the ruling. 

It can be noted that the supreme 
administrative Court’s tax rulings of 29 
May 2009, rÅ 2009 note 86 and rÅ 
2009 note 88, related to advance rul-
ings from the Council for advance tax 
rulings from 2006 that were subject to 
appeal. another advance ruling, rÅ 
2009 note 87, known as “the Cyprus rul-
ing” was referred to the Council for 
advance tax rulings for reconsideration. 
the Council for advance tax rulings 
issued a new ruling on this case on 2 
July 2010. the Council for advance tax 
rulings’ ruling is subject to appeal at 
the supreme administrative Court.

accordingly, this means that in the 
first two cases, taxpayers waited more 
than three years for a ruling, which to 

some extent, also appears to change 
previous practice. In the third case, 
regarding “the Cyprus ruling” the 
supreme administrative Court had still 
not issued its ruling at the end of 2011, 
i.e. six years after the application for an 
advance ruling. the rules regarding 
advance rulings state that they should be 
dealt with promptly. In an international 
context, three to six years could probably 
be considered a very long time to have to 
wait for a definitive ruling on an advance 
ruling. this creates uncertainty regarding 
what actually applies in the tax segment, 
not only for individual taxpayers, but for 
all taxpayers because the supreme 
administrative Court determines practice 
in the tax segment. 

In this context, it should be noted that 
normally, the swedish tax agency can 
re-assess a company’s taxation within two 
years of the financial year, although in 
some cases, the tax agency can re-assess 
up to another four years retroactively. 

to avoid misunderstanding, it is 
important to emphasise that kungsleden 
was not party to the cases covered by 
the above rulings. However, after the 
rulings were reported, kungsleden con-
ducted an analysis of the transactions 
that the company was party to and 
resembled those that were covered by 
the rulings. these transactions are few in 
number, conducted in the years 2004–
2006. the transactions kungsleden 
judges may be affected by the supreme 
administrative Court’s rulings have been 
analysed individually and separately from 
ongoing tax computations. 

Current tax situation
In autumn 2011 and february 2012, the 
swedish tax agency contended that the 
administrative Court should consider 
whether the swedish tax evasion act is 
applicable to three kungsleden 
transactions in the fiscal year 2006 (two 
companies) and fiscal year 2008 (one 
company). these transactions involve 
the impairment of stock shares, which 
according to kungsleden’s opinion, were 
conducted in accordance with applicable 
practice from the supreme administra-
tive Court. the swedish tax agency’s 
claim would result in additional tax 
claims of sek 420 m for kungsleden. 

In January 2012, the administrative 
Court in stockholm reported its ruling 

that rejected deductions for the 
impairment of stock shares and the 
application of transitional provisions in 
the fiscal year 2009. the tax claim 
resulting from this ruling is sek 120 m, 
as previously stated in the annual 
report for 2010 and Interim reports in 
2011. the administrative Court’s ruling 
will be subject to appeal at the 
administrative Court of appeal. 
as previously reported, kungsleden has 
received rulings from the stockholm 
administrative Court relating to 
transactions conducted in a similar 
manner to those covered by what is 
termed “the Cyprus ruling.” the 
administrative Court found that the 
capital gains from the property sales 
should be re-allocated and a higher 
share of the gains should be subject to 
taxation in sweden. the court’s finding 
based on “the Cyprus ruling” implies 
further tax claims on kungsleden of 
some sek 200 m including tax 
surcharges, as reported in press 
releases of 7 June and 17 June 2010.

kungsleden has appealed against 
these rulings at the administrative Court 
of appeal in stockholm. However, the 
administrative Court of appeal has 
issued a stay on all cases on similar 
questions pending a ruling from the 
supreme administrative Court of appeal 
regarding the advance ruling that was 
subject to appeal from 2006. 
kungsleden considers that the swedish 
tax agency’s claim is erroneous and the 
company’s judgment regarding these 
transactions has not changed, and 
accordingly, no provisioning has been 
made for these tax claims. although 
these property sales resulted in a low tax 
charge, it can be noted that the swedish 
tax agency’s own assessment was that 
it was fully permitted and accepted to 
sell the properties free of tax as a portfo-
lio, i.e. the freedom from tax in the prop-
erty sales was neither unexpected nor 
controversial. the chosen sales methods 
were selected exclusively for business 
reasons, not to pay lower tax.

In 2010, the swedish tax agency 
requested the administrative Court level 
to consider whether the swedish tax 
evasion act was applicable to three 
transactions that kungsleden had con-
ducted. the swedish tax agency claims 
that the Court should consider re-assess-
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ing taxable income, corresponding to a 
tax claim of approximately sek 920 m.

In total, the tax claims amount to 
sek 1,660 m, and kungsleden provi-
sioned sek 325 m for one of the trans-
actions in 2009. It should be noted that 
regulatory decisions correspond to only 
sek 320 m. 

If the swedish tax agency’s claims 
prevail, kungsleden judges that the 
majority of the re-assessment can be 
offset against tax loss carry-forwards. 
Given a potential negative outcome of 
proceedings, the liquidity effect would 
not exceed sek 860 m including tax 
surcharges and estimated interest. 
Because kungsleden has tax loss carry-
forwards that have not been capitalised 

in its accounting, they could meet a 
significant portion of the potential nega-
tive outcome of proceedings. If the 
outcome of all these proceedings is 
negative, the company estimates that 
this would reduce consolidated equity 
by approximately sek 1,660 m including 
tax surcharges and interest. 

Updated assessment
kungsleden’s point of view is that it 
wishes to comply fully with the laws and 
practice in place coincident with each tax 
return. kungsleden continuously recon-
ciles its own assessments on tax issues 
with external experts. However, this does 
not mean that there is no risk that tax 
courts could assess completed transac-

tions differently to the company. It can 
also be assumed that the swedish tax 
agency will initiate proceedings against 
different companies in the group to 
increase their assessed income in cer-
tain cases. 

kungsleden’s assessments and 
computations will be re-considered at 
each reporting date. accordingly, final 
outcomes may be higher and lower than 
the current assessment.  
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raising capitaL and tHe  
cOmpOsitiOn Of capitaL

kungsleden conducts highly capital-
intensive operations. access to capital is 
a prerequisite for enabling the operation 
of a successful property business. total 
assets on 31 december 2011 were sek 
28,296 m, of which properties were sek 
26,122 m. the total asset mass is 
funded with equity, interest-bearing 
liabilities and non interest-bearing 
liabilities. the division between them 
depends on factors such as the cost of 
the different sources of funding, the risk 
in the property portfolio and the lenders’ 
pricing and risk appetite over time. the 
most costly form of funding is equity, 
while borrowed capital is generally 
cheaper, which means kungsleden 
endeavours to attain an optimal mix 
between these sources to achieve the 
desired return on equity. of total asset 
values as of 31 december 2011: 

•   equity was 27 per cent

•   interest-bearing liabilities were  
61 per cent 

•   non interest-bearing liabilities were 
12 per cent.

Equity
ahe share of equity in relation to total 
assets, the equity ratio, was 27 (30) per 
cent. the cost of equity is the same as 
the return on equity, which consists of 
profit after tax in relation to average 
equity. the objective is for return on 
equity to amount to 15 per cent over 
time. 

Interest-bearing liabilities
Because interest-bearing liabilities are a 
cheaper source of funding than equity, 
kungsleden endeavours to achieve a 
fairly high share of external borrowings 
within the limit of the issued risk 
mandate and finance policy. Interest-
bearing liabilities comprised 61 (57) per 
cent of total funding as of 31 december 
2011. kungsleden judges that low 
operating risk with high predictability 
and profits from property management 

from long lease contracts, high property 
yields and diversification in terms of 
property type and geography makes a 
relatively high share of interest-bearing 
liabilities possible. accordingly, equity is 
used effectively, creating higher returns 
than would be possible otherwise, 
without risk levels being excessive.

Non interest-bearing liabilities
Primarily, non interest-bearing liabilities 
consist of provisions, negative values 
on derivatives, accrued costs and 
deferred income and other liabilities.  
as of 31 december 2011, non interest-
bearing liabilities comprised 12 per cent 
of total funding. non interest-bearing 
liabilities make up the group’s working 
capital with the asset items receivables 
etc. and basic liquidity.

financiaL risks 

financial risks are the risks of fluctua-
tions in the company’s profits and cash 
flow resulting from changes in market 
interest rates, re-financing and credit 
risks, and exchange rates. definition of 
financial risks:

•   financial risk is defined as the risk of 
funding not being forthcoming, or only 
arranged on unfavourable terms. 

•   Interest risk is defined as the risk of 
a profit and cash flow effect from a 
change in market interest rates.

•   liquidity risk is defined as the risk of 
not having access to cash and cash 
equivalents or credit facilities to 
cover payment obligations.

•   Credit risk is defined as the risk that 
a counterparty does not fulfil all or 
parts of its commitment.  

•   Currency risk is defined as the 
translation risk on investments in 
foreign countries. 

the group’s finance Policy for managing 
financial risks has been prepared by the 
Board and provides a framework of 
guidelines and rules, expressed as risk 
mandates and limits for financing 

activities. responsibility for the group’s 
financial transactions and risks is 
managed centrally by the group’s 
finance function. 

the overall objectives of the finance 
function are:

•   to ensure the long and short-term 
access to capital. 

•   to adapt kungsleden’s funding 
strategy according to the company’s 
operations in order for a sustainable 
and stable capital structure to be 
achieved and maintained. 

•   to achieve the optimal net financial 
position within established limits for 
risk exposure. 

LOans arranged and finance risk

kungsleden’s finance policy stipulates 
the maximum share of the loan portfolio 
that may be held by a single lender. the 
policy also regulates the share of loans 
that may become due for re-financing 
within one year. these guidelines, 
combined with good advance planning, 
limit kungsleden’s re-financing risk. 

the loan portfolio is based on bilat-
eral agreements with banks, a syndi-
cated credit facility and unsecured bond 
loans. loan agreements are often 
signed with maturities of three to five 
years, which is market practice for prop-
erty credits. In these agreements, 
kungsleden endeavours to secure short 
fixed interest terms to retain the great-
est possible flexibility and to avoid incur-
ring costs for potential advance redemp-
tion of fixed loans upon property sales 
and refinancing. the average conversion 
term was 1.8 years at year-end.  

at the end of the period, the loan 
portfolio amounted to a nominal sek 
17,326 (13,990) m, an increase after 
funding properties purchased in the year. 
sek 1,599 (999) m of the loan portfolio 
was unsecured bond loans. the market 
value of loans and financial instruments 
was sek 18,581 (14,706) m. un-utilised 
credit facilities amounted to sek 3,160 
(4,254) m. 

Financing and financial risks

kungsleden bases its business model on properties being financed with equity and exter-
nal borrowings to attain a good return on invested capital. this also means that operations 
are exposed to various forms of financial risk. to manage, and to some extent exploit, 
these risks, the company utilises a finance Policy, approved by the Board of directors.
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Maturity StruCture, CreditS (inC. un-utiliSed Credit FaCilitieS)

As of 31 December 2011
Utilised  
credits 

Un-utilised  
credits 

Total  
credits

2012 8,510 3,110 11,620

2013 2,725 50 2,775

2014 2,573 2,573

2015 999 999

2016 2,044 2,044

2017 – –

2018 303 303

2019 172 172

Total 17,326 3,160 20,486

Average conversion term, years 1.8 1.5

SenSitivity analySiS, intereSt rate FluCtuationS

Effect on net financial position, SEK m 31 Dec 2011

loan portfolio average interest changes +/– 1 percentage point –/+ 173

short market interest rates (< six months) change, +/– 1 percentage point –/+ 13

Effect of unrealised value change/reserve fair value, SEK m 31 dec 2011

Market interest rate change on all maturities, +/-1 percentage point1 + 738/–813

1   the valuation of interest swaps means that future cash flows are discounted to present value using the current market interest 
rate for each maturity. to evaluate the interest sensitivity of the portfolio, the calculation has been conducted on the basis of a one 
percentage point change to market interest rates on all maturities.

kungsleden works continuously on the 
maturity structure of its credit portfolio. 
this is achieved through ongoing discus-
sions with existing and potential lenders 
and by utilizing alternative funding 
sources available on the capital markets. 
Currently, there is a trend toward shorter 
capital tie-ups among credit institutions 
who prefer short-term loans, which has 
also meant longer capital tie-ups becom-
ing more costly than previously. this may 
result in a shorter average capital tie-ups 
going forward than historically. 

loans of sek 11,620 m mature in 
2012, of which sek 8,510 m were utilized 
and sek 3,160 m un-utilised credit facili-
ties as of 31 december 2011. the major-
ity of the maturing credits are held by 
kungsleden and only sek 1,648 m are 
credits within the Hemsö group. the 
current sek 6,000 m credit facility, of 
which only about 50 per cent was utilized 
in recent years, was replaced by a new 
sek 4,500 m facility in January 2012, 
which runs until January 2015. accord-
ingly, a total of half of maturities in 2012 
have been re-arranged. work on other 
loan maturities in 2012 is ongoing. 
kungsleden expects these loans to be 
re-arranged on market terms.

fixed interest terms  
and interest risk

Interest risk is managed at an overall 
group level. the interest fixing strategy is 
expressed in maturity intervals and 
divergence intervals. adjustments 
between short and long fixed interest 
terms are made on the basis of the state 
of the bond market, the company’s 
capacity to cope with negative scenarios 

and the current view of risk. the Board 
determines intervals for the share of loan 
interest that should be fixed in various 
maturity intervals annually. 

the desired risk level is achieved 
through interest swaps or interest caps. 
all the financial instruments utilised must 
be liquid, and the finance function must 
maintain thorough knowledge of such 
instruments’ function, risk and pricing.

one frequently used interest deriva-
tive is interest swaps, which mean enter-
ing a contract with a predetermined 
duration, whereby the parties swap inter-
est flows with each other. for example, 
paying fixed interest and receiving varia-

ble interest in return from an external 
party. an interest cap implies entering a 
contract with a predetermined duration 
and, for a fee, insuring that interest costs 
do not exceed a predetermined level. 

the derivative portfolio amounted to 
sek 15,300 (14,450) m in nominal inter-
est swaps. In the year, kungsleden can-
celled a nominal amount of sek 2,800 m 
of swaps, to better reflect the volume of 
its loan portfolio, while Hemsö started 
interest hedging its loan portfolio at 
maturities of between one and ten years, 
which has increased the group’s deriva-
tive portfolio by sek 3,650 m. In addition, 
sek 2,600 m of nominal amount of 

the loan portfolio is arranged with short inter-
est fixings. to reduce interest risk, fixed inter-
est periods are extended using derivatives. 
In practice, kungsleden’s interest deriva-
tives involve the company receiving variable 
interest and paying fixed interest on longer 
maturities. the variable interest receives in 
the derivatives matches the variable interest 
paid in underlying bank loans, thus creating a 
traditional interest fixing.

the group’s average interest of 4.8 per 
cent is due to kungsleden fixing interest rates 
in market conditions when interest rates were 
higher than today. average interest corre-
sponds to the interest cost of loans, arrange-
ment fees and derivatives in relation to cur-
rent loan volumes at the reporting date. 

Because the derivative portfolio is largely 
in balance with the loan portfolio, changes in 
market interest rates only marginally affect 
kungsleden’s net financial position, see sen-
sitivity analysis below.

Maturity StruCture, Fixed intereSt periodS

As of 31 December 2011
Loans,  
SEK m

Interest 
derivatives, 

SEK m

Average 
interest 

derivatives, %

Average 
interest loan 

and deriva- 
tives, %

Average fixed 
interest term, 

years

2012 17,326 200 4.3

2013 1,100 3.7

2014 2,400 3.8

2015 2,700 4.0

2016 950 3.3

2017 700 3.7

2018 3,850 4.1

2019 1,400 3.1

2020 1,200 3.4

2021 800 3.3

Total 17,326 15,300 4.8 4.7

Market valuation of loans 
and derivatives 1,255

Total 18,581
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existing swaps have been extended by 
between three and six years to benefit 
from the low long swap rates. at year-end, 
the average remaining fixed interest 
period was 4.7 (4.9) years. 

the average interest rate was 4.8 
(5.3) per cent as of 31 december. aver-
age interest has reduced since year-end 
because a number of existing swaps 
were extended at lower interest rates 
and some swaps were cancelled in 
advance in the year. an increased loan 
volume in the year contributed to reduc-
ing the average interest rate marginally 
because the derivative portfolio’s nomi-
nal amount was larger than the loan 
volume at the beginning of the year. 

with a derivative portfolio of sek 
15,300 m, interest-bearing liabilities of 
sek 17,315 m were largely interest 
hedged, and accordingly, interest costs 
were not significantly affected by altered 
market interest rates. 

Interest swaps are valued by discount-
ing future net cash flows to present value 
using the current market interest rate. 
the optionality of derivative contracts is 
valued according to the market’s custom-
ary valuation model. as of 31 december, 
the deficit value of loans and financial 
instruments was sek –1,255 m against 
sek –717 m at the beginning of the year. 
the increase in the deficit value relates to 
market interests on long maturities falling 
in the year, corresponding to sek –604 
m, and being reported as unrealised 
value changes on financial instruments. 
In addition, interest derivatives of sek 66 
m were cancelled. other financial meas-
urements (currency items and share 
swaps) changed by sek –5 m, resulting in 
total unrealised value changes in the 
Income statement for 2011 of sek –609 
m. unrealised value changes do not 
affect cash flow. If derivatives are not 
realized before the end of their term, their 
value over time will diminish to zero.

Liquidity management  
and Liquidity risk

the scale of liquid financial assets 
should satisfy the requirement of a good 
liquidity reserve. surplus liquidity is 
primarily used to redeem interest-bear-
ing loans because this generates better 
returns than if these funds were 
invested with credit institutions. 
overdraft facilities are also in place to 
enable flexible cash management. at 
any time, liquidity should correspond to 
at least three months’ known payments, 
including interest payments and loan 
re-arrangements.

as of 31 december 2011, cash and cash 
equivalents were sek 816 (747) m, and 
disposable liquidity including un-utilised 
overdraft facilities and the un-utilised 
portion of the syndicated loan agree-
ment, was sek 2,564 (2,049) m, based 
on the current property portfolio.  

credit risk

Credit risk is defined as the risk that a 
counterparty does not fulfil all or parts 
of its obligations. Credit risk exists in 
derivative agreements, when issuing 
vendor notes and investing surplus 
liquidity. 

Credit risk also relates to the risk 
that a counterparty does not make its 
payments of rent or sales proceeds. 
Historically, rent losses have been low, 
and in 2011 were sek 4 (+1) m, or 0.01 
per cent of revenues. over the last five 
years, only one vendor note was not 
paid. this vendor note was not recog-
nized as revenue on sale, and accord-
ingly, no actual loss occurred. security 
is normally obtained to mitigate credit 
risk. the relevant long-term receivables 
amounted to sek 444 (288) m as of 31 
december. security for the two signifi-
cant receivables has been obtained, 
whose market value is judged to exceed 
the outstanding receivables. for more 
information, see note 22. 

currency risk

the group’s currency exposure consists of 
translation exposure through property 
operations, primarily in Germany. 
essentially, there is no transaction expo-
sure. according to kungsleden’s finance 
policy, properties in foreign currencies 
should be financed in that country’s 
currency. If an investment through equity 
in foreign currency exceeds sek 500 m, 
the Board of directors consider each year 
as to whether this capital should be 
currency hedged. In addition, when sales 
are decided, at least 50 per cent of the 
surplus value should be currency 
hedged, providing this is not re-invested 
in local currency.  

as of 31 december 2011, kungsleden 
held sek 939 m of foreign properties, 
most of which were financed with euro-
denominated loans. accordingly, no 
currency derivatives were required to 
minimize euro exposure. In the current 
situation, exposure is fairly limited and no 
currency derivatives were necessary to 
minimise euro exposure as of 31 decem-
ber 2011. the effect of translation expo-
sure on other comprehensive income 
amounted to sek –3 (84) m in the year. 

cOmmitments in LOan agreements

Property, shares or guarantee commit-
ments are usually pledged as collateral 
for bank loans. 

In addition, loan agreements can 
include covenants on interest coverage 
ratios and loan to value ratios, which 
were all satisfied as of 31 december. for 
2001, the group’s interest coverage ratio 
was 1.9 times and its loan to value ratio 
for secure credits was 60 per cent as of 
31 december. 

tHe BOnd market 2011

like all companies, kungsleden is 
affected by events on the financial 
markets. In the first half-year 2011, 
progress on the swedish financial 
markets was stable, with fairly positive 
lenders and margins gradually reducing. 
after the summer, conditions altered 
radically, driven by renewed debt turmoil 
in europe, and new, more stringent 
capital adequacy requirements on nordic 
banks. Interbank rates in sweden (stibor) 
increased simultaneous with longer 
market interest rates falling dramatically 
in a manner that was hard to predict. the 
combination of regulation and compensa-
tion for banks’ increased funding costs 
resulted in a sharp increase in interest 
margins in the latter half-year and 
generally worse access to credit.

the short interest rate, stibor 90 day, 
increased from 1.95 per cent to 2.64 per 
cent in 2011. However, five-year yields 
fell significantly, and as of 31 december 
were 1.96 per cent, against 3.20 per 
cent at the beginning of the year. uncer-
tainty on the financial markets remains 
substantial, which means that the pro-
gress of short interest rates and interest 
rates on long maturities is uncertain. 

cOsts and revenue 

the Income statement is charged with 
interest costs and changes in fair value 
of loans and derivatives.  

Interest costs in 2011 were sek 873 
(752) m, with the increase mainly 
explained by a higher loan volume, as a 
result of funding acquisitions in the year 
and newly arranged bond loans having 
higher interest margins than bank bor-
rowings. Interest income, other financial 
revenues and other financial costs were 
sek 5 (3) m net. 

Value changes on loans and financial 
derivatives were negative as a conse-
quence of falling long yields in the year 
and amounted to sek –609 (–430) m. 
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Corporate social responsibility

kungsleden’s social responsibility addresses customers, suppliers, employees, owners 
and broader society. environmental work is a strategic issue and part of day-to-day 
work in the whole organisation.

envirOnment and sustainaBiLity

long-term and goal-oriented work on 
sustainability means creating value for 
the company’s stakeholders, like 
owners and customers, and being a 
good employer.

A few highlights from our  
environmental work in 2011
•   GreenBuilding—kungsleden 

GreenBuilding certified three 
properties and filed another 
application for certification.

•   Green Leases—kungsleden initiated 
an environmental collaboration with 
tenants and started offering Green 
leases, with two Green leases 
signed in 2011.

•   Earth hour—kungsleden participated 
in the world wildlife fund’s (wwf) 
earth Hour campaign also in 2011.

Energy-saving measures
Initiatives during the year focused on 
continuing to reduce energy consump-
tion in properties, and thus decrease 
greenhouse gas emissions. this 
goal-oriented and structured energy 
effort generated energy savings of over 
25 per cent in several properties, three 
of which are now GreenBuilding 
classified.

the results of kungsleden’s carbon 
dioxide reduction effort in the past two 
years secured retained status in the 
Carbon disclosure Project in 2011. 
kungsleden achieved 68 (68) of a possible 
100 points, putting the company among 
the top property owners in sweden.

kungsleden also updated the stand-
ards it applies to construction contrac-
tors and suppliers regarding their 
choices of methods and materials for 
conversion projects. 

Green Leases
as a property owner, kungsleden has 
good prospects of working for a reduced 
environmental burden alongside tenants 
and customers. during the year, several 
tenants signed Green leases, involving 
a deeper partnership on sustainability 
issues. By signing a Green lease, 
kungsleden tenants contribute to a 
better environment while also gaining an 
opportunity to save money through 
reduced energy consumption.

Employee commitment
In addition to work on collective 
environmental targets, a series of other 
activities were conducted such as 
participation in the wwf earth Hour and 
on-going training of property manage-
ment staff on environmental issues.

sOciaL and etHicaL respOnsiBiLity

kungsleden conducts its operations  
in a business-like manner. entered 
agreements are respected and 
observed. kungsleden does not tolerate 
bribery or corruption. no forms of illegal 
or child labour are accepted in any 
context.

a self-evident foundation for 
kungsleden’s ethical guidelines is that 
the company respects laws and other 
ordinances, and complies with interna-
tional standards regulating human 
rights, labour and the environment. 
additionally, discussing business ethics 
regularly, and clarifying what is unaccep-
table by example, is important in 
kungsleden.

as an employer and property com-
pany, kungsleden observes human 
rights as defined by the un. for goods 
and services, kungsleden has also 
defined standards to be applied to its 
suppliers that must be compatible with:

•   the Ilo’s eight core conventions.

•   article 32 of the un’s Convention on 
the rights of the Child.

•   the labour law and working environ-
ment legislation applicable in 
countries of manufacture.

•   the labour laws, including legislation 
on minimum wages and social 
insurance applicable in countries of 
manufacture.

for more information on how 
kungsleden works on Csr, please refer 
to kungsleden—the workplace on pages 
22–24 and www.kungsleden.se.

sOciaL cOmmitment

kungsleden’s social commitment goes a 
little further than property management 
and our core business. kungsleden has 
chosen to engage in social projects that 
support young people. kungsleden’s 
employees can spend one working day a 
year on voluntary work. In all the social 
projects that kungsleden has chosen to 
commit to, all the young people share 
the hope and belief that these initiatives 
will make a difference. 

Fryshuset
In early 2010, kungsleden started a 
partnership with youth work charity 
fryshuset. kungsleden is keen to 
contribute to an operation that supports 
young people and creates the right 
prospects for a warm and creative 
society that everyone wants to, and can, 
be part of. 

fryshuset has the straightforward 
conviction that encouragement, trust, 
responsibility and know-how build self-
esteem and bring out peoples’ inner 
strength. these values and attitudes 
are closely consistent with what 
kungsleden stands for.
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environMental worK in 2011

Target Comment                    Status as of December 31, 2011

five GreenBuilding-rated properties 
before year-end 2011.

three properties approved, with one sold, and another 
application filed in december 2011 for review in 2012.

reduce Co2 emissions from energy 
consumption by 10 per cent by 
2012 compared to 2008. 

Electricity
emissions in 2008: 9,000 tons of Co2

emissions in 2011: 372 tons of Co22

Heat
emissions in 2008: 11,000 tons of Co2

emissions in 2011: 8,000 tons of Co2

the changeover of electricity agreements to hydropower 
with certification of origin represents the biggest reduc-
tion of emissions. area decreased from 2,893,000 
sq.m. to 2,086,000 sq.m. in the period from 2008 to 
2011.

Participate in at least one develop-
ment/research project for reducing 
energy consumption in properties. 

In 2011, kungsleden participated in a research project 
on led lighting in industrial properties together Bergen 
and linköping universities.

all company vehicles to be environ-
mentally rated1 by 2012.

the share of environmentally rated vehicles was 86 
per cent in december 2011 (18 of 21).

Phase out the use of heating oil 
before year-end 2011.

Conversion to more environmentally friendly technol-
ogy is progressing, and the percentage of properties 
currently heated with fossil fuel is marginal: 8 proper-
ties (1 per cent) have oil heating.

Measure radon levels at all commer-
cial properties and high content to 
be re-sold before year-end 2011.

Measurements were conducted in the oil heating 
season 2011/2012. High levels are actioned on a 
continuous basis.

sign Green leases with at least ten 
tenants in 2011.

two Green leases were signed in the year.

Increase the usage of video confer-
encing in our organization.

several offices were relocated in the year, which cre-
ated a need for new technology installations. work on 
videoconferencing is continuing in 2012.

follow-ups on the environmental 
standards we set on large projects.

follow-up on one project per region.

0% 100%

1  according to the swedish national road administration’s definition.

Caldon Thomas receives a check in the amount of SEK 50 000 from Kungsleden for his great work with young people in Örnsköldsvik.
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fryshuset has just over 400 employees 
and runs some 30 different operations 
in stockholm, Gothenburg and Malmö. 
these extend from sport and leisure 
activities to projects that address 
current social challenges. kungsleden 
owns and manages properties in some 
140 municipalities in sweden. the 
diversity of kungsleden’s business is 
closely consistent with fryshuset’s 
ambitions of nationwide reach. 

kungsleden is donating sek 2 m per 
year over three years to fryshuset’s 
activities. within these funds, in 2011, 
kungsleden donated sek 50,000 each 
to 3 projects. these were:

The Peace & Love activity centre and 
Mecka Cykel (fixing bikes) in Linköping
youth organization Peace & love’s 
activities are now a natural part of 
allaktivitetshuset activity centre, a youth 
and training centre in skäggetorp, one of 
the more vulnerable parts of the city of 
linköping, south west of stockholm. the 
activity centre has arranged basketball 
and soccer tournaments for young 
people. a somalian association has also 
been formed in the activity centre, which 
very quickly became active, and has 
started a programme of night watch 
walks in the area. 

non-profit organization Mecka Cykel 
is also located in skäggetorp in 
linköping. the centre opens two days a 
week, and has become a popular meet-
ing place where young people learn to 
collaborate, fix up old bikes, benefit 
from an adult role model, and also earn 

a small sum for the bikes they sell. 
there is no financial gain in this project, 
but rather the gain is the effort and work 
young people put into repairing the 
bikes. this shows that anything is possi-
ble, even with modest funds.

Mecka Cykel (the linköping Bicycle 
and Moped association) is growing. a 
collaboration with aBf (the swedish 
workers’ education association) has 
been initiated and this association has 
held courses for both men and women.

Game Time i Umeå
Game time, led by fernando flores, has 
founded a soccer team now playing in 
sweden’s division six. training is held in 
the Ålidhem Hall. Game time also rents 
premises in the Gamla slakteriet quarter, 
which is owned and managed by 
kungsleden, where partnership with 
another association has commenced. 
the association is offering basketball 
and drop-in soccer for children and young 
people. a soccer tournament was 
arranged earlier in the year in collabora-
tion with the Municipality and the athena 
leisure centre. 

Caldon Thomas in Örnsköldsvik
In Örnsköldsvik, in northern sweden, 
Caldon thomas has worked on starting 
up activities in the public park, folkets 
park. He is currently employed one day a 
week by folkets park to arrange youth 
activities through dance. an integration 
program has started, which attracts 
some 15 participants each week. 

Young Personal Finance
young Personal finance is an education 
project run within the supports of stock 
traders foundation aktiefrämjandet. 
young Personal finance is a school 
information project designed to inspire 
young people and teachers to learn more 
about personal finance and savings 
through informational events, educational 
material and opinion-buliding efforts. 
kungsleden has decided to support this 
project, and is donating sek 1 m per year 
over four years. these funds will be used 
to finance the activities of young Personal 
finance.

It’s important that the younger gener-
ation gets basic knowledge on stock 
market trading and mutual funds, not 
just for the individual and society in 
general, but also for kungsleden as a 
listed company. kungsleden has over 
20,000 shareholders, many of them 
private individuals.

during the academic year 
2010/2011, project staff met some 
15,700 school students. students in 
automotive, social science and individ-
ual programs all over the country got an 
opportunity to find out more about 
personal finance for free. the objective 
for the academic year 2011/2012 is to 
meet over 17,000 students in various 
education programmes nationwide. 

More information on this project is 
available at www.ungprivatekonomi.se. 
(In Swedish only)

the environMental year in FigureS:

2011 2010 2009 2008 2007

electrical energy consumed (kungsleden’s subscriptions), Gwh 111 87 104 89 93

electricity consumption/sq.m., kwh 38 39 39 28 30

number of properties with caulking compounds containing PCBs 2 0 6 21 22

share of properties with oil heating, % 1 3 4 6 7

share of environmentally-rated company vehicles, % 86 50 33 14 10

environMental targetS, 2012

1. environmental certification of one property per region in 2012. (kungsleden has five internal regions.)

2. Green leases to be offered to all qualifying customers during leasing discussions.

3. energy consumption to be reduced by 3 per cent per square metre between 2012 and 2014 (2011 as base year).
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employee interview
—Fredrik Sörling

What is your area of responsibility?
I mainly work on our large accounts, 
proactively with potential future 
customers as well as with existing 
tenants. within retail properties, I 
work in a team with managers on a 
strategic and operational level, for 
example on a specific shopping 
centre or location. this is often in 
dialogue with representatives of the 
municipality, which is inspiring and 
expands kungsleden’s contact field.

What’s the most enjoyable  
part of your job?
Being able to contribute views and 
ideas to develop what we do, and 
also being part of realizing the 
ideas.

What gives you energy at work?
the creative environment where 
everyone sees the opportunities, 
both colleagues and external 
stake holders.

What gives you energy  
in your spare time?
after almost 30 years, the biggest 
kick in my life is pulling on my wetsuit 
and going out in really windy weather 
on my windsurfing board. since I 
don’t always think it’s windy enough, 

there are also other things I love to 
do. an hour or so playing my electric 
guitar usually brings peace to my 
soul. these interests, and being with 
my family, make me feel good.

How do you balance your  
work and leisure?
flexible work-houres and an 
understanding employer are 
prerequisites of being a wind-
surfer. you can’t always do it, but 
it’s important to be able to take 
advantage of what the weather 
offers you from time to time. and I 
bring this back into my work, where 
being able to adapt quickly to new 
and unforeseen events is impor-
tant. we work in a fast pace 
environment, with a lot of things 
going on at once, and you need to 
be able to prioritise.

How does Kungsleden facilitate 
opportunities for you?
we’re never standing still, but always 
trying to find new ways to simplify 
things for our customers. we’re not 
spectators, but rather we are active 
on the playing field. this has enabled 
me to develop in my role, and I hope 
it’s evident in my work. 

O p p O r t u n i t i e s  i n  p r a c t i c e : kunGsleden 
as an  

InVestMent
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the share 54
five-year summary 58



A professional approach
Professionalism is a prerequisite for 
doing good business. kungsleden’s 
ambition is for both parties in a 
business transaction to feel like they 
have emerged as winners. 

Opportunities oriented
kungsleden is on the lookout for 
opportunities in properties, premises 
and geographical locations. In practice, 
this means an endeavour to be innova-
tive and easy to deal with. an entrepre-
neurial spirit is nurtured by decision 
making delegated throughout the 
organization—where the customer is. 

Taking responsibility
Being responsible means taking the 
initiative and being committed. for 
kungsleden’s employees, this may 

sometimes mean questioning things, or 
seizing an opportunity when it arises.  

Egalitarianism
straightforward and honest dialogue 
can get you a long way. for kungsleden, 
what is most important is to find 
solutions customers are satisfied with. 

Fast-acting
kungsleden has an informal manage-
ment approach and un-bureaucratic 
organization. In addition, decision 
mandates are delegated throughout the 
organization, which means that 
decisions can be taken faster and 
closer to the customer. overall, this 
means that kungsleden and its 
employees are straightforward and 
simple in their handling, and can act 
quickly when required.

Kungsleden as an investment

Good and expedient premises in the right location are a requirement for most opera-
tions, commercial or public. kungsleden is responsive to customer needs and can offer 
premises in small and large locations nationwide. kungsleden can attract and retain 
tenants for the long term, while simultaneously limiting risks. despite generally poor 
prospects for europe in 2012, in relative terms, the swedish economy is expected to 
perform better.

SEK
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tHree reasOns tO  
invest in kungsLeden

•   the swedish economy is strong 
compared to many other european 
countries. this ensures continued 
good demand for functional commer-
cial and public premises in attractive 
locations. 

•   diversified tenants and properties, 
good geographical diversity and long 
lease contracts results in, the 
business delivering stable cash flows 
over a whole business cycle.

•   ongoing portfolio enhancement and 
risk limitation through the purchase 
and sale of properties creates an 
attractive combination of good 
returns for low risk.

success factOrs

Portfolio quality
In recent years, kungsleden’s portfolio 
has been refined and properties with 
higher risk profiles sold off. this means 
that the quality of the portfolio is higher 
than ever, which translates into low 
vacancies and stable cash flows.

Understanding customers
kungsleden always endeavours to secure 
good understanding of customer needs 
and individual circumstances. accord-
ingly, kungsleden can serve as a good 
collaboration partner for new start-ups 
and ongoing operational development. 
Its head office and five local offices 
nationwide help kungsleden to stay close 
to its customers. 

Read more about Kungsleden’s business concept, goals and strategy and its business model on pages 6–10.
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Flexible
kungsleden’s business model is 
flexible, which leaves scope to make 
investments without being tied to the 
need to invest in specific types of 
property or geographical locations. this 
makes it easier for investments to be 
channelled to attractive segments to 
exploit temporary imbalances in 
demand and supply optimally.

dividend pOLicy

the Board of directors’ ambition is to 
maintain a stable dividend and high 
pay-out ratio. the policy means that 
dividends shall amount to 50 per cent of 
profit for calculating dividends. 
evaluations of the size of the dividend 
should include consideration of the com-
pany’s investment need, capital 
structure and position otherwise.

estimated prOfit fOr  
caLcuLating dividends

an assessment of results of operations 
for the coming year serve as the basis 

of the estimate. In the process of 
preparing the estimate, items including 
the operating net on the property 
holding and refinancing and administra-
tion costs are calculated. 

the estimated profit for calculating 
dividends is monitored continuously 
through the year to ensure that it is still 
achievable. the effect from certain 
factors that have arisen in the year such 
as purchases and sales of properties, a 
severe winter or changes in bank lend-
ing terms are observed. 

prOpOsed dividend

the Board of directors proposes that 
the aGM pays out sek 2.60 per share to 
shareholders. this proposal corre-
sponds to 50 per cent of profit for 
calculating dividends and equates to a 
dividend yield of 5.7 per cent in terms of 
the closing price at year-end 2011. for 
more information, see the proposed 
appropriation of profits on page 103. 
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the share

at year-end, kungsleden had just over 21,000 shareholders, with private investors 
representing some 40 per cent. at the beginning of the year, the ten largest sharehold-
ers controlled 25 per cent of the capital and votes, an increase from 20 per cent. 
kungsleden is one of few property companies on nasdaQ oMX stockholm that does 
not have dominant owners, and thus basically has a 100 per cent free float. Most of 
the largest shareholders are swedish and foreign investment funds.

market capitaLisatiOn and turnOver

kungsleden has been listed on nasdaQ 
oMX stockholm since 1999. It is a 
constituent of oMX nordic exchange’s 
Mid Cap list. the closing price on 31 
december 2011 was sek 46.00, 
equivalent to market capitalisation of 
sek 6,279 m. a total of 92 million 
shares were traded in 2011, equal to 67 
per cent of the total number of outstand-
ing shares. the year low was on 14 
december at sek 42.80 and the high 
was on 28 april at sek 65.00 respec-
tively. against the closing price at 
year-end 2010 of sek 61.50, the share 
price fell by 25 per cent. the dividend 
paid in april 2011 was sek 2.00, 
implying a total yield of -22 per cent. In 
the same period, the oMX stockholm 
had a total yield of -14 per cent. average 
annual total yield over the last five years 
has been -4 per cent. In 2011, the oMX 
stockholm real estate_P1 fell by 15 per 
cent, while oMX stockholm_P1 rose by 
17 per cent. 

the proposed dividend in april 2012 
implies a dividend yield of 5.7% based on 
the share price as of 31 december 2011. 

sHare capitaL

at year-end, kungsleden’s share capital 
was sek 56,875,860 divided between 
136,502,064 shares, each with a 
quotient value of sek 0.42. each share 
has one vote and confers equal 
entitlement to the company’s assets 
and profits.

sHareHOLders

kungsleden had 21,050 shareholders as 
of 31 december 2011, a 10 per cent 
decrease on the previous year. at 
year-end, the ten largest shareholders 
controlled 25 per cent of the capital and 
votes, which was an increase from 20 per 
cent in the previous year. the share of 
private investors was 39 per cent, equity 
funds 16 per cent and institutions 14 per 
cent. 31 per cent of shareholders were 
foreign, which is a 12 per cent increase 
on the previous year. no single share-
holder had a holding exceeding 5 per cent. 

sHareHOLders’ cOntacts

kungsleden’s objective is to present 
fast, accurate and fair information on 
the progress of operations. during the 
financial year, kungsleden publishes 
one annual report and four interim 
reports, including an annual financial 
statement. Changes to the portfolio and 
other news are published on a continu-
ous basis through the year via press 
releases on kungsleden’s website. the 
Chief executive and Chairman make a 
detailed presentation of the company’s 
progress at the aGM.
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2.5% Norway

3.4% Luxembourg
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of which
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Share-related Key FigureS

2011 2010 2009 2008 2007

share price, sek 46.00 61.50 49.20 54.00 72.00

Beta value 1.30 1.30 1.30 1.29 1.15

approved dividend/share redemption  
(2011: proposed dividend), sek 2.60 2.00 3.75 1.50 19.50

total yield, % –22.0 32.6 –6.1 –13.9 –10.0

dividend yield, % 5.7 3.3 7.6 2.8 11.1

P/e ratio, multiple 9.8 10.0 27.3 –7.6 4.1

P/Ce ratio, multiple 11.9 12.7 7.2 11.7 7.1

Gross profit, sek 13.80 11.30 13.30 14.40 12.50

Profit/loss after tax, sek 4.70 6.20 1.80 –7.00 17.60

Profit for calculating dividends, sek 5.20 3.90 7.50 6.20 14.80

Property book value, sek 191.40 157.50 160.10 209.30 188.50

equity, sek 56.50 53.90 51.90 51.80 66.20

Cash flow from operating activities, sek 4.90 3.70 4.50 4.20 4.10

number of shares at year-end 136,502,064 136,502,064 136,502,064 136,502,064 136,502,064

average number of shares in the year 136,502,064 136,502,064 136,502,064 136,502,064 136,502,064
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ShareholdingS By Size aS oF 31 deCeMBer 2011

Shareholdings No. of shareholders, % No. of shareholders Participating interest,%

1–1,000 64.0 13,483 3.7

1,001–10,000 30.6 6,450 15.6

10,001–20,000 2.5 522 5.5

20,001– 50,000 1.6 327 7.5

50,001–5,000,000 1.3 268 67.7

Total 100.0 21,050 100.0

ShareholderS aS oF 31 deCeMBer 2011

Shareholder No. of shares % of vote and capital

nordea funds 6,541,073 4.8

Pensioenfonds PGGM (nl) 4,686,781 3.4

länsförsäkringar funds 4,010,344 2.9

sHB funds 3,510,947 2.6

norwegian Government 3,279,538 2.4

florén olle and companies 3,129,250 2.3

danske Invest funds 3,095,429 2.3

fourth aP fund/aP4 2,310,249 1.7

second aP fund/aP2 1,837,986 1.3

swedbank robur funds 1,562,746 1.1

Total, ten largest shareholders 33,964,343 24.8

Board and management 381,240 0.3

foreign shareholders, other 32,675,373 23.9

other shareholders 69,481,108 51.0

Total 136,502,064 100.0

operations and their results are pre-
sented to participants in the capital 
markets twice yearly, in tandem with 
semi-annual reports and annual finan-
cial statements. kungsleden’s ambition 
is also to hold regular capital markets 
days. Presentations and videos can be 
viewed on kungsleden’s website. In 
addition to regular communication, 
representatives of the company hold a 
series of individual presentations and 
conferences with shareholders, analysts 
and other stakeholders in sweden and 
foreign countries.  

In addition to these contacts, manage-
ment’s policy is to be readily available 
to investors and the media to respond 
to questions and provide additional 
information.  

the company’s press releases and 
financial statements are distributed 
through Cision, and uploaded to 
kungsleden’s website in tandem with 
publication.

text messages or e-mails can be sent 
on publication to those users that 
request this via kungsleden’s website. 
the website has further information on 

kungsleden on its operations, property 
holding and business model, as well as 
financial information and share data. 

financial information is available to 
order from kungsleden aB (publ) via 
www.kungsleden.se, by telephone  
+46 (0)8 503 052 00 or by e-mail:  
info@kungsleden.se. 

deputy Chief executive/Chief  
financial officer Johan risberg is 
responsible for kungsleden’s investor 
relations. His telephone number is 
+46 (0)8 503 052 06. 
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source shareholder information: sIs Ägarservice

fredrik Cyon
ABG Sundal Collier

ruud van Maanen 
ABN Amro

tobias kaj 
Carnegie

andreas dahl
Cheuvreux

Peter trigarszky 
Danske Bank

fredrik skoglund 
Deutsche Bank

simen Mortensen
DnB Nor

Johan edberg 
Erik Penser Fondkommission

Martin leitgeb 
Goldman Sachs

albin sandberg
Handelsbanken

robert woerderman
Kempen

Jonas andersson
Nordea

Bengt Claesson
SEB/Enskilda

andreas daag 
Swedbank

Howard lesser
UBS

FinanCial analyStS
the following financial analysts monitor kungsleden on a continuous basis.  
for contact information, visit our website

Share Capital hiStory

Year Event
Change in no.  

of shares
Total no.  
of shares

Quotient  
value

Increase in share 
capital, SEK

Accumulated share 
capital, SEK

1997 Incorporation 1,000 1,000 100 100,000 100,000

1997 split 20:1 19,000 20,000 5 – 100,000

1997 new issue 230,000 250,000 5 1,150,000 1,250,000

1997 Promissory note with stock options – 250,000 5 – 1,250,000

1997 new issue 3,750,000 4,000,000 5 18,750,000 20,000,000

1998 new issue 2,400,000 6,400,000 5 12,000,000 32,000,000

1998 Convertible subordinated debenture – 6,400,000 5 – 32,000,000

1999 split 2:1 6,400,000 12,800,000 2.50 – 32,000,000

1999 Convertible subordinated debenture 2,758,620 15,558,620 2.50 6,896,550 38,896,550

1999 new issue 3,000,000 18,558,620 2.50 7,500,000 46,396,550

2000 new issue 400,000 18,958,620 2.50 1,000,000 47,396,550

2005 split 2:1 18,958,620 37,917,240 1.25 – 47,396,550

2005 new issue 7,583,448 45,500,688 1.25 9,479,310 56,875,860

2006 split 3:1 91,001,376 136,502,064 0.42 – 56,875,860

2007 split 2:1 136,502,064 273,004,128 0.21 – 56,875,860

2007 share redemption –136,502,064 136,502,064 0.21 –28,437,930 28,437,930

2007 Bonus issue – 136,502,064 0.42 28,437,930 56,875,860
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Five-year summary

SuMMary inCoMe StateMent

SEK m 2011 2010 2009 2008 2007

rental revenues 2,594 2,120 2,394 2,529 2,324

sales revenue, modular buildings 288 184 208 368 288

Net sales 2,882 2,304 2,602 2,897 2,612

Property costs –747 –599 –624 –621 –653

Production costs, modular buildings –258 –160 –161 –309 –254

Gross profit 1,877 1,545 1,817 1,967 1,705

Property sales

sales revenues, net 1,224 2,929 7,808 1,313 9,475

Book value

acquisition cost –1,102 –2,875 –6,755 –1,045 –8,010

realised value changes –66 –21 –1,188 –256 –885

–1,168 –2,896 –7,944 –1,301 –8,895

Trading net 56 33 –135 12 580

Sales and administration costs –319 –260 –286 –374 –316

Net financial position –867 –749 –847 –986 –720

Unrealised value changes

Investment properties 690 187 –311 –213 1,306

financial instruments –609 430 113 –1,590 66

81 617 –198 –1,803 1,372

Profit/loss before tax 828 1,186 351 –1,184 2,621

Tax –190 –345 –101 223 –221

Net profit/loss for the year 638 841 250 –961 2,400
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Key FigureS

2011 2010 2009 2008 2007

Property-related

Earnings capacity

Property yield, % 7.2 6.4 7.0 6.5 6.4

economic occupancy, % 91.6 91.2 93.2 95.0 94.4

operating surplus margin, % 68.5 64.3 68.2 68.2 69.9

Actuals

Property yield, % 7.8 7.0 7.0 7.0 6.8

economic occupancy, % 91.2 90.3 93.3 94.3 91.9

operating surplus margin, % 71.2 71.8 73.9 75.4 73.4

Book value of properties, sek m 26,122 21,501 21,861 28,576 25,737

Financial

Profit after tax, sek m 638 841 250 –962 2,400

Profit for calculating dividends, sek m 703 530 1,022 840 2,019

return on total capital, % 6.1 5.4 5.1 5.1 6.9

return on equity, % 8.5 11.7 3.5 –11.9 25.6

return on capital employed, % 7.1 6.3 5.8 5.7 7.6

Interest coverage ratio multiple 1.9 1.8 1.6 1.6 2.7

equity ratio, % 27.3 30.0 29.3 23.0 27.6

Gearing multiple 2.2 1.9 2.0 2.9 2.3

loan to value ratio, % 66.3 64.9 66.0 72.6 81.9

adjusted equity, sek m 7,364 7,084 6,567 6,860 7,948

Cash flow from operating activities, sek m 666 510 614 572 554

Employees

no. of employees at year-end 312 271 279 393 384

for share-related key figures, see page 55.
for definitions of key figures, see page 107.

SuMMary ConSolidated StateMent oF FinanCial poSition

As of 31 December, SEK m 2011 2010 2009 2008 2007

ASSETS

Goodwill 201 201 193 193 197

Properties 26,122 21,501 21,861 28,576 25,737

receivables, etc. 1,147 2,045 1,465 1,311 6,213

Cash and cash equivalents 816 747 689 642 634

TOTAL ASSETS 28,286 24,494 24,208 30,722 32,781

LIABILITIES AND EQUITY

equity 7,719 7,357 7,079 7,065 9,040

Interest-bearing liabilities 17,315 13,949 14,437 20,743 21,068

non interest-bearing liabilities 3,252 3,188 2,692 2,914 2,673

TOTAL LIABILITIES AND EQUITY 28,286 24,494 24,208 30,722 32,781
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Skateboard sponsorship  
at gastelyckan

Over the past decade, young 
skateboarders have built their own 
skate park in an industrial estate 
just outside of Lund, in southern 
Sweden. They’ve done the 
construction and maintenance of 
the skate park themselves, 
creating a living space for skate-
boarding, visual arts and music.

kungsleden purchased properties  
in the industrial estate, called 
Gastelyckan, in 2005, including the 
concrete bed the skaters have built 
their park on. kungsleden allowed 
the skaters to keep using the land, 
known as “Gaste skate”, providing 
they kept the area in good condition.

In 2010 kungsleden was consid-
ering building a new office property 
on the land, and filed the relevant 
planning application, which caught 
the attention of the skaters. a 
campaign was launched in the local 
press to save Gaste skate. the 
Municipality of lund got in contact 
with kungsleden to enquire whether 
they could find a common solution 
to keep the skate park. 

kungsleden listened, and 
decided to lease the land to the 
Municipality of lund instead. as 

main sponsor of the youth charity 
fryshuset, this initiative fits well 
with the efforts kungsleden already 
makes to support youth in sweden. 
Gaste skate’s right to utilise the 
land has now been formalised, 
which kungsleden is sponsoring by 
writing off the rent. 

“It’s great to see how these young 
people have built the park them-
selves and made an interactive 
meeting place. that’s something we 
really like to support,” commented 
kristina Borgström, kungsleden’s 
Property Manager.

Gaste skate is also sponsored 
by the lund Culture and leisure 
administration, that has invested in 
the park by providing infrastructure 
like fencing, lighting and toilet 
facilities. 

“we want to encourage this type 
of youth activity, without getting 
overly involved. the power of this is 
that it builds on young people’s own 
commitment. It’s also a good exam-
ple of how businesses can take 
social responsibility on a local 
level,” commented Hans-Martin 
Hansen, development Manager at 
the lund Culture and leisure 
administration.

O p p O r t u n i t i e s  i n  p r a c t i c e :

Corporate governance 61
Board of directors 65
Management 66
operations 68

rePort of tHe 
dIreCtors

Hans-Martin Hansen, Development Manager at the Lund Culture and Leisure Administration, and 
Kristina Borgström, Assistant Property Manager of Kungsleden, with some skaters at Gastelyckan.



the Board of directors can ensure 
satisfactory control of financial 
conditions. the Board of directors can 
delegate duties within or outside the 
Board of directors, but always takes 
ultimate responsibility for the compa-
ny’s organisation and administration. 
Because responsibility rests with the 
Board of directors, it is liable for 
continuously verifying that delegation is 
working well and as desired.

accordingly, in practice, corporate 
governance is a matter of creating an 
effective, predictable and transparent 
control system. this also implies a clear 
division of roles and responsibilities 
between owners, the Board of directors 
and management, as well as openness 
so that stakeholders attain satisfactory 
insight. Good corporate governance 

contributes to stability, the creation of 
trust, and ultimately, access to capital. 
In recent years, kungsleden has taken 
several important steps towards greater 
openness and clearer reporting of cor-
porate governance. 

kungsleden has undergone substan-
tial changes in recent years, and the 
company now has a clearer structure. 
Commercial Properties remain within 
kungsleden, while retirement homes 
and other public properties in sweden 
and Germany have been collected into 
joint venture Hemsö. these changes 
also affect the Board of directors, which 
is largely new after the annual General 
Meeting in april 2011. 

during my first year as Chairman of 
the Board, the work of the Board primar-
ily consisted of a concentration of our 

strategy, administration and transaction 
issues. the Board of directors also put a 
major focus on funding issues in the light 
of the turmoil and changes on the credit 
market. In addition, the Board of direc-
tors is following and supporting the work 
on creating a good workplace that fea-
tures high participation among employ-
ees with great satisfaction. this ensures 
greater efficiency and future prospects of 
hiring competent personell more easily.

despite many changes, it is impor-
tant to remind ourselves that 
kungsleden has the same business 
model as previously, based on a sound 
management business that is focused 
on the customer. 

Håkan Bryngelson
Chairman of the Board

cOmpLiance witH tHe cOde

the Code should be applied by all 
swedish companies whose shares are 
listed for trading on a regulated 
marketplace. In accordance with the 
Code’s ‘follow or explain’ principle, 
kungsleden reports all potential 
instances of non-compliance with the 
Code, explaining these instances in its 
annual Corporate Governance report. In 
the financial year 2011, kungsleden did 
not have any instances of non-compli-
ance with the Code. 

cOrpOrate gOvernance 

kungsleden has the corporate govern-
ance of a listed company and satisfies 
the standards stipulated by sources 
including the swedish Companies act, 
the swedish annual accounts act, the 
swedish Code of Corporate Governance 
(the Code) and nasdaQ oMX stock-
holm’s rules for issuers.  

the company applies the corporate 
governance principles the aGM has 
decided, and as stated in the articles of 
association and in the instructions for 

the nomination Committee. these 
documents are available from the com-
pany’s website, www.kungsleden.se. 
over and above these, a series of corpo-
rate governance instructions that the 
Board of directors has decided are 
applied, including rules of procedure for 
the Board of directors, the Chief execu-
tive’s instructions, instructions for 
financial reporting to the Board, instruc-
tions for the audit and remuneration 
Committee, Code of Conduct, finance 
and Corporate Communication Policies.

report of the directors—corporate governance

Corporate governance is an important instrument in the work on creating and develop-
ing long-term shareholder value. risks are limited by a clear and transparent framework 
for the division of responsibility, reporting and monitoring. 
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noMination CoMMittee 

Composition from September 2011 onwards

Peter Gustafsson, representing olle florén and 
companies, Chairman 

Peter van Berlekom, representing nordea fonder

eva Godtfridsdotter-nilsson, representing 
länsförsäkringar asset Management 

frank larsson, representing Handelsbanken fonder

Håkan Bryngelson, Chairman of the Board of 
kungsleden 

A review of the work of the Nomination Committee is 
available at Kungsleden’s website.
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Shareholders  
(AGM)

Board of Directors Audit committee
Remuneration committee

Nomination  
committee

Auditors

CEO and group management

External Auditors 
the external auditors review the Board of directors’ and Chief execu-
tive’s administration of kungsleden and verify that the annual report 
is prepared in accordance with applicable regulations. authorised 
Public accountant Björn flink of kPMG aB has been elected as audi-
tor-in-Charge of the parent company for the period until the end of the 
aGM 2015. over and above auditing, in recent years, kPMG has also 
provided other services, mainly tax advice. fees are payable accord-
ing to approved account. In 2011, audit fees for the group were sek 
5 (7) m.

AGM
the aGM (annual General Meeting) deals with matters ensuing from 
kungsleden’s articles of association and the swedish Companies 
act. Invitations to the aGM are as stipulated by kungsleden’s articles 
of association. the Meeting resolves in accordance with the majority 
requirements stated in the swedish Companies act. no shareholder 
of kungsleden owns shares that represent one-tenth or more of the 
number of votes for all shares in the company directly or indirectly. 

the aGM for the financial year 2010 was held on 13 april 2011. 
aGM resolutions included dividends, election of the Board of direc-
tors and auditors, remuneration to the Board and auditors, guide-
lines for remunerating senior managers and election of a nomina-
tion Committee. the Chairman of the Board and the company’s Chief 
executive presented operations, the work of the Board of directors 
and management and events in 2010. Minutes from the aGM are 
available from kungsleden’s website. 

the aGM for the financial year 2011 will be held on 19 april 2012 
at Hotel rival, Mariatorget 3, stockholm, sweden. More information 
on the aGM is provided in the final section of this annual report, and 
on kungsleden’s website. 

the invitation to the aGM will be available in english. Considering the 
company’s ownership and what is financially justifiable, the Board has 
considered that other material for the Meeting should only be produced 
in swedish. for the same reason, no remote participation or simultane-
ous interpretation of the proceedings of the Meeting will be provided. 
an audiovisual recording of the Chief executive’s statement and min-
utes from the Meeting will be available at kungsleden’s website after 
the Meeting closes.

Nomination Committee 
the nomination Committee submits proposals for the election of the 
Chairman of the aGM, the Board of directors and its Chairman, fees 
and other remuneration to Board members. the nomination Commit-
tee also submits proposals for the election of the auditors and remu-
neration for the audit. In its work, the nomination Committee should 
protect all shareholders’ interests. the Instructions for the work of the 
nomination Committee are available from the company’s website. 

Members of the nomination Committee are elected at the aGM for 
a period that extends until the next aGM. 

the nomination Committee should consist of a minimum of three 
and a maximum of five members. three of the members should repre-
sent those shareholders that are the largest shareholders in terms of 
the number of votes as of 31 January, and also, that wish to participate 
in the work of the nomination Committee, as well as the Chairman of 
the Board. If there are significant changes of control, the nomination 
Committee’s composition may be altered to reflect this. at least one 
of the members should not be affiliated to the company’s sharehold-
ers in the manner stated in the Code. the nomination Committee’s 
composition will be published as soon as the nomination Committee 
is appointed. 

the aGM 2011 elected Peter Gustafson (representing olle florén 
and companies), Peter van Berlekom (representing nordea fonder) 
and eva Gottfridsdotter-nilsson (representing länsförsäkringar asset 
Management) as members of the nomination Committee. Håkan Bryn-
gelson is a member of the Committee in his capacity as Chairman of 
the Board. Peter Gustafson was appointed Chairman of the nomina-
tion Committee. 

In august, Handelsbanken fonder became a new major share-
holder and frank larsson (representing Handelsbanken fonder) was 
appointed as a new member. Åke theblin, kungsleden’s General 
Counsel, served as the nomination Committee secretary. 

shareholders that wish to submit proposals to the nomination 
Committee can do so on the company’s website or by sending a letter 
to the nomination Committee. the nomination Committee’s propos-
als and reasoned statements are uploaded to the company’s website 
by no later than the issuance of the invitation to the aGM.
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Board of Directors 
the company’s articles of association state that the Board of directors 
should consist of a minimum of three and a maximum of eight members 
with a maximum of two deputies. the Board members and potential depu-
ties are appointed by the aGM for the period until the end of the next aGM. 
Håkan Bryngelson, Joachim Gahm, lars Holmgren and Biljana Pehrsson 
were elected as Board members by the aGM 2011 and thomas erséus, 
kia orback Pettersson, Magnus Meyer and Charlotta wikström were 
re-elected. former Board members Per-anders ovin, Jan nygren, Jonas 
nyrén and leif Garph declined re-election. no deputies were elected. Per-
anders ovin was Chairman of the Board up until the aGM 2011. the aGM 
appointed Håkan Bryngelson Chairman of the Board. 

Board composition 
the Board consists of eight members. the Board is composed to be able to 
support management in developing kungsleden actively and effectively. the 
Board of directors should also monitor and control operations. accordingly, 
competence and experience of the property sector, finance, business devel-
opment and capital markets issues are especially important on the Board. 
according to the Code’s definitions, one Board member, thomas erséus, is 
considered as affiliated because he is Chief executive of the company. other 
members are not affiliated to kungsleden, management or shareholders that 
directly or indirectly control at least 10 per cent of the shares or votes of the 
company. 

the Board of directors adopts rules of procedure for their activities each 
year. these rules of procedure formalise matters including the areas of 
responsibility of the Board of directors and Chief executive, the duties of 
the Chairman, how and when Board meetings are arranged, agendas for 
meetings. the Board also adopts instructions for the work carried out in 
the remuneration Committee and audit Committee. 

the work of the Board of directors conforms to the rules of procedure 
adopted, instructions issued regarding the division of responsibility between 
the Board of directors and Chief executive, and the forms of financial report-
ing to the Board. the Board must meet a minimum of seven times annually, 
with each meeting following an approved agenda. decision support data for 
each proposal on the agenda is sent to each Board member in advance. 

the rules of procedure also stipulate that the Board ensures that 
kungsleden’s auditors personally attend at least one Board meeting per 
year, presenting their observations from their review of the company, and 
their evaluation of the company’s internal controls. 

Responsibilities of the Chairman 
the Chairman of the Board leads the work of the Board of directors and 
should ensure that the Board’s decisions are executed. the Chairman also 
represents the company in ownership-related matters.

the Chairman maintains ongoing dialogue with the Chief executive and 
is responsible for other Board members receiving the information and sup-
porting data required to be able to reach well-anchored decisions.

Responsibilities of the Board of Directors 
the Board is responsible for the company complying with the swedish 
Companies act, rules for listed companies including the Code and other 
ordinances and laws, the articles of association and internal control instru-
ments. the Board decides on strategies and targets, internal control 

instruments, large-scale purchases and sales of properties, other major 
investments and funding. the Board is responsible for the continuous 
monitoring of operations; for guidelines, organisational resources and man-
agement being expedient and for good internal control. the Board is also 
responsible for appraising executive management and planning for leader-
ship succession. 

the Board works to ensure the high and consistent quality of financial 
reporting, through means including instructions for financial reporting to 
the Board and corporate communications policy and by considering poten-
tial observations, recommendations or proposals from auditors or the 
audit Committee. 

the annual report and all interim reports are considered and approved 
by the Board. the Board has delegated the quality-assurance of commer-
cial presentations and press releases to management. 

The work of the Board in 2011
In 2011, the Board met on 12 occasions. Per capsulam meetings were 
also held on 11 occasions to deal with purchase, sale and funding issues. 
attendance at each Board meeting is stated in the table on page 65. the 
Board considered issues including kungsleden’s strategy, targets, busi-
ness plan, market, external reporting, property purchases and sales, 
investments in existing properties, arranging loans and other funding 
issues, preparing sales mandates and the principles governing incentive 
payments. the deputy Chief executive and the General Counsel, also the 
Board secretary, also attended Board meetings. 

Board committees
the Board has inaugurated two internal committees, a remuneration Com-
mittee and an audit Committee, responsible for consulting on issues in each 
respective segment. the Board of directors appoints their members internally.

Remuneration Committee 
the remuneration Committee submits proposals to the Board regarding 
the Chief executive’s employment terms, the terms for the group manage-
ment and principle issues relating to pensions, salaries, fees, benefits and 
severance pay. this Committee works from the guidelines for remunerating 
senior managers resolved by the aGM. 

the remuneration Committee elected at the Board meeting follow-
ing election has the following members: Håkan Bryngelson (Chairman), 
Joachim Gahm and Charlotta wikström. In 2011, the Committee met on 
three occasions. 

Audit Committee 
the purpose of the audit Committee is to provide a dedicated forum for 
accounting and audit issues. the Committee works on items including 
kungsleden’s internal control and governance systems and quality-assur-
ing financial reporting to the public. the audit Committee also supports the 
nomination Committee in its work on proposing the election of auditors, 
and for proposing audit fees. 

the audit Committee elected at the Board meeting following election 
has the following members: kia orback Petterson (Chairman), lars Hol-
mgren, Magnus Meyer and Biljana Pehrsson. the Committee held four 
meetings in 2011. kungsleden’s Chief financial officer, financial Manager, 
financial Controller, tax lawyer and auditor attended meetings.

Chief Executive 
kungsleden’s Chief executive is responsible for the practical man-
agement and co-ordination of operating activities. the Chief execu-
tive does his work on the basis of instructions adopted by the Board 
each year. these formalise matters including the Chief executive 
being responsible for the company’s administration, reporting to the 
Board and matters requiring a decision by, or reporting to, the Board, 
such as adopting interim reports and annual reports, decisions on 
major purchases, sales, investments and allocations of capital, and 
arranging major loans or guarantees above a threshold level. these 
instructions also cover the approval of remuneration and employment 
terms for senior managers.

Group management 
Group management consists of kungsleden’s Chief executive, deputy 
Chief executive/Cfo, divisional Managers, Business development 
Manager, Hr and Corporate Communications Manager and General 
Counsel. they are each responsible for their areas of responsibility 
within kungsleden, and consult on matters for the Board jointly with 
the Chief executive. Group management takes decisions on operating 
activities that fall within their mandate. Group management structures 
and ensures that the company has a skilled organisation.
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appraisaL Of perfOrmance  
Of tHe BOard

each year, the Board undertakes an 
appraisal of its working methods and 
processes. this appraisal is intended to 
ensure well-functioning processes for 
collating information, reporting, analysis, 
planning and decision-making. the 
appraisal is also intended to ensure that 
the Board has the necessary compe-
tence. the results of this evaluation are 
reported to the nomination Committee 
and constitute the supporting data for 
work on nominations.  

remuneratiOn tO tHe BOard 

fees are payable to the Board as 
resolved by the aGM. no fees are paid to 
members employed by kungsleden. over 
and above directors’ fees from 
kungsleden, Håkan Bryngelson also 
receives directors’ fees of sek 350,000 
from Hemsö fastighets aB, where he is 
Chairman of the Board, and Magnus 
Meyer receives sek 150,000 of 
directors’ fees from Hemsö fastighets 
aB, where he is a Board member.

remuneratiOn tO seniOr managers 

each year, the aGM adopts guidelines 
for remuneration and other employment 
terms for senior managers. according to 
these guidelines, which were approved 
by the aGM 2011, kungsleden should 
offer the remuneration levels and 
employment terms necessary to be able 
to hire and retain management with high 
skills levels and the capacity to achieve 
established targets. remuneration 
structures should motivate group man-
agement to do their utmost to protect 
shareholders’ interests. 

accordingly, remuneration structures 
should be on market terms, straightfor-
ward, long-term and measurable. nor-
mally, remuneration to group manage-
ment should include a fixed and incentive 
payment component. the incentive 
payment component should reward 
improvements clearly related to targets 
in straightforward and transparent struc-
tures, and with a predetermined ceiling. 

the basic salary of group manage-
ment should be on market terms and 
based on competence, responsibility 
and performance. normally, manage-
ment’s incentive payments should not 
exceed 12 months’ salary and be 
related to the achievement of forecasts 
and targets for levels of the company’s 

and each segment’s results of opera-
tions and growth. 

long-term incentive schemes in the 
company should primarily relate to the 
share price and involve senior managers 
of the company that have a material 
impact on factors including the results of 
the company’s operations, financial posi-
tion and growth, and the achievement of 
predetermined targets. Incentive schemes 
should ensure long-term commitment to 
the company’s progress and be imple-
mented on market terms. there was no 
long-term incentive scheme for 2011. 

the scale of remuneration payable 
for 2011 is stated in notes 7 and 8. 
these notes also offer information on 
the terms of incentive payments and the 
stock option plan for 2007.

Proposed guidelines for remuneration 
and other employment terms that will be 
proposed to the aGM 2012 largely 
correspond to those adopted by the 
aGM 2011, with the difference that the 
proposal states that incentive payments 
should normally be in the interval of 
40-75 per cent of basic salary, com-
pared to the existing guidelines that 
state that incentive payments should 
normally not exceed 100 per cent of 
basic salary. the maximum cost of 
remuneration that may be payable 

FeeS approved By the agM 2011

SEK Chairman Member

Member 525,000 220,000

Board of directors 30,000 30,000

remuneration Committee 60,000 30,000

audit Committee 

standing: Magnus Meyer, thomas erséus, Biljana Pehrsson, Charlotta wikström, lars Holmgren, Joachim Gahm
sitting: Håkan Bryngelson, kia orback Pettersson
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Håkan Bryngelson. Chairman of the Board. Born in 1948, 
B.sc. (eng.) elected to the Board in 2011. Main employ-
ment: self-employed. Chairman of the Boards of almega 
and almega tjänsteförbunden, tengbomgruppen aB, 
Hemsö fastighets aB and deputy Chairman of the Con-
federation of swedish enterprise. kungsleden sharehold-
ing: 10,000. affiliation: this member is considered as not 
affiliated to the company, its management or major share-
holders. 

Thomas Erséus. Board member and Chief executive. 
elected to the Board in 2007. see page 66. affiliation: in 
his capacity as Chief executive, this member is consid-
ered affiliated to the company. 

Joachim Gahm. Board member. Born in 1964, B.sc. (econ.) 
elected to the Board in 2011. Main employment: Partner 
of sustainable Growth Capital sGC aB. Board member of 
arise windpower aB. kungsleden shareholding: 2,000. 
affiliation: this member is considered as not affiliated to 
the company, its management or major shareholders. 

Lars Holmgren. Board member. Born in 1952, graduate 
in chemistry and industrial management. elected to the 
Board in 2011. Main employment: self-employed. Board 
member of svensk Markservice aB. kungsleden share-
holding: 1,000. affiliation: this member is considered as 
not affiliated to the company, its management or major 
shareholders. 

Magnus Meyer. Board member. Born in 1967, B.sc. (eng.) 
and licentiate of technology. elected to the Board in 2008. 
Main employment: Ceo of tengbomgruppen aB. other 
assignments: Board member of Hemsö fastighets aB, 
kinnarps aB, tengbomgruppen aB and Culmen aB. 
kungsleden shareholding: 5,000. affiliation: this member 
is considered as not affiliated to the company, its man-
agement or major shareholders. 

Kia Orback Pettersson. Board member. Born in 1959, 
B.sc. (econ.) elected to the Board in 2010. Main employ-
ment: Partner of konceptverkstaden. Chairman of naI 
svefa aB, forsen Projekt aB and Ponderus Invest aB. 
Board member of Jernhusen aB, JM aB, tengbomgruppen 
aB, Garbergs reklambyrå aB and springtime aB. 
kungsleden shareholding: 1,700. affiliation: this member 
is considered as not affiliated to the company, its man-
agement or major shareholders.

Biljana Pehrsson. Board member. Born in 1970, B.sc. 
(eng.) elected to the Board in 2011. Main employment: 
deputy Chief executive of east Capital Private equity. 
Board member of Vasallen aB. kungsleden shareholding: 
2,000. affiliation: this member is considered as not affil-
iated to the company, its management or major share-
holders. 

Charlotta Wikström. Board member. Born in 1958, B.sc. 
(econ.) elected to the Board in 2009. Main employment: 
senior Partner of stardust Consulting aB. other assign-
ments: Board member of telge energi aB and forsen Pro-
jekt aB. kungsleden shareholding: 10,000. affiliation: this 
member is considered as not affiliated to the company, 
its management or major shareholders. 

The above information is for shareholdings as of 31 Decem-
ber 2011, and includes holdings through companies and 
related parties.

Board oF direCtorSattendanCe at Board and CoMMittee MeetingS in 2011 

Board of 
Directors 

Remuneration 
committee 

Audit  
committee 

Håkan Bryngelson 1 o 15/16 o 2/2

Per-anders ovin 2 7/7 1/1

Joachim Gahm 1 X 16/16 X 2/2

leif Garph 3 7/7 1/1

lars Holmgren 1 X 16/16 X 2/3

Magnus Meyer X 22/23 X 4/4

Jan nygren 3 7/7 1/1

Jonas nyrén 3 7/7

Biljana Persson 1 X 16/16 X 2/3

kia orback Pettersson X 22/23 o 4/4

Charlotta wikström X 23/23 X 3/3

thomas erséus X 22/23

o – Chairman of Board/Committee                      X – Member of Board/Committee 31 december 2011    

1  elected at aGM 2011
2  Chairman until aGM 2011
3  Member until aGM 2011

standing: Magnus Meyer, thomas erséus, Biljana Pehrsson, Charlotta wikström, lars Holmgren, Joachim Gahm
sitting: Håkan Bryngelson, kia orback Pettersson
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according to the guidelines that will be 
proposed to the aGM will be sek 36 m, 
including social security contributions, 
pensions and employer’s contributions, 
and if maximum incentive payments 
become due.

internaL cOntrOLs  
and risk management

Internal controls are important to ensure 
that the targets and strategies set pro-
duce the desired results, that laws and 
regulations are complied with and the 
risk of undesirable events and misstate-
ments in reporting are minimised. 

the organisation of internal controls 
over financial reporting is described below. 

Control environment 
the Board of directors has overall 
responsibility for the company’s internal 

controls. the Chief executive has 
ongoing responsibility for maintaining 
and establishing internal governance 
and controls. kungsleden’s internal 
controls rest on the control environment 
the Board and management operate 
from on a continuous basis, but also the 
decision-paths, authorisations and 
areas of responsibility communicated 
within the organisation.

Risk assessment 
Having a clear view of the risks of the 
misstatements that may arise in 
external reporting, and that an 
organisation and processes are in place 
to manage these risks, is an important 
component of internal controls. 
kungsleden works continuously and 
actively on charting, assessing and 

Thomas Erséus. Chief executive. Born in 1963, 
B.sc. (eng.) in Civil engineering from Chalmers 
university of technology, Gothenburg. 
kungsleden employee since 2006. other assign-
ments: Board member of Hemsö fastighets aB, 
Bravida aB, Chalmersfastigheter aB and dsVM 
aB. Previous experience: President and Ceo of 
wsP europe aB, Ceo of aB Jacobson & widmark. 
kungsleden shareholding: 90,000. 

Cecilia Gannedahl. Hr & Corporate Communi-
cations Manager. Born in 1962, B.sc. (econ.) 
from the university of linköping. kungsleden 
employee since 2007. Previous experience: 
Chief executive of GCI stockholm aB, Market-
ing/ Business area Manager, roche aB. other 
assignments: Board member of kvadrat aB. 
kungsleden shareholding: 1,600.

Per Johansson. divisional Manager, nordic Mod-
ular. Born in 1959, B.sc. (eng.) Civil engineer-
ing, from the royal Institute of technology, 
stockholm. kungsleden employee since 2007. 
Previous experience: Chief executive of spokes-
man aB and of skanska Modul aB. kungsleden 
shareholding: 5,000.

Eskil Lindnér. divisional Manager, Commercial 
Properties. Born in 1959, B.sc. (eng.) in Civil 
engineering from the university of technology, 
lund. kungsleden employee since 1999, has 
been in current position since 2006. Previous 
experience: Property Manager, JM aB, Property 
Manager, nordbanken fastigheter aB. 
kungsleden shareholding: 24,440.

Johan Risberg. deputy Chief executive/ Chief 
financial officer. Born in 1961, B.sc. (econ.) 
from the stockholm school of economics. 
kungsleden employee since 1996, in current 
position since 1998. Previous experience: Group 
Controller, securum aB, Cfo/Business Control-
ler, Convector fastighets aB. kungsleden share-
holding: 208,000.

Ylva Sarby Westman. Head of Business devel-
opment. Born in 1973, B.sc. (eng.), land survey-
ing, focusing on real estate economics, from 
the royal Institute of technology, stockholm. 
kungsleden employee since 2009. Previous 
experience: deputy Chief executive of newsec 
Investment aB, Property development Manager 
at nCC Property development aB. kungsleden 
shareholding: 0.

Åke Theblin. General Counsel and Board sec-
retary. Born in 1961, ll.B. from the university 
of stockholm. kungsleden employee since 
2001. Previous experience: General Counsel, 
aP fastigheter aB, advokat Hellström advokatb-
yrå aB. kungsleden shareholding: 20,500. 

The above information is for shareholdings as of 
31 December 2011, and includes holdings through 
companies and related parties.

ManageMent

standing: eskil lindnér, Cecilia Gannedahl, ylva sarby westman, thomas erséus, Per Johansson
sitting: Johan risberg, Åke theblin
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managing the risks a company is 
exposed to in its financial reporting. 
kungsleden is a process-oriented 
company and integrates risk assess-
ment routines in its business pro-
cesses. 

a judgement of the risk of misstate-
ment in financial reporting is conducted 
each year for each line of the Income 
statement, statement of financial 
Position and Cash flow statement. for 
those items that are significant and/or are 
subject to increased risk of misstatement, 
there are processes in place to minimise 
this risk. these processes do not only 
apply to actual accounting processes but 
also encompass activities including 
operational control and business planning 
processes, as well as It systems.
the tool for operational monitoring that 

has been prepared is an example of a 
governance document. such documents 
are used partly for consultations ahead of 
purchases and sales of properties, partly 
for the overall updates of operations and 
supporting data for valuations. 

the risks in funding and operations 
otherwise and management of these 
risks are reviewed on pages 40–47. 

Control activities 
kungsleden has designed internal 
controls so that control activities are 
conducted as a routine matter at an 
overall level, or alternatively, are of a 
more process-oriented nature. 
examples of overall controls include 
ongoing profit analysis based on the 
operational and legal group structure, 
and by analysing key figures. formal 

reconciliations, certification and similar 
controls are examples of routine or 
process-oriented controls that are 
intended to prevent, discover and rectify 
misstatements and variances. the 
control activities have been designed to 
manage the significant risks regarding 
financial reporting.  

Information and communication 
the Board receives continuous finan-
cial reporting, and each scheduled 
Board meeting considers the group’s 
financial position. the company’s audi-
tor personally reports his observations 
from his review and assessment of 
internal controls once yearly. 

all potentially share price-sensitive 
information is reported to the market 
via press releases. the company has 
ensured that this information reaches 
the market simultaneously. the Chief 
executive and Chief financial officer 
are the appointed spokespeople on 
financial matters. 

kungsleden has a policy that guar-
antees that its staff can contact a third 
party to report actions or other anoma-
lies that imply breaches or suspected 
breaches of laws or other guidelines 
and regulations anonymously and 
without consequences.

Monitoring
In recent years, kungsleden has 
appointed an external party to verify how 
its most significant financial reporting 
processes are applied in practice. this 
applies mainly to accounting and 
reporting work, the execution of property 
transactions and preparation of business 
plans. the outcome of comparisons 
based on the prepared processes are 
compiled in a report and presented for 
the audit Committee. 

on assignment from the Board, 
management is also running a project to 
document internal controls of financial 
reporting in the company. 

kungsleden has no internal audit 
function. Internal controls are consid-
ered satisfactory and expedient for an 
organisation of kungsleden’s size, and 
accordingly, the Board and management 
do not see any need for an internal audit 
function.

standing: eskil lindnér, Cecilia Gannedahl, ylva sarby westman, thomas erséus, Per Johansson
sitting: Johan risberg, Åke theblin
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report of the directors—operations

kungsleden is a property company that views a property’s returns as more important 
than its type or geographical location. Its business model focuses on continually 
enhancing the composition and quality of its property portfolio, with the objective of 
improving portfolio risk-adjusted returns. In practice, this involves working actively on 
managing and enhancing properties, while simultaneously searching for transaction 
opportunities, which can involve purchases and sales.

kungsLeden’s OperatiOns

operations are divided into three 
segments, with each segment responsi-
ble for the management and letting of 
its property holding. Commercial 
Properties concentrates mainly on the 
Industrial/warehouse, office and retail 
property types. Public Properties, which 
mainly consists of 50 per cent owner-
ship of the company Hemsö fastighets 
aB, is divided between the retirement 
Home, school and Care types, where 
retirement Homes are also owned in 
Germany. the third segment, nordic 
Modular, produces, sells and lets 
premises in modular buildings. 

kungsleden has been quoted on 
nasdaq oMX stockholm since 1999. 

financiaL targets 

the group’s financial targets are to 
achieve a minimum return on equity of 
15 per cent and a minimum interest 
coverage ratio of two. return on equity 
was below target in 2011 at 9 per cent 
(12). average returns on equity over the 
past five and ten years have been 7 and 
20 per cent respectively. the interest 
coverage ratio in 2011 was a multiple of 
1.9 (1.8) which is just below target.

summary Of prOgress in tHe year

through active portfolio enhancement 
with the purchase of high-yielding prop-
erties and the sale of low-yielding prop-
erties, the property yield, measured as 
earnings capacity, increased from 6.4 
per cent to 7.2 per cent. the purchase 
of 36 properties with an underlying prop-
erty value of sek 3.6 bn from nrP was a 
strong contributor.

work on creating an independent 
Hemsö was completed in March 2011 
through Hemsö and kungsleden relocat-
ing to new premises on linnégatan and 
Vasagatan respectively in stockholm. 
two fully independent organisations 

have enabled still more focus on devel-
oping operations.

Gross profit for the year increased by 
21 per cent to sek 1,877 (1,545) and 
as a result of a larger property holding 
and positive progress of the property 
holding. Profit for the year after tax was 
sek 638 (841) m. this lower figure is 
primarily due to unrealised value 
changes on financial instruments, which 
were sek -609 (430) m, due to falling 
market interest rates.

revenues and prOfits 

net sales increased by 25 per cent in the 
year to sek 2,882 (2,304) m, divided 
between rental revenues from modular 
buildings of sek 244 (241) m and from 
other properties of sek 2,350 (2,063) m, 
as well as sales revenues from produced 
modules of sek 288 (184) m. the 
increase in rental revenues was primarily 
sourced from properties purchased over 
the past year. Gross profit increased by 
21 per cent to sek 1,877 (1,545) m as a 
result of the larger property holding. the 
profit from property sales was sek 56 
(33) m. If, instead of being set against 
book value, sales proceeds are 
compared with acquisition cost, the 
effect of sales on profit for calculating 
dividends is obtained. In this case, sales 

in the year produced a profit for 
calculating dividends of sek 114 (54) m. 
over and above trading net, value 
changes of sek 66 (21) m during the 
holding term were realised and the 
deductions for deferred tax on sales via 
companies were sek –8 (–) m.

Value changes on properties and 
financial instruments in the year 
amounted to sek 690 (187) m and sek 
-609 (430) m respectively, totalling sek 
81 (617) m. the positive value change 
on properties is a net of new value 
appraisals and investments completed, 
corresponding to 3 per cent of book 
value. the value change relates to public 
properties, where required property 
yields decreased and commercial 
properties, where new lettings have 
been arranged, and the results from 
newly purchased properties were better 
than expected. the value change on 
financial instruments is a result of falling 
long yields, which increased the deficit in 
loans and interest rate derivatives with 
interest, which was fixed at higher levels 
in previous years. 

net profit for the year was sek 638 
(841) m, this lower figure is primarily due 
to unrealised value changes on financial 
instruments, which were sek -609 (430) 
m after a decline in market interest rates.
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Profit for calculating dividends for 2011 
was sek 703 (530) m, sek 53 m above 
estimate as a result of better-than-
expected results from purchased 
properties and completed property sales 
during the most recent quarter. the 
following table shows how profit for 
calculating dividends is computed. 

expenses 

Property costs were sek 747 (599) m, 
with operating costs of sek 484 (393) 
m, maintenance costs of sek 166 (130) 
m and tenant adaptations sek 103 (61) 
m being the major items. re-invoicing is 
possible for a portion of these costs, 
which reduced property costs by a total 
of sek 93 (44) m. 

sales and administration costs 
increased to sek 319 (260) m. this 
increase is mainly a result of Hemsö 
now being an independent organisation 
and the property holding increasing 
through net purchases over the past 
year. the division of the organisation 
and relocation of kungsleden’s and 
Hemsö’s head offices are non-recurring 
costs, which amounted to sek 5 m. sek 
75 m of sales and administration costs 
are sourced from Hemsö, sek 61 m 
from nordic Modular and sek 183 m 
from commercial properties, business 
development and central administra-
tion. excluding the module operation, 
property management, business devel-
opment and central administration 
equate to sek 83 per square metre. 

the net financial position changed 
negatively by sek 119 m, and was sek 
–868 (–749) m, primarily explained by 
higher loan volumes in 2011 after the 
property purchases.  

tax on net profit was sek –190 (–345) 
m, which was somewhat lower than 
26.3 per cent of profit before tax. the 
background is that most property sales 
were conducted via companies. 

tHe prOperty HOLding 

at year-end, the holding comprised 636 
(592) properties, of which kungsleden 
had 50 per cent ownership of 312 (297). 
the 636 properties have area of 
3,328,000 (2,510,000) sq.m. and book 
value of sek 26,122 (21,501) m. Most 
swedish properties were appraised by 
external valuers as of 31 december 
2011. these external valuations 
corroborate the company’s book values 
because they are consistent with internal 
valuations, see the comparison in the 
table on the next page.  

of book value, 49 (45) per cent 
related to Commercial Properties, 45 
(48) per cent to Public Properties in 
sweden and 6 (7) per cent to Modular 
Buildings.

earnings capacity indicates the 
earnings ability of the current property 
holding at a given time as if the holding 
had been held for the past 12 months. 
transactions in the year and progress of 
the existing holding resulted in operat-
ing net increasing by 37 per cent from 
sek 1,372 m to sek 1,875 m. the 
increase related mainly to the 36 prop-
erties purchased from nrP. economic 
occupancy increased as a result of 
purchases and sales and successful 
lettings work, from 90.3 per cent to 
91.6 per cent, which is not far from what 
could be expected in a holding such as 
kungsleden’s in the long-term perspec-

tive. at year-end, the average property 
yield was 7.2 (6.4) per cent. 

of property book values, 50 (45) per 
cent was located in the three major city 
regions of stockholm, Gothenburg and 
Östersund, as well as Västerås. the 
properties were located in 143 (133) 
municipalities, of which 50 (54) per cent 
of book value was located in municipali-
ties with populations of less than 
100,000.  

Investments in existing properties 
amounted to sek 306 (215) m in 2011. 
Investments are mainly conversions and 
extensions on existing properties in 
consultation with the tenant so the 
customer’s operations can be con-
ducted in a better, more efficient way. 
Investments increase property values 
through higher rent levels, and often, 
longer contract terms. 

proFit For CalCulating dividendS 

SEK m 2011 2010

Gross profit 1,877 1,545

sales and administration costs –319 –260

net financial position –868 –749

Profit from property management 690 536

 

realised items  

   trading net on sale 56 33

   realised value changes, properties 66 21

   deduction for deferred tax on sale –8 –

   realised value changes, financial instruments –66 –8

Realised items 48 46

tax payable –35 –52

Profit for calculating dividends 703 530

PROPERTY HOLDING BY TYPE, 31 DECEMBER 2011

6% Modular Buildings

5% Other Public

7% Care
 24% Industrial/Warehouse

16% Of�ce

8% Retail

1% Other Commercial

13% School

20% Retirement Home

Total 

book value: 

SEK 26,122 m

earningS CapaCity  

2011
31 Dec1

2010
31 Dec1

no. of properties 636 592

leasable area, 000 sq.m. 3,328 2,510

Book value of properties, sek m 26,122 21,501

rental value, sek m 2,987 2,343

rental revenues, sek m2 2,737 2,116

operating net, sek m 1,875 1,372

economic occupancy, %2 91.6 90.3

Property yield, % 7.2 6.4

operating surplus margin, %2 68.5 64.8

1    312 (297) public properties are 50 per cent owned by 
kungsleden. these properties are all included in the total 
number of properties, whereas those quantified with other 
measures—earnings, book value, leasable area, property 
yield, etc.—are stated at 50 per cent.

2   the calculation method for earnings capacity key figures for 
rental revenues, economic occupancy and operating surplus 
margin were amended in 2011 for full consistency with 
Income statement definitions. Previous periods’ key figures 
have been restated.

69



purcHases and saLes

activity on the business transaction 
market was greater in the first half-year 
than in the second half-year, which was 
hesitant after the turbulence on 
international debt markets. However, 
the auction of kefren’s properties in 
october revealed substantial interest in 
small and medium-sized cities.

60 properties were purchased in the 
period with area of 960,000 sq.m. for a 
value of sek 4,798 m. of these pur-
chases, 27 were of the Industrial/
warehouse type, 13 were office, one 
was retail, two were other Commercial, 
four were retirement Home, four were 
Care, eight were school and one was an 
other Public Property. the purchases 
were conducted at an estimated prop-
erty yield of 10.2 per cent. the major 
purchases in the year included: 

•  36 properties from nrP for sek 3.6 
bn. total rental value of sek 563 m is 
expected to generate a property yield 
of about 10 per cent. the purchase 
was completed on 31 March and is 
expected to contribute some sek 200 
m annually to kungsleden’s profit for 
calculating dividends. the property 
portfolio consisted of office and 
industrial premises and features 
stable returns and stable tenants. 
aBB, with 50 per cent of rental value, 
is the largest tenant, followed by 
finnveden aB with some 10 per cent. 
aBB’s properties are in Västerås and 
have gross leasable area of approxi-
mately 39 per cent of the acquired 
portfolio. the average remaining 
contract term is five years, subject to 
a master lease contract, which 
expires on 31 december 2016. 

•  Completion of a school in upplands 
Väsby, north of stockholm, where 
Hemsö invested sek 400 m, of which 
kungsleden’s share was sek 200 m. 

20 properties with area of 143,000 
sq.m. were sold for sek 1,224 m in the 
year. the book value of the sold 
properties amounted to sek 1,168 m 
and acquisition cost was sek 1,102 m. 
4 of the sold properties were of the 
Industrial/warehouse type, 3 were 
office, 5 were retail, 6 were other 
Commercial, 1 was a retirement Home 
and 1 was a Care property. these sales 
were conducted at an estimated 

property yield of 5.0 per cent. the 
largest business transactions in the 
year included:
•  one industrial property in karlskrona, 

southern sweden, sold to tenant aBB 
for sek 385 m.

•  two warehouse properties in the 
slakthusområdet quarter of southern 
stockholm, sold to the City of 
stockholm for sek 279 m.

•  three development properties in 
slagsta strand, south of stockholm, 
sold for sek 215 m.

nOrdic mOduLar

nordic Modular is a division within 
kungsleden, alongside Commercial 
Properties and Public Properties. 
flexible and cost-efficient modular 
buildings are a strong complement to 
kungsleden’s offering, mainly to the 
public sector. some 75 per cent of 

modular buildings are let to central and 
local government.

as of 31 december, modular build-
ings had total area of 232,000 
(235,000) sq.m. and book value of  
sek 1,550 (1,575) m. 

In the year, rental revenues for modu-
lar buildings were sek 244 (241) m, with 
gross profit of sek 195 (194) m. the 
profit from modular lettings is high 
compared to lettings of commercial and 
public properties. In 2011, leased 
modules represented 12 per cent of 
consolidated gross profit, but at the 
same time, this operation only repre-
sented 6 per cent of property value. 

nordic Modular also manufactures 
and sells modules via flexator. sales 
revenues including inventory changes 
increased significantly and amounted to 
sek 288 (184) m, with a gross profit of 
sek 30 (24) m. as of 31 december, the 
plant at Gråbo had a fairly good order 

the property portFolio

SEK m 2011 2010

Properties at beginning  
of period 21,501 21,861

Purchases 4,798 2,356

Investments 306 215

sales –1,168 –2,897

exchange rate fluctuations –5 –221

Value changes 690 187

Properties at end of period 26,122 21,501

property SaleS in 2011

SEK m No. of properties Profit from sale

Profitable sales 12 80

Break-even sales 4 0

loss-making sales 4 –5

sales overheads, properties sold in the year –39

Profit/loss items from previous year’s sales 20

Trading net 20 56

realised value changes 66

deduction for deferred tax on sale –8

Effect on profit for calculating dividends 114

property valueS 

SEK m
Commercial 

Properties 
Public 

Properties 
Total valued 

properties 
Not valued 
externally1 All properties 

Book value 12,914 10,848 23,762 2,360 26,122

external valuation 13,069 10,579 23,648

1   of unvalued properties, sek 761 m are retirement homes in Germany, sek 1,550 m are modular buildings and the remaining  
sek 49 m relates to a number of smaller buildings and land parcels.

Price, SEK m
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book for the season. However, the 
anneberg plant had a low order book, 
and accordingly, 24 employees were 
issued with redundancy notices at the 
beginning of 2012. nordic Modular 
continuously adapts its workforce to 
economic conditions. 

kungsleden’s investment in nordic 
Modular Group in 2007 has been profit-
able. Capital transfers to kungsleden 
exceed invested capital, while nordic 
Modular self-financed reinvestment for a 
retained modular holding, as well as a 
33 per cent increase in the modular 
holding. these investments were primar-
ily achieved through purchases from its 
own plants. during the holding term, 
return on equity has been well over 20 
per cent per year.
 
custOmers

kungsleden’s success is based on 
satisfied customers and the company’s 
ability to do good deals. kungsleden’s 
customers are a cross-section of the 
swedish business community and 
public services. Its tenants are both 
small enterprises and large corpora-
tions, while school students and 
pensioners occupy and live in 
kungsleden properties. Manufactured 
goods, transportation and retail are 
some of the sectors where kungsleden 
is active. through the part-ownership of 
Hemsö, just over 40 per cent of the total 
property holding is let to tenants whose 
operations are publicly funded.  

Its largest tenant is aBB fastighets 
aB, which represents 12 per cent of 
total rental revenues. 

funding

kungsleden’s loan portfolio is based on 
agreements with banks, a syndicated 

credit facility and unsecured bond 
loans. loan agreements normally have 
three to five-year maturities, which is 
customary practice on the swedish 
market for property credits. the fixed 
interest periods on loan agreements are 
short term, and kungsleden manages 
interest risk at an overall group level. 
the desired risk level in the interest 
fixing structure is achieved using 
instruments called interest swaps or 
interest caps. 

at the end of the period, the loan 
portfolio totalled a nominal sek 17,326 
(13,990) m, which is an increase after 
funding the properties purchased in the 
year. sek 1,599 (999) m of the loan 
portfolio was an unsecured bond loan. 
the market value of loans and financial 
instruments was sek 18,581 (14,706) 
m. un-utilised credit facilities were sek 
3,160 (4,254) m. 

the average interest rate on the loan 
portfolio as of 31 december was 4.8 
(5.3) per cent. average interest has 
fallen since year-end due to a number of 
existing swaps being extended at lower 
interest rates and some swaps being 
redeemed in advance in the year. Mean-
while, Hemsö entered swap agreements 
implying somewhat higher average 
interest because the fixed interest was 
higher than the variable. 

kungsleden’s derivative portfolio 
was sek 15,300 (14,450) m at year-
end, which means that changes in mar-
ket interest rates are not affecting 
interest costs significantly. at year-end, 
the average remaining fixed-interest 
term was 4.7 (4.9) years. 

In the first half-year 2011, progress 
on the swedish financial markets was 
stable, with fairly positive lenders and 
margins contracting somewhat. after 

the summer, conditions changed radi-
cally, driven by renewed debt concerns 
in europe, and new, more stringent 
capital adequacy requirements on nor-
dic banks. Interbank rates in sweden 
(stibor) increased, simultaneous with 
longer market interest rates dropping 
dramatically in a manner that was hard 
to foresee. the combination of regula-
tion and compensation for banks’ higher 
funding costs resulted in a sharp 
increase in interest margins in the 
second half-year, and generally deterio-
rated access to credit.

kungsleden works progressively on 
modifying the company’s maturity struc-
ture and extending its credit portfolio. 
this is achieved through ongoing discus-
sions with existing lenders regarding 
advance extensions, and by kungsleden 
using alternative funding sources.

In 2012, loans of sek 11,620 m 
mature, of which sek 8,510 m were 
utilised and sek 3,160 m were un-uti-
lised credit facilities as of 31 december 
2011. of the credit facilities maturing, 
the majority are with kungsleden, and 
only sek 1,648 m are credit facilities for 
Hemsö. the existing sek 6,000 m 
syndicated credit facility, of which only 
around 50 per cent has been utilised in 
recent years, was replaced by a new 
sek 4,500 m facility in January 2012. 
this new facility has a term until January 
2015. thus a total of half of maturities 
in 2012 have been arranged. work on 
loan maturities for 2012 is ongoing. 
kungsleden judges that it will be able to 
re-arrange these loans on market terms.

More information on funding and 
financial risks is on pages 45-47. 

tax pOsitiOn 

In autumn 2011 and february 2012, the 
swedish tax agency contended that the 
administrative Court should consider 
whether the swedish tax evasion act is 
applicable to two kungsleden transac-
tions conducted in the fiscal year 2006 
(two companies) and the fiscal year 
2008 (one company). these transac-
tions involve the impairment of stock 
shares, which in kungsleden’s opinion, 
were conducted in accordance with 
applicable practice from the supreme 
administrative Court. the swedish tax 
agency’s claim would result in additional 
tax claims of sek 420 m for kungsleden. 
In tandem with receiving the swedish 

Maturity StruCture, CreditS (inCl un-utiliSed Credit FaCilitieS)

 
As of 31 December 2011

Utilised  
credits

Un-utilised  
credits

Total  
credits

2012 8,510 3,110 11,620

2013 2,725 50 2,775

2014 2,573 2,573

2015 999 999

2016 2,044 2,044

2017 – –

2018 303 303

2019 172 172

Total 17,326 3,160 20,486

Average conversion term, years 1.8 1.5
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tax agency’s claim, the stockholm 
administrative Court of appeal issued a 
ruling in which, essentially, the 
circumstances were identical to 
kungsleden’s case. the Court found 
that the swedish tax evasion act was 
not applicable to this approach, which is 
also consistent with previous practice in 
this area.

In January 2012, the administrative 
Court in stockholm reported its ruling in 
a case that resulted in deductions for 
the impairment of stock shares and the 
application of transitional provisions in 
the fiscal year 2009 being rejected. the 
tax claim resulting from this ruling is 
sek 120 m, as previously stated in the 
annual report for 2010 and Interim 
reports in 2011. the administrative 
Court’s ruling will be subject to appeal 
at the administrative Court of appeal. 

as previously reported, kungsleden 
has received rulings from the stockholm 
administrative Court relating to 
transactions conducted in a similar 
manner to those covered by what is 
termed “the Cyprus ruling”, a matter the 
Council for advance tax rulings issued 
a preliminary ruling on 2 July 2010 and 
an appeal has been made against this 
at the supreme administrative Court. 
the administrative Court’s rulings imply 
a tax claim of some sek 200 m 
including tax surcharge. kungsleden has 
appealed against the rulings at the 
stockholm administrative Court of 
appeal. However, the stockholm 
administrative Court of appeal has 
issued a stay on all proceedings on simi-
lar matters in anticipation of a ruling 
from the supreme administrative Court 
regarding the advance ruling in 2006 
that was subject to appeal.

In 2010, the swedish tax agency 
contended that the administrative Court 
should consider whether the swedish 
tax evasion act is applicable to three 
transactions kungsleden conducted. 
the swedish tax agency contends that 
the Court should consider increasing 
assessed income corresponding to a 
tax claim of some sek 920 m.

In total, the tax claims amount to 
sek 1,660 m, and kungsleden 
provisioned sek 325 m for one of the 
transactions in 2009. It should be noted 
that regulatory decisions correspond to 
only sek 320 m.

If the swedish tax agency’s claims 
prevail, kungsleden judges that the 
majority of the re-assessment can be 
offset against tax loss carry-forwards. 
thus, given potential negative outcomes 
of proceedings, the liquidity effect would 
not exceed sek 860 m including 
estimated interest. Because 
kungsleden has tax loss carry-forwards 
that have not been capitalised in its 
accounting, they could offset a 
significant portion of potential negative 
outcome of proceedings. If the outcome 
of all these proceedings was negative, 
the company judges that consolidated 
equity would reduce by sek 1,660 m 
including tax surcharges and interest. 
kungsleden considers that the swedish 
tax agency’s claims are erroneous and 
the company’s judgment regarding 
these transactions has not changed, so 
there is no further provisioning.

kungsleden’s firm opinion is that it 
has complied fully with the laws and 
practice in place when submitting each 
tax return. the company continuously 
verifies its own judgments on tax issues 
with external experts. However, this 
does not rule out the risk that fiscal 
courts could assess completed 
transactions in a different manner to 
the company. Moreover, it can be 
assumed that in certain cases, the 
swedish tax agency will initiate proceed-
ings against different companies in the 
group to increase their assessed 
income. kungsleden’s assessments and 
computations will be reconsidered at the 
end of each reporting period. accord-
ingly, final outcomes may be higher and 
lower than its current assessment.

More information on the tax position 
is on pages 42–44.

equity

equity was sek 7,719 (7,357) m, or sek 
57 (54) per share, equivalent to an equity 
ratio of 27 (30) per cent. 

casH fLOw

Cash flow from operations is fairly 
consistent between the years in an 
operation with properties worth over sek 
20 billion and stable lease contracts. 
over the past seven years, cash flow 
from operations has been between sek 
510 m and sek 666 m per year, and was 
sek 666 (510) m in 2011.

Investing activities vary more because in 
some years, kungsleden is a net buyer 
and in other years, a net seller. In 2011, 
investing activities generated cash flow 
of sek -1,239 (610) m due to net 
purchases of properties in the year. 

financing activities had a cash flow 
of sek 2,729 (-823) m after the funding 
of property purchases and dividends of 
sek 273 (512) m.

Human resOurces 

the average number of employees was 
299 (269) in the year. 181 (157) of 
these people worked for nordic Modular, 
152 (127) of them on producing mod-
ules. Half of the 82 (60) employees of 
Hemsö fastighets aB are also included 
in the 299 employees. the change in 
the number of employees is mainly from 
new appointments in module production 
in the past two years.

kungsleden was also recognised as 
one of sweden’s best workplaces in the 
Great Place to work survey. 

kungsleden is continuing to work on 
equal opportunities issues with the aim 
of achieving a good division between the 
sexes and age groups. the share of 
women is somewhat higher than men in 
administration, while the reverse is true 
in property management. at year-end, 
the share of women was 54 per cent. 
the average age of salaried employees 
was 44 (43). the average age of men 
was somewhat higher than women, 44 
against 40.

for more information on 
kungsleden’s employees, see pages 
22-25, as well as notes 7 and 8. 

cOrpOrate sOciaL respOnsiBiLity 

long-term and goal-oriented work on 
sustainability means creating value for 
the company’s stakeholders such as 
owners and customers, being a good 
employer and contributing to sustaina-
ble development.

as a property owner, kungsleden has 
good prospects of contributing to 
reduced environmental impact, and has 
even greater prospects of making a 
difference alongside its tenants. 
accordingly, kungsleden has developed 
Green leases into a product it now 
offers to tenants. Green leases involve 
a partnership on sustainability issues, 
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which is monitored yearly. the focus of 
Green leases is reduced energy 
consumption.

the focus of environmental issues in 
the year was on continuing to reduce 
energy consumption in properties, and 
thus reduce greenhouse gas emissions. 
this goal-oriented and structured energy 
work generated energy savings of over 
25 per cent in several properties, three 
of which gained GreenBuilding classifi-
cation in the year. this work will remain 
in focus for several years ahead.

the environmental targets for 2012 
and results from environmental work in 
2011 are presented on pages 48-50. 

kungsleden does not conduct any 
operations that are subject to permits 
according to the swedish environmental 
Code. Permit liability applies to the 
storage of flammable liquids, heating 
oil, removal of caulking compounds 
containing PCBs etc. in a number of 
cases.

kungsleden has also decided to com-
mit to youth projects in a range of ways. 
In 2011, kungsleden continued its 
collaboration with youth work charity 
fryshuset and the young Personal 
finance project. as part of its partner-
ship with fryshuset, kungsleden 
sponsored the following three projects:

•  the Peace & love activity centre and 
Mecka Cykel (fixing bikes) in 
linköping, south west of stockholm

•  Game time in umeå, northern sweden

•   Caldon thomas in Örnsköldsvik, 
northern sweden. 

kungsleden also supports young 
Personal finance, an education project 
that inspires school students and 
teachers to find out more about 
personal finance and savings.

parent cOmpany

largely, the parent company’s opera-
tions are to hold shares in operational 
subsidiaries. the parent company had a 
sek 489 (640) m net profit for the year. 
revenues in the form of intragroup 
invoicing were sek 32 (-) m. Profits are 
primarily sourced from dividends from 
subsidiaries and costs for loans and 
interest derivative funding of parts of 
the group’s property operations. at 
year-end, assets mainly consisted of 
shares in subsidiaries of sek 8,105 
(7,005) m. funding was primarily 
through equity, which at year-end was 
sek 5,987 (5,771 m, implying an equity 
ratio of 39 (47) per cent.

sHare capitaL

the share capital was sek 56,875,860 
at year-end, divided between 
136,502,064 shares with a quotient 
value of sek 0.42 per share. each share 
has one vote and equal rights to 
participation in the company’s assets 
and profits. no changes to share capital 
have occurred in the past four years. 

sHareHOLders 

at the end of the year, kungsleden had 
21,050 shareholders, down by 10 per 
cent since the previous year-end. owner-
ship is diversified, and the largest share-

holders were nordea fonder with 4.8 
per cent of the share capital and votes, 
the dutch fund Pensioensfonds PGGM 
with 3.4 per cent and länsförsäkringar 
fonder with 2.9 per cent. More 
information on the share and sharehold-
ers is on pages 52–57.

risks and uncertainty factOrs 

kungsleden’s operations, results of 
operations and financial position are 
affected by a number of risk factors, 
which in some cases, particularly in 
terms of property valuations, are based 
on judgments.

the risks affecting profits and cash 
flow relate mainly to changes in rent 
levels, occupancy, the general progress 
of costs, interest levels, property mar-
ket liquidity and functional financial 
markets.

the statement of financial Position 
predominantly consists of properties 
and funding. the aggregate risk in prop-
erty values depends on geographical 
diversity, property type, property size, 
contract term, tenant structure, techni-
cal standard, etc. Property values are 
assessed individually and progressively 
through the year based on a series of 
judgments and estimates of future cash 
flows and required returns in a transac-
tion. the methodology of internal valua-
tions is reviewed on pages 32-33 and 
note 17.

financial risks are primarily liquidity 
risk, re-financing risk and interest risk 
and are managed on the basis of 
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kungsleden’s finance policy. More infor-
mation on managing financial risks is on 
pages 45-47.

reporting of taxation conforms to 
accounting standards, but it is notable 
that over time, tax paid usually differs 
from that reported. additionally, tax 
rules are complex and difficult to inter-
pret, see also the review of the tax 
position above and on pages 42-44.

a more detailed review of 
kungsleden’s risks and uncertainty 
factors is provided on pages 40-42 and 
note 2.

the parent company’s results of 
operations and financial position are 
significantly affected by group compa-
nies’ situations, and accordingly, the 
above review also applies to the parent 
company. 

repOrting Of Hemsö in 2012

until year-end 2011, Hemsö was 
consolidated in the kungsleden group 
according to the proportional method.
this means that half of all Hemsö’s 
assets, liabilities, revenues and 
expenses are reported item by item in 
kungsleden’s consolidated financial 
statements. for example, sek 10,429 
m of property values of sek 26,122 are 
for those properties held by Hemsö. 

from 1 January 2012, Hemsö will 
instead be consolidated in accordance 
with the equity method. this is because 
the forthcoming Ifrs 11 Joint arrange-
ments (effective date not yet set) only 
permits the equity method for consoli-
dating joint ventures. this change of 
method means that half of Hemsö’s 
profits will instead be reported on a row 
in the Income statement (profit/loss 
from participations in joint ventures). In 
the statement of financial Position, half 
of the value of Hemsö’s equity will be 
reported according to Ifrs as an asset 
on a separate line (participations in joint 
ventures). 

this change of accounting principle 
does not affect equity, net profit/loss or 
profit for calculating dividends. However, 
items including the book value of 
properties and loans will be lower when 
the Hemsö amounts are derecognised 
from these items, which reduces total 
assets and increases the equity ratio. 

a summary of the Income statement, 
statement of financial Position and a 
number of key ratios based on the 
various accounting methodsstated in 
note 34. More detail on how this change 
of principle affects kungsleden’s 
financial statements and results of oper-
ations in 2011 on the basis of the 
various methods is stated at www.
kungsleden.se/consolidation-of-hemso.

In future reports, kungsleden will be 
providing detailed information on Hemsö 
in addition to its wholly owned business.

suBsequent events 

after the reporting date, 50:50 joint 
venture Hemsö purchased six public 
properties in the swedish cities of 
umeå, eskilstuna and eksjö for sek 
396 m. these properties were pur-
chased at a property yield of 6.7 per 

cent and completion is in late-March. In 
addition, seven commercial properties 
in sollentuna, Visby and linköping were 
sold for sek 226 m, with completion in 
March and april. these sales were at 
property yields of 6.9 per cent. the 
price exceeds book value by sek 14 m, 
and the sales are expected to affect 
profit for calculating dividends for the 
first quarter by sek 30 m.

kungsleden’s syndicated loan was 
replaced with a new sek 4,500 m facil-
ity in January 2012, which means that 
half of maturities in 2012 are now re-
financed.

further post-balance sheet events 
are stated in note 33.

estimate 2012

the Board of directors’ estimate is that 
profit for calculating dividends for 2012 
will amount to sek 600 m, or sek 4.40 
per share. 

the method of computing profit for 
calculating dividend is unchanged and 
corresponds to profit before tax exclud-
ing unrealised value changes but includ-
ing realised value changes and payable 
taxes. 

propoSed appropriation oF proFitS

SEK

the following funds are at the disposal of the annual General Meeting:

Profit brought forward 5,440,818,079

net profit for the year 488,984,905

Total 5,929,802,984

the Board of directors proposes that profits are appropriated as follows:

dividends of sek 2.60 per share to shareholders 354,905,366

Carried forward 5,574,897,618

Total 5,929,802,984

a more detailed proposal and reasoning is on page 103.

74 kunGsleden annual rePort 2011

http://bit.ly/GXuD2b
http://bit.ly/GXuD2b


green lease with  
westinghouse

Westinghouse Electric Sweden 
has been a Kungsleden tenant for 
many years. Westinghouse had a 
long list of requirements during its 
review of the needs for new 
premises in Västerås, west of 
Stockholm. Westinghouse 
consolidate its offices, and find 
new, contemporary premises for 
its staff. The premises also needed 
to be adaptable to Westinghouse’s 
operations. The opportunity to 
develop environmental effort on 
the new premises was another key 
issue. At the end, Kungsleden 
offered the best solution for 
Westinghouse’s needs.

accordingly, in december 2011, 
westinghouse signed a ten-year 
Green lease with kungsleden. the 
Green lease means that above the 
usual lease contract, westinghouse 
enters a partnership with 
kungsleden to reduce the environ-
mental impact of the office. the 
purpose is to contribute to a 
sustainable society while simulta-

neously cutting costs through more 
efficient energy consumption, more 
environmentally friendly selection 
of materials and improved waste 
management. 

westinghouse recognised the 
value and opportunity of an environ-
mental partnership, which is 
already an integrated component of 
the company’s operations.

“westinghouse is Iso 14001 
certified, which sets standards on 
how we work on reducing our envi-
ronmental impact. signing a Green 
lease with kungsleden involves a 
series of measures to achieve our 
ambitions in the environmental 
area,” commented Johan Hallén, 
Ceo of westinghouse electric 
sweden. 

the lease applies to two build-
ings, 13,000 sq.m. of offices and a 
1,000 sq.m. workshop at finnslät-
ten in Västerås, which has an annual 
rental value of some sek 16 m. the 
properties will now be adapted for 
westinghouse, and the plan is to 
move in by the end of 2012.
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SEK m note 2011 2010

rental revenues 5 2,593.8 2,119.8

sales revenues, modular buildings 288.4 184.0

Net sales 2,882.2 2,303.8

Property costs –746.7 –598.8

Production costs, modular buildings –258.1 –159.8

Gross profit 1,877.4 1,545.2

Property sales

sales revenues, net 1,223.5 2,929.1

Book value

   acquisition cost –1,101.5 –2,875.3

   realised value changes –66.3 –21.2

–1,167.8 –2,896.5

Trading net 55.7 32.6

Sales and administration costs 6–9 –318.7 –259.7

Net financial position

financial revenues 12 36.8 23.4

Interest costs 12 –872.8 –751.8

other financial costs 12 –31.7 –20.4

–867.7 –748.8

Unrealised value changes

Investment properties 17 690.2 187.2

financial instruments 12 –609.0 429.6

81.2 616.8

Profit before tax 10–11 827.9 1,186.1

Tax

Current tax 13 –30.0 –21.9

deferred tax 13 –159.5 ,–323.2

–189.5 –345.1

Net profit for the year1 638.4 841.0

Earnings per share 14 4.70 6.20

1  all net profit for the year is attributable to parent company shareholders.

SEK  m 2011 2010

net profit for the year from Income statement 638.4 841.0

other comprehensive Income

    translation difference transferred to net profit for the year (trading net) 24 – 3.4

    Change in fair value of currency forwards (after tax) 24 0.0 29.0

    translation differences for the year when translating foreign operations 24 –3.2 –83.9

Comprehensive income for the year1 635.2 789.5

1  all comprehensive income for the year is attributable to parent company shareholders.

Consolidated income Statement

Consolidated Statement of Comprehensive income
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SEK m note 31 Dec 2011 31 Dec 2010

ASSETS  

Goodwill 15 201.4 201.4

Properties

Investment properties 17 25,199.2 21,481.1

Property used in business operations 18 18.3 19.5

Properties held for sale 19 904.8 –

16 26,122.3 21,500.6

Receivables, etc.

Machinery and equipment 20 18.5 13.6

deferred tax asset 13 312.9 407.9

other long-term receivables 22 443.9 287.9

Inventories 16.7 44.6

accounts receivable 117.5 110.6

other receivables 150.9 1,067.5

Pre-paid costs and accrued income 71.0 112.4

receivables related to assets held for sale 19 14.4 –

23, 28 1,145.8 2,044.5

Cash and cash equivalents

Cash and bank balances 692.6 747.2

Cash and cash equivalents related to assets held for sale 19 123.5 –

816.1 747.2

TOTAL ASSETS 28,285.6 24,493.7

LIABILITIES AND EQUITY

Equity

share capital 56.9 56.9

other contributed capital 1,373.1 1,373.1

translation reserve –12.1 –8.9

Profit brought forward 6,301.1 5,935.7

Total equity (attributable to parent company shareholders) 24 7,719.0 7,356.8

Interest-bearing liabilities

liabilities to credit institutions 14,814.6 12,950.1

Bond loan 1,599.2 999.2

Interest-bearing liabilities related to assets held for sale 19 901.0 –

25, 27, 28 17,314.8 13,949.3

Non-interest bearing liabilities

Provisions 26 431.2 449.6

deferred tax liability 13 0.7 8.9

accounts payable 189.8 185.6

tax liabilities 103.2 101.8

derivatives 25, 28 1,273.4 759.7

other liabilities 354.7 1,071.9

accrued costs and deferred income 838.7 610.1

non interest-bearing liabilities related to assets held for sale 19 60.1 –

27, 28 3,251.8 3,187.6

TOTAL LIABILITIES AND EQUITY 28,285.6 24,493.7

for information on the group’s assets pledged and contingent liabilities, see notes 29 and 30.

Consolidated Statement of Financial position
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SEK m note 31 2011 2010

Operations   

Profit before tax 827.9 1,186.1

trading net/capital gains, sold properties –55.7 –32.6

unrealised value changes –81.2 –616.8

adjustment for items not included in cash flow from operating activities 10.0 –5.2

tax paid –35.4 –22.0

Cash flow from operating activities 665.6 509.5

Change in working capital

Increase (–)/decrease (+) in inventories 28.0 –19.6

Increase (–)/decrease (+) in operating receivables 196.3 –76.2

Increase (+)/decrease (–) in operating liabilities –2,309.0 –135.5

–2,084.7 –231.3

Cash flow from operating activities after change in working capital –1,419.1 278.2

Investing activities

Purchase of properties (direct purchases) –214.8 –52.1

Investment in existing properties –306.0 –215.0

sale of properties (direct sales) 206.9 18.9

Purchase of subsidiaries –1,545.3 –462.7

sales of subsidiaries 872.1 1,345.9

Purchases of machinery and equipment –11.6 –1.9

sales of machinery and equipment 2.0 0.4

Investment in other financial assets –247.0 –26.4

repayment of other financial assets 4.4 3.0

Cash flow from investing activities –1,239.3 610.1

Financing activities

Borrowings 4,894.1 1,664.3

loans amortised –1,892.4 –1,975.6

dividend –273.0 –511.9

Cash flow from financing activities 2,728.7 –823.2

Cash flow for the year 70.3 65.1

Cash and cash equivalents at beginning of year 747.2 689.1

exchange rate difference in cash and cash equivalents –1.3 –7.0

Cash and cash equivalents at end of year 816.2 747.2

SEK m share capital
other contributed  

capital
translation  

reserve (note 24)
Profit brought 

forward 
total  

equity

Equity, opening balance, 1 Jan 2010 56.9 1,373.1 42.6 5,606.6 7,079.2

Comprehensive income for the year –51.5 841.0 789.5

dividend –511.9 –511.9

Equity, closing balance, 31 Dec 2010 56.9 1,373.1 –8.9 5,935.7 7,356.8

Equity, opening balance, 1 Jan 2011 56.9 1,373.1 –8.9 5,935.7 7,356.8

Comprehensive income for the year –3.2 638.4 635.2

dividend –273.0 –273.0

Equity, closing balance, 31 Dec 2011 56.9 1,373.1 –12.1 6,301.1 7,719.0

Consolidated Statement of Changes in equity

Consolidated Statement of Cash Flows
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nOte 01  accOunting principLes, grOup
 

Applied standards and law
the consolidated accounts have been prepared in accordance with 
Ifrs (International financial reporting standards) issued by the IasB 
(International accounting standards Board), as well as interpretations 
from IfrIC (the International financial reporting Interpretations Com-
mittee) as endorsed by the eu. rfr’s (rådet för finansiell rapporter-
ing, the swedish financial reporting Board) recommendation rfr 1, 
supplementary accounting rules for Groups, has also been applied. 

Revised accounting principles in 2011 
the IasB’s annual improvements project, published in May 2010, 
amended the standards of Ias 1 Presentation of financial state-
ments in terms of the format of the statement of Changes in equity. 
the amendments mean that a reconciliation of the changes of each 
component of equity is added to the statement of Changes in equity. 
these amendments did not cause any restatements of the amounts in 
the financial statements. 

the following amendments and new application interpretations of 
accounting principles have been applied without having any material 
effect on the consolidated accounts: amendment of Ias 24, related 
Party disclosures, amendment of Ias 32, financial Instruments: Presen-
tation, amendment of IfrIC 14 Ias 19—the limit on a defined Benefit 
asset, Minimum funding requirements and their Interaction, IfrIC 19, 
extinguishing financial liabilities with equity Instruments and amend-
ment of IfrIC 14 Pre-payment of a Minimum funding requirement.

Amended accounting principles in 2012, within applicable IFRS 
the IasB has adopted Ifrs 11, Joint arrangements, where the equity 
method is the only consolidation method for joint ventures, compared 
to the existing Ias 31, Interests in Joint Ventures, which also permits 
the proportional method. on the consolidation of its holding in Hemsö, 
kungsleden has applied the proportional method until the present. 
the eu has not yet endorsed the new standard, and accordingly, the 
adoption date is not finalised, but has been set preliminarily at 1 Janu-
ary 2013. ahead of the new standard, from 1 January 2012 onwards 
kungsleden will be applying the equity method instead of the propor-
tional method within the existing Ias 31, Interests in Joint Ventures. 
this change in method means that half of Hemsö’s profit or loss will 
instead be recognised on a line in the Income statement (profit/loss 
from participations in joint ventures). In the statement of financial 
Position, half of the value of Hemsö’s equity according to Ifrs will be 
recognized as an asset on a separate line (participations in joint ven-
tures). the change of accounting principle does not affect equity, net 
profit or loss or profit for calculating dividends. However, items includ-
ing the book value of properties and loans will be lower when Hemsö 
amounts are de-recognised from these items, which decreases total 
assets and increases the equity ratio.

a summary of the Income statement, statement of financial Posi-
tion and a number of key ratios based on the different accounting 
methods are stated in note 34. More information on how this change 
of principle affects kungsleden’s financial statements and results of 
operations for 2011 from the different methods is available at www.
kungsleden.se/consolidation-of-hemso.

New IFRS that have not yet started to apply
amendments of Ias 12, Income taxes regarding the measurement 
of tax for investment properties is expected to affect accounting 
when the standard is adopted. the first adoption date has not been 
set because the eu has not yet endorsed the standard. the changes 
mean a presumption that investment properties measured at fair 
value will be realized through sale. according to this approach, tax 
should normally be measured on the basis of the tax rate applying to 
the sale of the property.

amendments of Ias 1, Presentation of financial statements, 
amendments of Ias 19 employee Benefits, amendments of Ifrs 7 
financial Instruments: disclosure regarding new disclosure require-
ments for transferred financial assets, Ifrs 10 Consolidated finan-
cial statements, Ifrs 11, Joint arrangements, Ifrs 12, disclosure 
of Interest in other entities, revised and Ias 27 separate financial 
statements, amended Ias 28, Investments in associates and Joint 
Ventures and Ifrs 13 fair Value Measurement are not expected to 

have any material effect on actual accounting compared to the pre-
sent situation, but may affect disclosures in the annual accounts.

Ifrs 9, financial Instruments is intended to replace Ias 39, finan-
cial Instruments: recognition and Measurement by 2015 onwards 
at the latest. the IasB has published the first two parts of what will 
constitute the definitive Ifrs 9. the first part deals with the recogni-
tion and measurement of financial assets. the categories of financial 
assets in Ias 39 are being replaced by two categories, where meas-
urement is at fair value or amortised cost. amortised cost is used 
for instruments held in a business model whose aim is to receive the 
contractual cash flows; which should constitute payments of princi-
pal and interest on the principal at specified dates. other financial 
assets are recognised at fair value and the opportunity to apply the 
fair value option of Ias 39 is retained. Changes in fair value should be 
recognised in profit or loss, with the exception of value changes on 
equity instruments not held for trade and for which the initial choice 
is to recognise value changes in other comprehensive income. the 
value changes on derivatives in hedge accounting are not affected by 
this part of Ifrs 9, but are recognised in accordance with Ias 39 until 
further notice. In october 2010, the IasB also published those parts 
of Ifrs 9 that affect the recognition and measurement of financial 
liabilities. the majority is consistent with the previous rules of Ias 39 
apart from financial liabilities, which are voluntarily measured at fair 
value according to the fair value option. for these liabilities, the value 
change should be divided between changes related to inherent credit-
worthiness, and changes in the reference rate.

Basis of preparation of financial statements 
the parent company’s functional currency is the swedish krona (sek), 
which is also the presentation currency of the group. unless otherwise 
stated, all amounts in the note disclosures are in millions of swedish 
kronor (sek m). assets and liabilities are reported at historical acqui-
sition cost, apart from investment properties and financial instru-
ments, which are reported at fair value. Changes to fair values are 
reported in the Income statement. 

Preparing financial statements in accordance with Ifrs neces-
sitates management making judgments, estimates and assump-
tions that influence the application of accounting principles, and the 
carrying amounts of assets, liabilities, revenues and costs. these 
estimates and assumptions are based on historical experience and a 
number of other factors that appear reasonable in the prevailing cir-
cumstances. the result of these estimates and assumptions are then 
utilised to evaluate carrying amounts of assets and liabilities, that 
otherwise, are not clearly stated from other sources. final figures may 
vary from these estimates and judgments. kungsleden reviews its 
estimates and assumptions regularly. 

Management’s judgments coincident with the adoption of Ifrs that 
have a significant effect on the financial statements and conducted 
estimates are reviewed in more detail in note 2. 

Classification, etc. 
kungsleden’s operations largely consist of the management of a large 
number of properties that are let to external tenants. Initially, lease con-
tracts are normally entered for a term of three years. However, rental 
terms vary, and can be for up to 20 years. re-negotiation is conducted 
with the tenant before the end of the agreement term, in respect of 
rent levels and other terms of the agreement, unless the agreement 
is terminated. However, after the initial agreement, specifying how 
long an agreement will run is problematic, and at any time, there are a 
high number of parallel agreements in place with differing terms. this 
means that defining kungsleden’s business cycle is problematic. It is 
also difficult to define how long a property can be expected to be held. 
Consequently, assets and liabilities are presented in the statement of 
financial Position in order of reducing liquidity, because this provides 
information that is reliable and relevant in relation to operations. 

Consolidated accounts 
the consolidated accounts include the parent company, subsidiaries 
and associated companies. subsidiaries are companies over which 
the parent company exerts a controlling influence. the consolidated 
accounts have been prepared in accordance with acquisition account-
ing, implying that assets, liabilities and contingent liabilities are meas-
ured at fair value at the time of acquisition, in accordance with the 

79

http://bit.ly/GXuD2b
http://bit.ly/GXuD2b


acquisition analysis prepared. Purchased companies’ revenues and 
costs are consolidated from the time of purchase. sold companies’ 
income statements are incorporated until the date when the company 
is relinquished. 

Intra-group receivables and liabilities, revenues or costs and unre-
alised profits or losses arising from intra-group transactions are fully 
eliminated when the consolidated accounts are prepared. 

Associated companies 
associated companies are those companies where the group exerts 
a significant, but not controlling, influence over operational and finan-
cial controls, usually through holdings of between 20 and 50 per cent 
of the votes. Participations in associated companies are reported in 
accordance with the equity method in the consolidated accounts from 
the time a significant influence is attained. the group’s share of asso-
ciated companies’ net profits after tax and minority holdings adjusted 
for potential depreciation and amortisation, impairment or dissolution 
of purchased surplus and deficit values are reported in the Consoli-
dated Income statement. 

Joint ventures 
Joint ventures are those companies, which through collaboration 
agreements with one or more parties, the group has a shared control-
ling influence over operational and financial controls. In the consoli-
dated accounts, holdings in joint ventures are consolidated accord-
ing to the proportional method. for joint ventures, the proportional 
method means that the group’s participating interest in the compa-
nies’ revenues and costs, assets and liabilities are reported in the 
Consolidated Income statement, Consolidated statement of Compre-
hensive Income and statement of financial Position. this is achieved 
by the venturer’s share of assets, liabilities, revenues and costs in the 
joint venture being aggregated item by item with the corresponding 
items in the venturer’s consolidated accounts. 

Translations of foreign operations 
the accounts of each of the foreign subsidiaries are prepared in the 
local currency where operations are conducted. the consolidated 
accounts are presented in swedish kronor (sek). the income state-
ments and balance sheets of foreign operations are translated to sek 
using the current method, implying that balance sheets are translated 
at the closing day rate, apart from equity, which is translated at histor-
ical rates of exchange. Income statements are translated at average 
rates of exchange in the period. the exchange rate differences arising 
upon translation are reported directly against equity as a translation 
difference. Currency forwards may be used to reduce currency expo-
sure due to property investments in foreign countries. Hedge account-
ing is applied for these, where exchange rate fluctuations are recog-
nised directly in equity to meet the effect of translation differences in 
the foreign investment. 

Statement of Cash Flows 
statements of Cash flows are prepared in accordance with Ias 7. 

Cash flows from trading net and realised value changes in tandem 
with divestments of properties are reported with other sales proceeds 
under investing activities. Purchases and sales of properties via 
companies that are asset deals are reported on a separate row as 
purchase of subsidiaries and sale of subsidiaries. sales overheads 
are reported under investing activities as a deduction from the sales 
proceeds the year the liquidity flow occurs. acquisition expenditure is 
reported in a corresponding manner in investing activities. 

Purchases and sales 
a purchase or a sale is reported from the day it is considered likely 
that the essential economic rewards and risks associated with the 
transaction are credited/charged to or leave the group, which almost 
exclusively is on the contract date. receivables or liabilities for counter-
parties between the transaction date and settlement date are reported 
gross under other receivables and other liabilities respectively.

Asset deals 
In recent years, indirect property transactions using companies incor-
porating such properties have become more common, as opposed to 

direct property transactions. asset deals using corporate transac-
tions are reported as if the relevant property/properties had been 
purchased directly. this type of purchased enterprise normally has 
no employees or organisational resources, or other operations than 
those directly attributable to the property holding. the acquisition 
cost corresponds to the fair value of assets and potentially related 
borrowings. deferred tax is not reported as a liability on surplus val-
ues attributable to the acquisition. Potential deductions for deferred 
tax received over and above reported tax in purchased enterprises are 
reported as a deduction from the fair value of the purchased property 
both at acquisition and in subsequent reporting. 

In a direct sale of a property for which all temporary differences 
have not been recognised, a tax cost arises on sale at book value. If a 
sale is conducted as an asset deal instead, as is most common, the 
buyer and seller normally agree on a price reduction only correspond-
ing to a portion of the difference between the residual value for tax 
purposes and agreed property value. this means that an account-
ing tax revenue arises if there is a deferred tax liability reported that 
exceeds the deduction on the transaction, or a tax expense arises if 
the deduction is higher than the reported tax liability.

Business combinations 
acquisition accounting is adopted in accordance with Ifrs 3, Business 
Combinations, for acquisitions where kungsleden gains a controlling 
influence over one or more basically autonomous operations. the pur-
chased entity’s identifiable assets, liabilities and contingent liabilities 
are reported at fair value at the time of acquisition, and the profits 
attributable to the acquired operations are included from the comple-
tion date. deferred tax on potential surplus values attributable to the 
acquisition are recognised as a liability based on nominal tax rates. the 
difference between deferred tax according to nominal tax rates and the 
value that a temporary difference is recognised at in the acquisition 
analysis is reported as goodwill. transaction costs are expensed as 
administrative costs in tandem with the acquisition. 

when acquiring further participations in an enterprise that 
kungsleden thus secures controlling influence over, previous participa-
tions are re-stated at fair value via the Income statement. If, instead, 
this is an acquisition of further participations of an enterprise that is 
already consolidated, the difference between the purchase price and 
net value according to the balance at taking possession is reported as 
an owner transaction directly against equity. In a part-sale of a group 
company but with retained controlling influence, a difference is reported 
between the sales price in the value of the sold participation as an 
owner transaction direct against equity. In a part-sale of a group com-
pany implying that controlling influence is lost, a capital gain/loss is 
reported and remaining holdings are re-stated in the Income statement. 

usually, there are few business combinations. relevant business 
combinations are stated in note 4. 

Operating segment report 
an operating segment is a part of the group that conducts operations 
from which it can generate revenues and incur costs, and for which 
independent financial information is available. the results of an operat-
ing segment are also monitored by the company’s chief operating deci-
sion maker (group management) to evaluate results, and to be able to 
allocate resources to the operating segment. for more information on 
the division and presentation of operating segments, see note 3. 

Presentation of the Income Statement 
the Income statement has been presented with the ambition of giving 
a true and fair view of operations proceeding from revenue and cost 
classes. 

the various dimensions of operations are clarified through the 
separate reporting of gross profit, trading net, sales and administra-
tion costs, net financial position and unrealised value changes. trading 
net is the capital gain/loss occurring when a property is divested. this 
gain/loss is the difference between what a property realises through 
sale and book value on the date of sale. sales overheads are reported 
as a deduction from sales revenues. Profit/loss items from previous 
year’s sales are also reported in the profit/loss items sales revenues, 
net. for the book value of sold properties, acquisition cost is stated and 
the total value changes conducted during the holding period, which are 
termed realised value changes. 
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unrealised value changes comprise value changes on investment prop-
erties and financial instruments that have occurred in the year during 
that part of the year the property or the financial instrument was held. 

Revenues 
lease contracts are classified as operating lease arrangements, 
proceeding from the assumption that the related property remains in 
kungsleden’s ownership even if the contract runs for up to 20 years plus. 

for property sales and asset deals, the sale is reported, and the 
revenue recognised, when it is likely that the group will receive the 
related economic rewards, which most often, is on the contract date. 

Financial revenues and costs 
rental revenues and rent subsidies are recognised in the period to 
which they relate. Interest and other financial expenditure coincident 
with property construction is capitalised in the construction period, 
while that associated with extension and conversion is expensed on 
an ongoing basis, because investments are smaller, and generally, 
the construction period is shorter. derivative instruments are utilised 
to achieve the desired interest fixings. revenues and costs associ-
ated with such instruments are reported on an ongoing basis, with the 
revenues and costs for redemption and renegotiation of derivatives, 
as well as pre-payment penalty interest, reported as they arise. Inter-
est income and interest costs on financial instruments are reported 
in accordance with the effective interest method. effective interest is 
the interest rate that discounts estimated future payments received 
and made during the expected term of a financial instrument to the 
financial asset’s or liability’s net carrying amount. 

Income tax 
the Income statement accounts current and deferred income tax on 
swedish and foreign group entities, apart from when the underlying 
transaction is reported directly against equity, whereupon the associ-
ated tax effect is reported in equity. Group companies are liable for 
tax in accordance with current legislation in each country. the tax rate 
in sweden is currently 26.3 per cent, calculated on nominal reported 
profits plus non-deductible items, and deducting non-taxable revenues. 
Income tax is reported in accordance with the balance sheet method, 
implying that deferred tax is calculated on the identifiable temporary dif-
ferences between taxable and carrying amounts of assets or liabilities 
on the reporting date. temporary differences primarily arise in proper-
ties, financial instruments and tax allocation reserves. temporary dif-
ferences are measured at nominal tax rates, and the change from the 
previous year’s reporting date is reported as deferred tax in the Income 
statement. deferred tax assets on deductible temporary differences 
and loss carry-forwards are only reported to the extent it is likely that 
they will be utilised. the value of deferred tax assets is reduced when it 
is no longer considered likely that they can be utilised. 

Employee benefits 
employee benefits such as salary and social security costs, holidays 
and paid sickness absence etc. are reported as employees render 
services. Commitments relating to employees are underwritten 
through defined contribution pension schemes or ItP (supplementary 
pensions for salaried employees). Plans where the company’s com-
mitment is limited to charges the company has undertaken to pay 
are defined as defined contribution pension plans. In such cases, the 
amount of the employee’s pension depends on the charges the com-
pany pays to the plan or to the insurance company, and the returns 
on assets the charges generate. accordingly, the employee bears 
the actuarial risk (that the benefits are lower than expected) and the 
investment risk (that the invested assets will be insufficient to gen-
erate the expected benefits). the company’s obligations regarding 
charges to defined contribution plans are recognised as a cost in net 
profit at the rate they are vested by the employee rendering services 
to the company in a period. In accordance with statements from rr’s 
emerging Issues task force, pension schemes are reported as ItP 
(supplementary pensions for salaried employees), insured through 
alecta, as a defined-contribution scheme, as long as the basic struc-
ture of the ItP scheme remains unchanged. 

a cost for remuneration on termination of staff is only recognised 
if the company has a proven obligation due to a formal, detailed plan 
to terminate employment before the normal date, without realistic 
possibility of withdrawal. when payment is made as an offering to 

encourage voluntary redundancy, a cost is recognised if it is likely that 
the offering will be accepted and the number of employees that will 
accept the offering can be reliably measured. 

Staff stock options 
staff stock options entitle the employee to purchase shares at a pre-
determined price or cash redemption of the option upon exercise. to 
ensure delivery of shares, and as a hedge against the potential share 
price effect of social security costs, hedging measures were taken 
in the form of a share swap with a third party. for exercise through 
redemption to shares, treasury shares are purchased that are then 
transferred to the employee. 

the fair value of the option and social security costs is recognised 
as a liability that is expensed as personnel costs during the vesting 
period of options, based on the actual value on the reporting date. 
the amount reported is continuously re-evaluated during the vest-
ing period of the staff stock options, and also considers potentially 
forfeited options. Profit/loss items for hedging the plan in the form of 
interest and dividends received are reported as financial revenues and 
costs. the fair value of the share swap is reported as an asset/liabil-
ity were value changes are recognised as unrealised value changes in 
the Income statement.

for a description of the staff stock option plan, see notes 7 and 8. 

Lease arrangements 
kungsleden is a large-scale lessor through its lease contracts being 
classified as operating leases, see the revenues section above. 

kungsleden has entered a number of site leasehold and smaller 
lease agreements on office machines as a lessee. the aggregate 
total value of these contracts is not significant. Proceeding from the 
financial risk remaining with the lessor, all rental, ground rent and 
lease arrangements have been reported as operating leases. Costs 
are expensed as they arise. 

at the reporting date, kungsleden had one property leased through 
a finance lease arrangement. this property is reported as an invest-
ment property on the assets side and a loan on the liabilities side. 

Foreign currency transactions 
foreign currency transactions are translated at the rate of exchange 
ruling at the transaction date. Monetary assets and liabilities denomi-
nated in foreign currency are translated at the closing day rate, when 
exchange rate differences are reported to profits. exchange rate dif-
ferences relating to operating receivables and liabilities are reported 
to operating profit, while exchange rate differences attributable to 
financial assets and liabilities are reported to net financial position. 

Transactions with affiliates 
Business terms and market pricing apply to the provision of services 
between group companies and other affiliated companies and indi-
viduals. Intangible assets Goodwill is measured at cost less potential 
accumulated impairment losses. Goodwill is allocated to cash-gener-
ating units and subject to impairment tests at least annually. 

Properties 
Properties are initially reported at acquisition cost, with capitalisation 
then conducted for expenditure for investment measures that result in 
future economic benefits, and that can be measured reliably. expendi-
ture is capitalised, which relates to the exchange of all or parts of 
identified components and expenditure that implies the creation of 
new components. the property is then reported in the group at fair 
value in accordance with the method stated below. other additional 
expenses are reported as a cost in the period in which they arise. 

Investment properties 
Buildings and land owned or leased through finance lease arrange-
ments with the intention of generating rental revenues and/or value 
growth are classified as investment properties in the group. Ias 40 
is observed, with these holdings measured at fair value. during the 
financial year, revaluations are affected continually and are stated 
in quarterly reports on the basis of internal valuations. for a review 
of valuation methods, see pages 32-33 and note 17. for considera-
tions etc. regarding property valuations, see also note 2. Potential 
deductions for deferred tax on purchases of properties via enterprises 
(asset deals) received over and above reported tax in purchased 
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enterprises are reported as a deduction from fair value of the pur-
chased property both at acquisition and in subsequent reporting. 

Buildings under construction for future use as investment proper-
ties are reported at fair value in accordance with Ias 40. the basis of 
valuation is estimates of future cash flows and the estimated price 73 
achievable in a transaction between skilled parties on an arm’s length 
basis. However, uncompleted properties are harder to value than 
existing properties because the final cost cannot be determined and 
the process until functional/let property can only be estimated. 

Property used in business operations 
those properties where a not insignificant portion of area is used for 
rendering services or administrative purposes in the group are clas-
sified as property used in business operations. they are reported 
according to Ias 16 Property, Plant and equipment. Property used in 
business operations is reported at cost less depreciation according to 
plan over the estimated useful life. the depreciation term is between 
10 and 100 years depending on the component of the property. at the 
reporting date, there were three factory buildings in the kungsleden 
group classified as property used in business operations. deprecia-
tion is reported on the line production costs, modular buildings. 

Assets held for sale 
the meaning of an assets (or disposal group) being classified as held 
for sale is that its carrying amount will be recovered mainly through the 
sale and not through use. 

Immediately before classification as held for sale, the carrying 
amount of the assets (and all assets and liabilities in a disposal group) 
are measured in accordance with applicable standards. on first-time 
classification as held for sale, assets are reported at the lower of carry-
ing amount and fair value less selling expenses. three asset classes, 
individually or constituents of a disposal group, are exempted from the 
stated measurement rules. these are deferred tax assets, financial 
assets covered by Ias 39 and investment properties measured accord-
ing to the fair value method in accordance with Ias 40. 

for an asset (or disposal group) to be classified as held for sale, 
the asset (or disposal group) should be available for immediate sale 
in its existing condition. It must also be very likely that the sale will 
occur. for a sale to be considered as very probable: 
•  a decision must have been taken at management level, 
•  active work must have started to identify a buyer and consummate 

the plan, 
•  the asset (or disposal group) is being actively marketed at a price 

that is reasonable in relation to its fair value, 
•  It is likely that the sale will occur within one year. 

determination of whether a property satisfies the criteria for classifi-
cation as properties held for sale at the reporting date is conducted at 
each financial statement. 

Machinery and equipment 
Machinery and equipment have been reported at acquisition cost less 
accumulated depreciation according to plan and any potential impair-
ment. equipment is depreciated according to plan on a straight-line 
basis over five years. financial instruments 

Financial instruments
for information on the company’s exposure to financial risks and how 
risks are managed, see the section on finance and financial risks on 
pages 45-47 and note 2.

Recognition in the Statement of Financial Position 
a financial asset or financial liability is recognised in the statement of 
financial Position when the company becomes party to the instrument’s 
contracted terms. accounts receivable are recognised in the statement 
of financial Position when invoices have been sent. long-term receiva-
bles, which exclusively consist of what are known as a vendor notes, are 
recognised as a nominal receivable adjusted for the present value of 
the potential difference against market interest rates. liabilities are rec-
ognised when the counterparty has delivered and there is a contracted 
obligation to pay, even if an invoice has not yet been received. accounts 
payable are reported when invoices are received. 

a financial asset is de-recognised from the statement of financial 
Position when the contracted rights are realised, become due or the 
company relinquishes control over them. the same applies to parts of 
a financial asset. a financial liability is de-recognised from the state-
ment of financial Position when the obligation in the agreement is 
satisfied, or is no longer relevant in some other way. the same applies 
to parts of a financial liability. 

Categories of financial instrument: 
Loans and accounts receivable—these receivables are financial assets 
that are not derivatives, and have measured or measurable payments 
and that are not listed on an active market. such assets are valued at 
cumulative acquisition cost. Cumulative acquisition cost is measured 
on the basis of the effective interest measured at the time of acquisi-
tion. loans receivable and accounts receivable are recognised at the 
amounts expected to be received, i.e. after deducting for doubtful debt. 

Financial liabilities recognised at fair value via the Income Statement
—this category consists of two sub-categories: financial liabilities 
held for sale and other financial liabilities recognised prior to 1 Janu-
ary 2010 that the company has initially chosen to categorise in this 
way (using the fair value option). the reason that on first-time adop-
tion of Ifrs in 2005, kungsleden decided to measure loans at fair 
value was that the value of fixed loans via required property yields was 
assumed to correlate with the value of properties. Because changes 
in the fair value of properties are recognised in the Income statement, 
these value changes are matched in the Income statement if the fair 
value of loans is also recognised. Because from 2010 onwards, loans 
were arranged with short fixed-interest periods, this same correlation 
no longer applies, and these loans are measured at historical cost. 

financial instruments in this category are measured at fair value on 
an ongoing basis, with value changes recognised in the Income state-
ment. all derivatives apart from derivatives included in hedge account-
ing are included in the first sub-category. 

Other financial liabilities—other financial liabilities, such as loans 
arranged after 1 January 2010, accounts payable and purchased 
properties that have not been paid for, are included in this category. 
these liabilities are measured at cumulative acquisition cost. transac-
tion costs are allocated at an effective interest rate over the expected 
term of the loan.

Derivatives 
Hedge accounting is not applied to interest derivatives, and accord-
ingly, the derivative’s changed market value is reported in the state-
ment of financial Position as an un-realised value change over the 
Income statement. transaction costs are allocated over the loan’s 
expected term. 

Currency forwards are arranged for hedging purposes with the aim 
of reducing the effect of exchange rate fluctuations on net assets 
denominated in eu r as a result of the German operation. Currency 
forwards are measured at fair value on the reporting date with value 
changes recognised in Comprehensive Income. 

Impairment 
Financial assets 
the carrying amounts of the group’s assets are subject to impairment 
tests at each reporting date. If there is an indication of impairment, the 
asset’s recoverable value is calculated. the recoverable value of finan-
cial assets in the loans receivable and accounts receivable categories, 
reported at cumulative cost, is calculated as the present value of future 
cash flows discounted by the effective interest applying when the asset 
was reported for the first time. Impairment is only reversed to the extent 
that asset carrying amounts after reversal do not exceed the carrying 
amount the asset would have had if no impairment had occurred. 

Other assets 
exemptions from the impairment principles are made for tangible 
assets held for sale, investment properties and deferred tax assets 
that are measured according to special regulations that are outlined 
in the relevant section under accounting principles. nor can previous 
goodwill impairment be reversed. 
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Inventories 
Inventories are valued at the lower of acquisition cost and net realis-
able value. the acquisition cost of inventories is measured using the 
fIfo (first in first out) method and includes expenses arising when 
acquiring the inventory asset. for finished goods and work in pro-
gress, acquisition cost includes a reasonable share of indirect costs 
based on normal capacity. 

Provisions 
a provision differs from other liabilities because of uncertainty prevail-
ing regarding the timing of payment or the scale of the amount to set-
tle the provision. a provision is reported in the statement of financial 
Position when there is an existing legal or informal commitment as a 
result of an event that has occurred, and it is likely that an outflow of 
economic resources will be necessary to settle the commitment and a 

reliable estimate of the amount can be made. Provisions are made at 
an amount that is the best estimate of what is necessary to settle the 
existing commitment on the reporting date. when the effect of when in 
time payment occurs is significant, provisions are measured through 
discounting expected future cash flows using an interest rate before tax 
that reflects current market estimates of the time value of money, and if 
applicable, the risks associated with the liability. 

Contingent liabilities 
a contingent liability is reported when there is a possible commitment, 
and whose occurrence is only corroborated by one or more uncertain 
future events, or when there is a commitment that is not reported 
as a liability or provision because it is not likely that any outflow of 
resources will be required. 

nOte 02  speciaL cOnsideratiOns and judgments 
 

Valuation of properties 
Main sources of uncertainty in estimates 
Because the price of a property is not observable on a quoted mar-
ketplace, a judgement of property values must instead be made as 
supporting data for reporting at fair value. the value of a property is 
dependent on many factors such as property type, place and location, 
size, length of rental contract and rent level, tenant structure, techni-
cal standard, etc. different appraisers make different judgments, and 
thus obtain different values. funding terms, interest rate levels and a 
functional financial market also affect the pricing and required returns 
that create balance on the property market between buyers and sell-
ers. on a functioning market, sales prices usually lie in the interval of 
appraised value +/– 5 to 10 per cent. 

Judgments when applying accounting principles 
Property values are appraised individually by property on an ongo-
ing basis through the year on the basis of a range of judgments and 
estimates of future cash flows and required returns in a potential 
transaction. this process is described on pages 32-33 and in note 
17. In most cases, there is reconciliation against external valuations. 
kungsleden being active on the property market through multiple pur-
chase and sales transactions provides more market information and 
enhances its prospects of making good estimates of appraised value. 
General activity on the property market increased in 2010 and 2011 
after a number of weaker years, improving the prospects of accuracy 
in the company’s judgements or fair value. 

Sensitivity analysis, properties –10% –5% 0% +5% +10%

Value change before tax, sek m –2,612 –1,306 – 1,306 2,612

equity ratio, % 22.0 24.7 27.3 27.3 29.7

loan to value ratio, % 73.7 69.8 66.3 63.1 60.3

Valuation of financial instruments 
Main sources of uncertainty in estimates 
liabilities to credit institutions arranged prior to 1 January 2010 are 
measured at fair value. each funding transaction has highly individual 
characteristics. the credit margin of the loan is partly affected by the 
characteristics of the underlying collateral (the property) such as geo-
graphical location, property type, the property’s cash flow and usage, 
as well as the relative status of the collateral. Credit margins are also 
affected by kungsleden’s general credit conditions. this credit margin 
is not directly observable on the market. nor is it directly observable 
because there are no relevant links to similar and relevant funding 
transactions that are kungsleden’s own due to the aforementioned 
specific characteristics of individual loans. nor can credit margins be 
directly deduced from other companies’ credit margins on their loans, 
because each company and funding transaction is unique. accord-
ingly, in this component of valuation techniques, the credit margins on 
loans are a non-observable parameter on the market when measuring 

liabilities to credit institutions (tier 3, for more information see note 
28). the tier 3 loans mature in the next two years, and accordingly, 
changes in credit margins for the corresponding agreements would 
have a limited impact on carrying amounts. If the credit margin 
changes by +/–1 percentage point, carrying amount is affected by +/- 
sek 28 m. 

over and above credit margin, valuations are affected by liabilities 
to credit institutions, and by changes in underlying reference interest 
rates (swap rates), which however, are observable on the market. 

Judgments when applying accounting principles 
Management judges market credit margins when conducting valua-
tions. Valuations are based on information on maturities, property 
type and geographical location, as well as relevant experience of refi-
nancing and tendering from external lenders. the aggregate assess-
ment is made on each individual loan and is intended to reflect market 
terms on the reporting date. the difference between agreed margin 
and market credit margin is discounted with a derived zero coupon 
rate for the corresponding maturity to obtain the market present value 
of the margin difference. 

Tax position 
Main sources of uncertainty in estimates
the reporting of current tax payable, loss carry-forwards and deferred 
tax on temporary differences between book values and taxable val-
ues are based on applicable tax regulations. It can be stated that tax 
legislation is complex, especially relating to purchases and sales of 
properties and companies. tax court interpretation of current regula-
tions can also change over time, which means that applications may 
change after completion of transactions and tax returns have been 
filed. normally, the swedish tax agency has the facility to re-assess 
a company’s taxation within two years of the end of a financial year, 
although in some cases, the swedish tax agency can re-assess up to 
five years retroactively.

Judgments when applying accounting principles 
Judgments are made on how individual transactions should be clas-
sified and estimates are made on likely outcomes of each compa-
ny’s taxation and potential disputes. then a tax cost/tax liability is 
reported if the company judges that it is more likely than not that sup-
plementary tax will be payable. 

kungsleden’s view is that the company has fully complied with the 
laws and practice in place coincident with each tax return. kungsleden 
continuously reconciles its judgments on tax matters with external 
experts. However, this does not mean that there is no risk that tax 
courts could assess a completed transaction in a different manner to 
the company. accordingly, final outcomes may be higher or lower than 
current judgments. 

for more information on the tax position, see note 13. 
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nOte 03 Operating segments  
 

Segment, SEK m

Commercial  
properties 

Public  
properties1

nordic  
Modular

other/ 
group wide2

total  
kungsleden

2011 2010 2011 2010 2011 2010 2011 2010 2011 2010
Income Statement
rental revenues 1,357.2 957.0 992.7 922.3 243.9 240.5 2,593.8 2,119.8
sales revenues, modular buildings 288.4 184.0 288.4 184.0
Net sales 1,357.2 957.0 992.7 922.3 532.3 424.5 2,882.2 2,303.8

Property costs –398.9 –289.6 –298.9 –262.6 –48.9 –46.6 –746.7 –598.8
Production costs, modular buildings –258.1 –159.8 –258.1 –159.8
Gross profit 958.3 667.4 693.8 659.7 225.3 218.1 1,877.4 1,545.2

trading net 44.2 61.5 11.5 –35.4 0.0 6.5 55.7 32.6
sales and administration costs –123.7 –102.0 –111.4 –83.4 –60.6 –54.2 –23.0 –20.0 –318.7 –259.7
net financial position –429.7 –330.1 –386.5 –369.9 –51.5 –48.8 –867.7 –748.8
unrealised value changes
– Investment properties 341.8 –52.7 408.4 234.4 –60.0 5.5 690.2 187.2
– financial instruments –301.5 172.8 –271.4 228.3 –36.1 28.6 –609.0 429.6
Profit/loss before tax 489.4 416.9 344.4 633.6 17.1 155.6 –23.0 –20.0 827.9 1,186.1

Items in Statement of Financial Position
Goodwill 201.4 201.4 201.4 201.4
Properties 12,932.4 9,600.6 11,639.6 10,325.5 1,550.3 1,574.5 26,122.3 21,500.6
other assets2 1,961.9 2,791.7 1,961.9 2,791.7
Total assets 12,932.4 9,600.6 11,639.6 10,325.5 1,751.7 1,775.9 1,961.9 2,791.7 28,285.6 24,493.7

liabilities to credit institutions 8,572.1 5,823.3 7,715.1 7,194.7 1,027.6 931.3 17,314.8 13,949.3
Provisions and other liabilities2 621.1 317.1 559.0 391.8 74.5 50.7 1,997.2 2,427.9 3,251.8 3,187.6
Total liabilities 9,193.2 6,140.4 8,274.1 7,586.5 1,102.1 982.1 1,997.2 2,427.9 20,566.6 17,136.9

Other disclosures
Purchases and investments in properties 4,036.7 1,299.4 1,007.5 1,194.8 60.0 76.9 5,104.2 2,571.1
Income statement items not affecting cash flow 84.5 181.7 148.5 427.3 –96.1 40.6 136.9 649.5

1   after Hemsö’s purchase of 17 German properties the segment Public properties replaces the two previous segments Public Properties in sweden and retirement Homes Germany.

2   assets that are not properties, goodwill or interest derivatives with positive values are not allocated by segment.  
nor are provisions or liabilities that are not liabilities to credit institutions or interest derivatives with negative values allocated.

kungsleden’s operating segments are Commercial properties, Public 
properties and nordic Modular. other/group wide are the transaction 
and analysis, and central administration functions. the segments are pre-
pared on the basis of internal reporting to the Chief executive and group 
management in terms of results of operations and financial position. 

the Commercial Properties and Public Properties segments let all 
premises to external customers. Public properties are properties where 
tenants’ operations are publicly funded, while Commercial properties are 
properties with operations funded in other ways, usually on a commercial 
basis. nordic Modular produces, sells and lets modular buildings. 

the above segment reporting has been prepared on the basis of the 
same accounting principles as the rest of the annual accounts, and the 
total of segments, and is equal to the amounts for the group. no signifi-
cant transactions occurred between segments.

Largest tenants
Rental revenue,  

SEK m
Share of rental 

revenue, %

aBB 309 11.7

Municipality of Härnösand 98 3.7

Västra Götaland County Council 63 2.4

Bring frigoscandia aB 63 2.4

the swedish fortifications agency 46 1.7

City of Västerås 42 1.6

attendo 37 1.4

ICa 36 1.3

V-taB 34 1.3

Municipality of norrköping 34 1.3

Total 762 28.8

Geographical markets, SEK m
             sweden              Germany denmark/norway total kungsleden

2011 2010 2011 2010 2011 2010 2011 2010
net sales 2,793.2 2,167.5 67.2 116.4 21.8 19.9 2,882.2 2,303.8
Properties 25,253.4 20,640.8 761.2 786.1 107.7 73.7 26,122.3 21,500.6
Purchases and investments in properties 5,102.5 2,401.1 1.2 169.6 0.5 0.4 5,104.2 2,571.1

notes, group
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nOte 04 Business cOmBinatiOns and asset deaLs
 

Properties are usually acquired by acquisitions of companies, for rea-
sons including stamp duty being payable for property transfers and 
that a company divestment confers tax advantages on the seller com-
pared to a direct sale. acquisitions via companies can either be clas-
sified as business combinations or asset deals. In 2011 and 2010, 
only asset deals were conducted, i.e. acquisitions of companies only 
including assets (properties) and their associated items.

nOte 05 Operating Leases 
 

Lessor, rental revenues, SEK m 31 Dec 11 31 Dec 10 
Payment within one year 2,438.1 1,928.5
Payment in 1–5 years 6,849.1 4,937.4
Payment after more than 5 years 5,380.3 5,441.4
Total 14,667.5 12,307.3

from an accounting perspective, lease contracts are treated as oper-
ating lease arrangements, where kungsleden is the lessor. the table 
illustrates rental revenues calculated on current lease contracts, 
of which there were 4,069 as of 31 december 2011. kungsleden 
endeavours to strike a balance between short and long contracts in 
its public and commercial properties, where agreements are relatively 
long term. lease contracts on premises are usually entered for 3–20 
years, with generally, rents being indexed. In most cases, supple-
ments for heating and property tax are added to rents, based on the 
actual costs the landlord incurred. 

Lessee
as operating lessee, kungsleden has entered a number of arrange-
ments on site-leasehold rights, company cars and office machines. 
the following table illustrates contracted payments for site-leasehold 
rights. other operating leases are of insignificant amounts.
 

Lessee, ground rent, SEK m 31 Dec 11 31 Dec 10 
Payment within one year 9.7 9.1
Payment in 1–5 years 29.3 27.4
Payment after more than 5 years 5.2 4.6
Total 44.2 41.1

nOte 06 saLes and administratiOn cOsts 

SEK m  2011 2010
Personnel costs –172.4 –152.9
depreciation and amortisation –3.3 –2.7
other operating costs –143.0 –104.1
Total –318.7 –259.7

Primarily includes costs for the group’s management and central 
functions such as business development, accounting, finance, legal 
services and information technology and costs associated with stock 
market listing. also includes property administration such as costs 
for on-going property management including costs for rental billing, 
rent negotiations, rent demands and accounting. administration costs 
include depreciation of equipment.

nOte 07 empLOyees and persOnneL cOsts   

the average number of employees in 2011 was 299 (269) people. the 
division by country and gender is stated below.

Average number of employees 2011
Proportion 
women, % 2010

Proportion 
women, % 

sweden 294 24 264 26
denmark (nordic Modular) 3 – 3 –
norway (nordic Modular) 2 – 2 –
Group 299 24 269 26

nordic Modular group had an average of 181 employees, of which 
8 per cent were women, which is included in the above figures. Half 
owned Hemsö fastighets aB had an average of 41 employees, of 
which 39 per cent are women. 6 people changed employment from 
kungsleden fastighets aB to kungsleden aB. kungsleden’s average 
number of employees was 77, of which 53 per cent were women, the 
majority were employees of subsidiary kungsleden fastighets aB.   

Gender division,  
Board and management 

 
31 Dec 11

Proportion 
women, % 

 
31 Dec 10

Proportion 
women, % 

Parent company and group
Board 8 38 8 25
other senior managers 6 33 6 17

the Board of directors has 8 (8) members of which 3 (2) women. 
there were 6 (6) other senior managers in 2011, of which 2 (1) is a 
woman.   

   2011    2010
Salary, other benefits and 
social security costs, SEK 
’000

salary and 
other 

benefits

social 
security 

costs

salary and 
other  

benefits

social 
security 

costs
Group
Senior managers

the Board, Chief executive 
and deputy Chief executive 13,376 6,967 15,224 7,302
(of which pension costs) (2,202) (2,006)

Bryngelson, Håkan1 555 174 – –
Gahm, Joachim 250 79 – –
Garph, leif – – 270 85
Holmgren, lars 250 79 – –
Meyer, Magnus1 250 79 245 77
nygren, Jan – – 245 77
nyréen, Jonas – – 220 69
orback, Pettersson kia 280 88 245 77
ovin, Per-anders – – 550 173
Pehrsson, Biljana 250 79 – –
wikström Charlotta 250 79 245 77
erséus, thomas (Chief 
executive) 7,119 3,983 8,495 4,275
risberg, Johan (dep. 
Chief executive) 4,172 2,327 4,709 2,392

other senior managers 11,070 6,344 13,193 6,934
(of which pension costs) (2,340) (2,202)
Total senior managers 24,446 13,311 28,417 14,236

(4,542) (4,208)
Other employees

other employees2 137,274 61,568 110,313 48,539
(of which pension costs) (15,049) (10,865)
Total 161,720 74,879 138,730 62,775

(19,591) (15,073)

1   In addition to directors’ fees from kungsleden, Håkan Bryngelson receives directors’ fees 
from Hemsö fastighets aB of sek 350,000 for his position as Chairman, and Magnus Meyer 
receives sek 150,000 of directors’ fees from Hemsö fastighets aB for his position as Board 
member. 50 per cent of the remuneration is included in other employees.

2   the other employees group includes salaries and other benefits of sek 6,265,000 
(1,100,000), social security costs of sek 2,016,000 (375,000) and pension costs of 
1,181,000 (122,000) for Hemsö’s management and Board.

no directors’ fees were payable for thomas erséus.
all pension costs relate to defined contribution plans or the ItP 

(supplementary pensions for salaried employees) plan.
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Share-based payment
In 2007, the group started an incentive-based staff stock option plan 
entitling the group management and a number of executive staff to 
purchase shares of the company. this plan was the first of three that 
are planned, and options were granted in 2008 based on the profit 
outcome in 2007. the aGM in 2008 approved a second stock option 
plan. no granting of this plan was conducted. the aGM 2009 did not 
consider the matter of a third stock option plan. Granting is condi-
tional on remaining an employee of the company at exercise, and was 
dependent on the group’s profit for calculating dividends exceeding 
the target set by the Board of directors. If the outcome is below the 
target set by the Board, there is no granting. If the group’s profit for 
calculating dividends exceeds the target by 20 per cent or more, grant-
ing is 100 per cent of the maximum number of staff stock options. 
staff stock options are granted on a pro rata basis in the interval from 
0 per cent to 20 per cent.

In the terms of the plan, one option confers entitlement to sub-
scribe for one share at a predetermined price. options can also be 
redeemed for cash at the difference between the exercise price and 
the market price of shares at exercise.

for the 2007 staff stock option plan, 249,000 staff stock options 
were issued, of which 85,000 were forfeited. there were 164,000 
outstanding staff stock options as of 31 december 2011. no options 
wee exercised in the year.

Stock 
option 
plan

Granting 
year

no. of 
options

exercise 
price (sek/

share) term exercise period

2007 2008 164,000 113.34
until 31 March 
2012 inclusive

1 June 2010 to  
31 March 2012

No. of options senior managers other employees total
stock option plan 2007 98,000 66,000 164,000

the theoretical value of stock options is calculated by an external 
party using the Black & scholes model. a share price corresponding to 
the average volume-weighted price paid for a fixed ten-day period and 
expected volatility of 30 per cent is used as the basis for calculation.

apart from its incentive-increasing effects, the incentive-based 
stock option plan is judged to only imply marginal effects for the com-
pany and shareholders due to the limited scope of the plan. to ensure 
the potential full delivery of shares, and as a hedge against the poten-
tial cash flow effect of cash settlement and social security costs, a 
hedge has been entered with a third party in the form of a share swap.

the cost of the stock option plan including social security costs 
amounted to a cost of sek 5 (+3) m due to the value of the share swap 
decreasing in the year.

nOte 07 cOnt.

nOte 08 remuneratiOn tO seniOr managers   

Principles
fees are payable to the Board pursuant to aGM resolution. no fees 
are payable to Board members employed by the company. remu-
neration to the Chief executive, deputy Chief executive and other 
senior managers consists of basic salary, incentive payments, other 
benefits and pension. the term “other senior managers” means the 
people that were active in the group management in addition to the 

Chief executive and deputy Chief executive. there were 5 (5) such 
individuals in 2011. Incentive payments are intended to comprise a 
significant portion of possible remuneration, subject to a maximum of 
12 months’ salary. the incentive payment portion is based on actual 
performance in relation to individual targets.

Remuneration and other benefits, SEK ’000

Basic salary/
directors’ fees Incentive payments other benefits Pension cost Total

2011 2010 2011 2010 2011 2010 2011 2010 2011 2010
Chairman 555 550 – – – – – – 555 550
other Board members 1,530 1,470 – – – – – – 1,530 1,470
Chief executive 5,350 4,825 1,769 3,670 74 72 1,387 1,274 8,580 9,841
deputy Chief executive 2,963 2,642 1,209 2,067 10 8 815 732 4,997 5,449
other senior managers, 5 (5) 8,854 8,282 2,217 4,912 220 167 2,340 2,202 13,631 15,563
Total 19,252 17,769 5,195 10,649 304 247 4,542 4,208 29,293 32,873

Comments on the table: 
Incentive payments for 2011 are attributable to bonuses, of which 
sek 5,195,000 (10,649,000) was charged to 2011. 

Pension costs are the costs charged in 2011. for more information 
on pensions, see below.

Incentive payments
for the Chief executive and deputy Chief executive, incentive pay-
ments for 2011 reflect profit for calculating dividends, profits from 
property sales and cash flow. the incentive payment amount for the 
Chief executive and deputy Chief executive in 2011 was 36 (77) per 
cent of basic salary. 

the other senior managers’ incentive payments for 2011 were 
based on the same principles as the Chief executive and deputy Chief 
executive and on individual targets for individual areas of responsibil-
ity. the incentive payment for these executives in 2011 averaged 25 
(59) per cent of basic salary. 

Share-based payment
Granting in the staff stock option plan reviewed in note 7 to senior 
managers amounted to 98,000 options for the 2007 plan.

No. of options
Chief 

executive
deputy Chief 

executive
other 

managers total
stock option plan 2007 25,000 25,000 48,000 98,000

Pensions
the pensionable age of all senior managers is 65 and all have defined 
contribution pension plans, with no commitments for the company 
apart from the obligation to pay annual premiums. the Chief execu-
tive’s and deputy Chief executive’s pension premium is 30 per cent 
of basic annual salary. two senior managers have pension premiums 
of 25 per cent of basic annual salary. one senior manager has a pen-
sion premium of 32 per cent of basic salary. the pension premiums of 
other senior managers and employees are based on the ItP (supple-
mentary pensions for salaried employees) plan. 

Notice of termination 
the company and Chief executive are subject to a mutual notice 
period of 12 months which is deducted from other income. In addition, 
the Chief executive receives redundancy pay of 12 months’ salary 
coincident with termination initiated by the company, an amount that 
is not included in pension entitlements. no redundancy pay is due 

notes, group
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for termination initiated by the Chief executive. the Company and the 
deputy Chief executive are subject to a mutual notice period of six 
months. upon termination of employment from the company’s side, 
the deputy Chief executive receives redundancy pay of 12 months’ 
salary, an amount that is included in pension entitlements. no redun-
dancy payment is made on termination of employment from the dep-
uty Chief executive’s side.

senior managers are subject to a notice period of 3 months on 
termination of employment from the executive’s side and six months 
from the company’s side. such executives receive 12 months’ redun-
dancy pay on termination of employment by the company, an amount 
that is not included in pension entitlements. no redundancy payment 
is made upon voluntary resignation. Collective agreements apply to 
senior managers. a notice period of 6 months applies to other senior 
managers and a 12 month notice period applies from the company’s 
side. the redundancy pay is usually deducted from other income for 
all senior managers.

Consultation and decision processes
remuneration to senior managers is decided by the Board subject to 
the remuneration Committee’s proposal. this is conducted on the 
basis of guidelines resolved by the aGM.

nOte 09  audit fees and reimBursement 

SEK m  2011 2010
KPMG

auditing 4.9 6.7
auditing in addition to audit assignment 0.5 0.4
tax consultancy 0.6 1.1
other 3.2 1.6
Total 9.2 9.8

auditing means auditing the annual accounts and accounting records, 
the Board of directors’ and Chief executive’s administration, other 
duties incumbent on the company’s auditors, and advisory or other 
services resulting from observations on such audit or conducting 
other such duties. 

nOte 10  depreciatiOn, amOrtisatiOn and impairment 
LOsses By functiOn 

SEK m  2011 2010
Production costs, modular buildings –3.2 –3.1
sales and administration costs –3.3 –2.7
Total –6.5 –5.8

nOte 11 cOsts By cOst cLass 

Division by cost class, SEK m  2011 2010
operation, maintenance and tenant adaptations –660.6 –540.6
other direct property expenses –86.1 –58.2
Change in inventories –13.3 –
raw materials and consumables –116.7 –83.4
other direct production expenses, modular buildings –78.2 –22.9
Personnel costs –241.7 –213.5
depreciation and amortisation –6.5 –5.8
other external costs –133.7 –93.9
Total –1,336.8 –1,018.3

Division in Income Statement, SEK m  2011 2010
sales revenues, modular buildings –13,3 –
Property costs –746,7 –598,8
Production costs, modular buildings –258,1 –159,8
sales and administration costs –318,7 –259,7
Total –1,336,8 –1,018,3

nOte 12  prOfit/LOss frOm financiaL instruments 

Net financial position
Financial revenues, SEK m  2011 2010
Interest income on accounts receivable and loan 
receivables 35.7 16.7
Interest income on bank balances 1.0 0.9
net profit on sale of liabilities reported at fair value – 0.3
other financial income 0.1 5.5
Total financial income 36.8 23.4

Interest costs, SEK m  2011 2010
Interest costs, borrowing
loans measured at amortised cost –302.7 –64.2
loans measured at fair value –300.0 –161.7
Interest derivatives measured at fair value –253.4 –501.7
Interest costs from borrowing –856.1 –727.6
other financial liabilities measured at amortised cost –16.7 –24.2
Total interest costs –872.8 –751.8

Other financial costs, SEK m 2011 2010
allocated arrangement costs on bank borrowings –27.9 –15.9
exchange rate fluctuations –0.1 –0.9
other financial costs –3.7 –3.6
Total other financial costs –31.7 –20.4

Total net financial position –867.7 –748.8

the total interest costs for financial instruments measured at amor-
tised cost was sek 319 (88) m.

Unrealised value changes
unrealised value changes on financial instruments are reported on 
their own line in the Income statement. 

financial liabilities reported at fair value via the Income statement 
held for sale and those loans reported at fair value (fair value option) 
affected the Income statement by sek –579 (378) m and sek –30 
(52) m respectively, totalling sek –609 (430) m. sek –2 (12) m of the 
value changes on loans in the year relates to changes in market risk, 
and sek –28 (40) m relates to changed values of credit margins.

reported ineffectiveness of hedging of currency risk in foreign net 
investments amounts to sek – (–) m. 

for a review of financing and the background to the outcomes, 
more information is on pages 45–47, 68 and 71, and note 28.

87



nOte 13  tax

Tax in the Income Statement, SEK m  2011 2010
Current tax –30.0 –21.9
deferred tax –159.5 –323.2
Reported tax –189.5 –345.1

the tax effect of value changes on currency derivatives used for cur-
rency hedging of net investments in foreign operations has been rec-
ognised at sek 0 (–10) m in other comprehensive income.

Reconciliation of effective tax, SEK m  2011 2010
Profit before tax 827.9 1,186.1
tax, 26.3% –217.7 –311.9
effect of discounted internal transfers1 12.5 39.4
sales of properties via companies 70.9 –55.6
sales of individual properties –38.5 –15.1
tax relating to previous years –14.2 –
other non-taxable revenues 6.2 1.5
non-deductible costs –10.0 –3.6
effect of differing tax rates for foreign subsidiaries 1.3 0.2
Reported tax –189.5 –345.1

1   loss-carry forwards arose on internal discount price transfers without the group’s  
profit before tax being effected because intra-group profit is eliminated.

Deferred tax on temporary differences  
and loss carry-forwards, SEK m 31 Dec 11 31 Dec 10
loss carry-forwards 1,327.4 1,307.9
Properties –1,358.1 –1,053.9
loans and derivatives 330.8 180.7
tax allocation reserve –52.0 –41.5
other temporary differences 20.6 5.8
Total 268.7 399.0

Deferred tax
deferred tax asset, net sweden 312.9 407.9

Deferred tax liability
deferred tax liability, net Germany (properties) –0.7 –8.9
non interest-bearing liabilities related to  
assets held for sale –43.5 –

–44.2 –8.9
Total 268.7 399.0

Deferred tax on temporary differences and 
loss carry-forwards, 2011 SEK m 1 Jan 11

In Income  
Statement Purchase/sale

Other Compre- 
hensive Income 31 Dec 11

loss carry-forwards 1,307.9 19.5 1,327.4
Properties –1,053.9 –325.2 21.0 –1,358.1
loans and derivatives 180.7 150.1 0.0 330.8
tax allocation reserve –41.5 –10.5 –52.0
other 5.8 14.8 20.6
Total 399.0 –151.3 21.0 0.0 268.7

Deferred tax on temporary differences and 
loss carry-forwards, 2010 SEK m 1 Jan 10

In Income  
Statement Purchase/sale

Other Compre- 
hensive Income 31 Dec 10

loss carry-forwards 1,489.1 –181.2 1,307.9
Properties –1,012.4 –41.5 –1,053.9
loans and derivatives 305.3 –114.2 –10.4 180.7
tax allocation reserve –54.1 12.6 –41.5
other 4.8 1.0 5.8
Total 732.7 –323.3 – –10.4 399.0

Overall tax position

Deferred tax on temporary differences and loss 
carry-forwards, SEK m

reported amount unrecognised amount total 
31 Dec 11 31 Dec 10 31 Dec 11 31 Dec 10 31 Dec 11 31 Dec 10 

loss carry-forwards 1,327.4 1,307.9 751.6 764.1 2,079.0 2,072.0
Properties –1,358.1 –1,053.9 –1,540.4 –1,459.5 –2,898.5 –2,513.4
loans and derivatives 330.8 180.7 330.8 180.7
tax allocation reserve –52.0 –41.5 –52.0 –41.5
other temporary differences 20.6 5.8 20.6 5.8
Total 268.7 399.0 –788.8 –695.4 –520.1 –296.4

In addition to the deferred tax liabilities and tax assets that are 
reported in the accounting records, there are further loss carry-for-
wards and temporary differences that have not been capitalised in the 
accounts.

the first situation applies to sek 2,858 (2,905) m of tax loss carry-
forwards reported in tax returns arising in tandem with asset deals. 
these will be capitalised/recognised in profits as revenues when each 
property is sold externally.

the second situation applies to temporary differences regarding 
surplus values in tandem with asset deals classified as asset acqui-
sitions, whereby according to accounting standards, the difference 
should not be considered when computing deferred tax. Instead, 
the value of the liability in the acquisition analysis is reported as a 
reduced book value on the property, more information in note 17. tem-
porary differences in surplus values on asset acquisitions amounted 
to sek –5,857 (–5,550) m as of 31 december 2011.

Estimation of the present value of the tax position for Kungsleden
Because accounting principles do not consider how the tax position is 
expected to be realised, making a separate estimation of the value of 
the tax position is relevant. a comparison between reported deferred 
tax and estimates of value in use of the position indicate that the 
value in use for continued operation is somewhat higher than the car-
rying amount. this estimate does not make claims to be precise, but 
rather, is an indication on the basis of a number of assumptions.

notes, group
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SEK m Liquidation1
Continued 
operation2

loss carry-forward 553.3 1,500.0
Properties –771.5 –694.4
financial instruments 88.0 330.8
tax allocation reserve –52.0 –52.0
other temporary differences 20.6 20.6
Total 161.6 1,105.0

1  upon liquidation, financial instruments, tax allocation reserves and other temporary 
differences are expected to affect loss carry-forwards, which together with existing loss 
carry-forwards, have an estimated sales value at 7 per cent. the assumption is that properties 
will be saleable in asset deals at book value with a deduction, which in this estimate, is 
assumed that 7 per cent of total temporary differences.

2  In continued operation, loss carry forwards are estimated to be used against profits in on-going 
operations. the estimated present value of the tax that could be offset against loss 
carry-forwards is computed on the estimated profits reported in the tax returns for the coming 
10 years. the properties are estimated to change hands in asset deals on an on-going basis 
going forward at book value with the deduction of the value of 7 per cent of the total temporary 
differences. financial instruments, tax allocation reserves and other temporary differences are 
expected to be settled in the coming years.

Limitations to the use of loss carry-forwards
the group’s loss carry-forwards are partly limited because of acquisi-
tions and mergers. these limitations mean that the deficits in a group 
company cannot always be offset against profits in other group com-
panies for a certain number of years, due to a prevention of group con-
tributions arising upon acquisitions. deficits can also be prevented 
from being offset against the company’s own profits in mergers.

Tax returns pending
a number of tax returns are pending with the swedish authorities. 
Information on these situations is on pages 42-44 and 71-72, as well 
as note 2. a provision for potential payments/commitments of sek 
325 m (note 26) has been made. the initial decision by the authori-
ties for which no provisioning has been made has been recognised as 
a contingent liability in note 30.

nOte 14  earnings per sHare 

2011 2010
net profit in Income statement, sek m 638.4 841.0
outstanding number of shares 136,502,064 136,502,064
average number of shares 136,502,064 136,502,064
earnings per share, basic and diluted,  
sek/share 4.70 6.20

no changes to outstanding shares occurred in 2011 or 2010. there 
is no dilution effect because there are no potential shares. Potential 
granting of shares in the staff stock option plan for 2007 in 2012 and 
beyond is not considered because the share price is below the exer-
cise price.

nOte 15  gOOdwiLL

SEK m 31 Dec 11 31 Dec 10
amortised cost at beginning of year 208.5 200.3
supplementary purchase price, nordic Modular – 8.2
Total 208.5 208.5

accrued impairment loss at beginning of year –7.1 –7.1
Total –7.1 –7.1

Carrying amount at end of year 201.4 201.4

Goodwill is attributable to kungsleden’s acquisition of nordic Modular 
group in 2007. an additional sek 8.2 m arose in 2010 after the sup-
plementary purchase price being determined and paid.

Goodwill is mainly a component of the business combination 
of investment properties, and less so, the operations taken over 
and modular production. through the investment properties being 
acquired through a business combination, full tax was reported on the 
premium despite a very small deduction for deferred tax on the tem-
porary differences being made in kungsleden’s measurement of the 

acquisition. the difference between the deduction and the reported 
deferred tax became a goodwill item. the recoverable value has been 
measured through the measurement of net realisable value. the prop-
erty values have not reduced since the purchase and the deduction 
for deferred tax has been measurable in the same manner as that 
acquisition. this computation did not result in any impairment. the 
operations are otherwise conducted profitably, and are expected to 
remain so through the coming years.

nOte 16  prOperties 

SEK m 31 Dec 11 31 Dec 10
Carrying amount at beginning of year 21,500.8 21,860.5
Purchases 4,798.2 2,355.7
Investments in owned properties 306.0 215.4
Book value, sold properties –1,167.8 –2,896.5
exchange rate fluctuations –5.1 –221.5
unrealised value changes 690.2 187.2
Carrying amount at end of year 26,122.3 21,500.8

the table illustrates the progress of the property portfolio as reported 
by type in notes 17–19.

If properties are purchased via companies (asset deals), in these 
transactions, kungsleden has normally received deductions for tak-
ing over significant temporary differences in recent years, compared 
to acquisition on a unit basis. these deductions for deferred tax 
for asset acquisitions are not recognised as deferred tax liabilities, 
but rather as a deduction on the property value in accordance with 
accounting principles. the following table states the fair value of prop-
erties and the total deduction of the temporary differences received 
on acquisition.

SEK m 31 Dec 11 31 Dec 10
fair value of properties 26,270.1 21,537.2
deduction received for deferred tax for property 
purchases via companies (asset deals) –147.8 –36.4
Carrying amount at year-end 26,122.3 21,500.8

nOte 17  investment prOperties 

SEK m 31 Dec 11 31 Dec 10
Carrying amount at beginning of year 21,481.3 21,842.4
Purchases 4,798.2 2,355.7
Investments in owned properties 306.0 212.9
Book value, sold properties –1,167.8 –2,896.5
reclassification to properties held for sale –904.8 –
exchange rate fluctuations –5.1 –221.5
unrealised value changes 691.4 188.3
Carrying amount at end of year 25,199.2 21,481.3

Internal valuation
kungsleden has chosen to base fair value on internal valuations. 
kungsleden conducts internal valuations on an on-going basis, as 
an integrated component of its business process, where individual 
appraisals of what each property could raise through sale are con-
ducted. for each property there is always a business plan. the busi-
ness plan is updated at least once annually and includes an internal 
valuation, the most recent external valuation, a standpoint as to 
whether the property should be sold or held and an action-plan for the 
measures considered necessary to optimise the property’s operat-
ing net and value. after a few poor years with relatively few property 
transactions due to the financial crisis, property purchases and sales 
regained momentum in 2010, and interest in transactions remained 
high in the first half-year 2011. despite increased uncertainty dur-
ing the second half-year after turmoil on international debt markets, 
transaction volumes on the swedish property market were sek 22 
billion, an increase of 16 per cent on 2010. according to real estate 
services firm Jll. But as a result of a significant reduction in transac-
tion activity in the final quarter of the year, total transaction activity in 
2011 reduced on 2010. However, volume should still be considered 
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high compared to previous years, and also indicates that the property 
asset class is an attractive investment alternative in a low interest 
environment. the high number of transactions on the market resulted 
in greater reliability in the valuation of the property portfolio.

 external valuations are obtained for the majority of properties, 91 
(87) per cent of the holding in 2011, which serve as a valuation bench-
mark. the external valuations corroborate book value as of 31 decem-
ber 2011 through them being comparable with internal valuations.

Valuation method
kungsleden applies a valuation method that is basically a version 
of the location-price method. the applied required return has been 
determined on the basis of kungsleden’s knowledge of transactions 
conducted on those markets where kungsleden is active and bidding 
processes where kungsleden has participated. these valuations pro-
ceed from current earnings capacity, and also consider an assessed 
long-term sustainable cash flow, by normalising cash flow over the 
forecast period. non-market rents are adapted to assessed market 
rents, when contracts expire or are renegotiated, and divergent oper-
ating and maintenance payments are normalised.

over and above the evaluations that serve as the basis for book 
value, an evaluation of cash flows is also prepared as a reference for 
each individual property. this is achieved by calculating the present 
value of properties’ estimated cash flow during the forecast period, 
and the present value of the market value at the end of the forecast 
period, known as residual value. the present value calculation is pre-
pared for a forecast period of five years. the fifth year in the calcula-
tion should reflect an assessed long-term sustainable cash flow for 
the property. future rent payments are calculated for each property 
on the basis of current lease contracts. rent payments for future rent 
periods, and for vacant premises, are calculated after an individual 
assessment of each property. the cash flow for operating and mainte-
nance costs is similarly assessed. the cost history of each property is 
used as a basis for estimating future costs. age, maintenance status 
and usage are also considered when evaluating future costs. an infla-
tion assumption of 2 per cent has been applied. when evaluating cash 
flows, the actual cost of capital for each property is considered. the 
value of the cash flow for kungsleden is used as a strategic base of 
whether properties should be held or sold.

the following table reports the average property yield by property 
type. the required property return in valuations is in the 4.0–14.2 per 
cent interval.

for more information on the valuation of properties, see pages 
32-33.

Operating net and property 
yield for each property 
type1 Book value

operating net 
in one year

Property 
yield, %

Interval  
required  
return, %

Industrial/warehouse 6,318 542 8.6 4.2–13.1
office 4,173 321 7.7 4.9–8.8
retail 2,177 167 7.7 4.1–9.6
other commercial 265 18 6.7 5.6–7.8
Commercial properties 12,933 1,048 8.1
retirement home 4,387 244 5.6 4.4–8.8
school 3,528 221 6.3 4.0–9.0
Care 1,701 115 6.8 4.6–14.2
other public 1,262 84 6.7 5.8–10.1
Public properties 10,878 664 6.1
Total 23,811 1,712 7.2

1  excluding retirement homes in Germany and Modular buildings.

Limitations on sale
312 public properties are held through a joint venture with aP3, where 
participating interests are 50 per cent each. Because kungsleden 
does not have majority influence, there are limitations to its invest-
ment and sales decisions for these properties. 

Investment property—effect on net profit, SEK m 31 Dec 11 31 Dec 10
rental revenues 2,484.4 2,119.8
direct costs for investment properties generating rental 
revenues in the period1 –690.5 –598.8
direct costs for investment properties not generating 
rental revenues in the period1 0.0 0.0

1  direct costs include operating and maintenance costs, property tax and ground rent. 

one investment property is held through a finance lease. the carrying 
amount of this property is sek 8 (17) m and the interest-bearing liabil-
ity for this commitment is sek 8 (17) m.

nOte 18  prOperty used in Business OperatiOns 

SEK m 31 Dec 11 31 Dec 10
amortised cost at beginning of year 22.9 20.4
Investments in owned properties 0.0 2.5
Total 22.9 22.9

accumulated depreciation at beginning of year –3.4 –2.3
depreciation –1.2 –1.1
Total –4.6 –3.4

Carrying amount at end of year 18.3 19.5

nOte 19  assets HeLd fOr saLe

a company with 39 public properties is planned for sale to Hemsö 
fastighets aB in 2012. as of 31 december 2011, this situation is 
classified as assets held for sale. assets and liabilities relating to the 
company, as illustrated in the following table, are presented in the 
statement of financial Position. 

Assets held for sale, SEK m 31 Dec 11 31 Dec 10
Properties held for sale (transferred from investment 
properties) 904.8 –
receivables relating to assets held for sale 14.4 –
Cash and cash equivalents related to assets held for 
sale 123.5 –
Total 1,042.7 –

Liabilities relating to assets held for sale, SEK m 31 Dec 11 31 Dec 10
Interest-bearing liabilities relating to  
assets held for sale 901.0 –
non-interest-bearing liabilities relating  
to assets held for sale 60.1 –
Total 961.1 –

nOte 20  macHinery and equipment 

SEK m 31 Dec 11 31 Dec 10
amortised cost at beginning of year  27.1 25.6
Purchases 11.6 1.9
sales/disposals –7.3 –0.4
Total 31.4 27.1

amortised cost at beginning of year  –13.5 –8.9
sales/disposals 5.5 0.1
depreciation for the year –4.9 –4.7
Total –12.9 –13.5

Carrying amount at end of year 18.5 13.6

notes, group
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nOte 21  participatiOns in jOint ventures 

a joint venture means a company over which kungsleden exerts con-
trolling influence with another party. kungsleden reports its holdings 
in accordance with the proportional method, which means that reve-
nues, costs, assets and liabilities are recognised in the Consolidated 
accounts item by item. on 1 January 2012, the accounting principle 
will be changed so that instead, consolidation is based on the equity 
method, with more information on page 74 and notes 1 and 34.

nOte 22  OtHer LOng-term receivaBLes 

SEK m 31 Dec 11 31 Dec 10
Carrying amount at beginning of year 287,9 264,5
new long-term receivables 247,0 26,4
Increase via business combinations 2,0 –
released against provision –100,0 –
reclassification 12,2 –
exchange rate fluctuation –0,8 –
repayments –4,4 –3,0
Carrying amount at end of year 443,9 287,9

the two largest receivables were firstly a vendor note of sek 184 m 
from 2008 to svea real aB, which matures in 2013, and secondly a 
receivable from nollitnac Holding aB of sek 247 m issued in tandem 
with the year’s purchase of 36 properties from nrP, and that matures 

Joint ventures in accounting

kungsleden excl.  
joint ventures

Hemsö  
fastighets aB

kokpunkten  
fastighets aB

Internal  
elimination

kungsleden,  
consolidated

SEK m
31 Dec  

2011
31 Dec 

2010 
31 Dec  

2011
31 Dec 

2010 
31 Dec  

2011
31 Dec 

2010 
31 Dec  

2011
31 Dec 

2010 
31 Dec  

2011
31 Dec 

2010 

Income Statement

net sales 2,047.2 1,604.9 835.0 698.2 0.7 2,882.2 2,303.8
Property costs and production 
costs –771.2 –554.6 –234.1 –203.5 –0.5 0.5 –1,004.8 –758.6

Gross profit 1,276.0 1,050.3 600.9 494.7 – 0.2 0.5 – 1,877.4 1,545.2

trading net 55.8 25.1 –0.1 7.5 55.7 32.6

sales and administration costs –243.9 –238.9 –75.0 –45.0 0.2 24.2 –318.7 –259.7

net financial position –575.3 –661.4 –309.0 –131.1 0.1 16.6 43.6 –867.7 –748.8

unrealised value changes –249.4 384.8 330.6 232.0 81.2 616.8

Profit before tax 263.2 559.8 547.4 558.2 – 0.3 17.3 67.8 827.9 1,186.1

tax –54.9 –234.0 –134.6 –93.2 –0.1 –17.8 –189.5 –345.1

Net profit for the year 208.3 325.8 412.8 465.0 – 0.2 17.3 50.0 638.4 841.0

Statement of Financial Position

Assets

Goodwill 201.4 201.4 – 201.4 201.4

Properties 15,693.2 12,241.5 10,429.1 9,259.1 26,122.3 21,500.6
receivable from owner/joint 
venture 1,634.0 1,497.0 – –1,634.0 –1,497.0 0.0 –

receivables, etc. 1,747.7 1,790.5 221.8 212.3 41.7 –823.7 1,145.8 2,044.5

Cash and cash equivalents 683.9 549.6 132.2 176.7 20.9 816.1 747.2

Total assets 19,960.2 16,279.9 10,783.1 9,648.2 – 62.6 –2,457.7 –1,497.0 28,285.6 24,493.7

Equity and liabilities

equity 6,634.5 6,491.3 1,084.5 785.1 30.4 50.0 7,719.0 7,356.8

liabilities to owners/joint venture – 1,634.0 1,497.0 –1,634.0 –1,497.0 – –

Interest-bearing liabilities 10,530.4 8,406.9 6,722.4 5,542.4 62.0 17,314.8 13,949.3

non-interest-bearing liabilities 2,795.3 1,381.7 1,342.2 1,823.7 32.2 –885.7 –50.0 3,251.8 3,187.6

Total equity and liabilities 19,960.2 16,279.9 10,783.1 9,648.2 – 62.6 –2,457.7 –1,497.0 28,285.6 24,493.7

average number of employees 258 254 41 15 299 269

Change in equity, joint ventures, SEK m  2011 2010
amount at beginning of the year 815.5 2,100.3
Purchase and sale of participations –30.6 –
dividend  to –130.5 –1,750.0
net profit for the year 430.1 465.2
Amount at end of year 1,084.5 815.5

Specifications of holdings in joint ventures

Joint venture/corp. Id no./reg. office
no. of 

shares
Holding, 

%1 Partner
Hemsö fastighets aB, 556779-8169, stockholm 50,000 50 aP3
kokpunkten fastighets aB, 556759-5094, 
stockholm2 – – –
Vilunda fastighets aB, 556781-6789, 
stockholm3 – – –

1   Participating interest in capital, which is also consistent with voting rights for  
the total number of shares.

2  sold to PeaB in 2011
3  Hemsö acquired the remaining portion of PeaB in 2011.

in 2016. Both loans accrue market interest rates and collateral has 
been secured in the form of shares. the market value of collateral is 
judged to exceed the outstanding receivable.

In the year, a receivable of sek 100 m matured from keops, which 
arose in tandem with the sale to the company in 2006. no dividend 
was received after the property sales at the bankrupt auction of 
kefren, which took over properties/liabilities to kungsleden. However, 
this receivable was never recognised as revenue in 2006, but rather, 
a provision and reserve was created of the corresponding amount, 
which at the settlement in 2011, was released without any effect on 
net profit for the year.

for a review of credit risks, see page 47.
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nOte 23  maturity structure, receivaBLes 

SEK m 31 Dec 11 31 Dec 10

Maturing within 1 year 341.4 1,390.5
Maturing in 1–5 years 441.9 187.9
Maturing after more than 5 years – –
Total 783.3 1,578.4

the maturity structure of outstanding receivables excludes deferred 
tax and cash and cash equivalents. 

nOte 24 equity
 
at the end of the financial year, share capital was sek 56,875,860 
and there were 136,502,064 shares. this equates to a quotient value 
of sek 0.42. no changes to share capital, number of shares or quo-
tient values occurred in 2011 or 2010. 

there is no dilution effect because there are no potential shares. 
the potential granting of shares through the staff stock option plan 
for 2007, reported in note 7, for 2011 and beyond is not considered 
because the share price is below the exercise price.

the following exchange rates have been used on translation:

average exchange rate Closing day rate
SEK 2011 2010 31 Dec 11 31 Dec 10
eur 9.03 9.54 8.94 9.00
dkk 1.21 1.28 1.20 1.21
nok 1.16 1.19 1.15 1.15
Pln 2.20 – 2.03 –

nOte 25  interest-Bearing LiaBiLities 

SEK m

31 Dec 11 31 Dec 10
nominal 
amount

fair  
value

nominal 
amount

fair  
value

Liabilities to credit 
institutions
Variable-interest bank loans 17,326.3 17,314.8 13,989.8 13,949.3
fixed-interest bank loans – – – –
Total 17,326.3 17,314.8 13,989.8 13,949.3

Interest rate derivatives
Interest swaps,  
sek 15,300 (14,450) m – 1,265.7 – 756.9
Total – 1,265.7 – 756.9

Total loans and interest 
rate derivatives 17,326.3 18,580.5 13,989.8 14,706.2

Maturities, credits

31 Dec 11 31 Dec 10
nominal 
amount share, % 

nominal 
amount share, % 

2011 – – 2,558.6 14.0
2012 11,618.6 56.7 11,236.4 61.6
2013 2,775.3 13.5 2,217.3 12.2
2014 2,573.5 12.6 610.3 3.3
2015 999.2 4.9 999.2 5.5
2016 2,043.9 10.0 – –
2017 – – – –
2018 303.5 1.5 621.6 3.4
2019 172.4 0.8 – –
Total 20,486.4 100.0 18,243.4 100.0

un-utilised credit facilities –3,160.1 –,4,253.6
Total utilised credit 
facilities 17,326.3 13,989.8

the group has an overdraft facility of sek 310 (310) m, of which sek 0 
(0) m was utilised at year-end.

nOte 26  prOvisiOns 

SEK m 31 Dec 11 31 Dec 10
Provisions at beginning of year 449.6 572.6
new provisions 5.0 0.1
settlements –16.3 –81.2
In tandem with company purchases 47.4 –
released against receivable –49.3 –
reclassification to liability –2.0 –37.0
reversals –3.2 –4.9
Provisions at end of year 431.2 449.6

SEK m 31 Dec 11 31 Dec 10
tax claim after supreme administrative Court ruling 325.0 325.0
rent and operating net guarantees 53.0 98.7
development of sold land property – 6.6
option, sale of assets 45.1 –
other obligations sold properties 8.1 19.3
Total 431.2 449.6

rent or operating net guarantees are sometimes issued on property 
sales. the most important obligations apply to a yearly operating net 
guarantee issued in tandem with the part-sale of Hemsö to aP3 in 
2009. this obligation runs until 2013 inclusive. option, sale of assets 
is a discount in case nollitnac Holding aB redeems its liability to 
kungsleden in advance in 2011.

Potential payments to the tax authority depend on if and when the 
definitive findings via the swedish tax agency and courts are reached, 
but are judged to lie 2 to 5 years ahead in the future. 

SEK m 31 Dec 11 31 Dec 10
Payment within 1 year 68.2 54.9
Payment between 2 and 5 years 363.0 394.7
Payment after more than 5 years – –

431.2 449.6

nOte 27  maturity structure, LiaBiLities

SEK m 31 Dec 11 31 Dec 10
Payment within 1 year 13,121.6 3,874.4
Payment between 2 and 5 years 5,231.8 11,462.8
Payment after more than 5 years 475.9 622.0
Total 18,829.3 15,959.2

Maturity structure of interest-bearing liabilities and operating liabili-
ties excluding deferred tax liabilities and valuation of derivatives. all 
accounts payable are due within one year.

notes, group
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for information on the company’s exposure to financial risks and how 
these risks are managed, please refer to the finance and financial risk 
section on pages 45–47 and note 2. the following table states dis-
closures on how fair value is determined for the financial instruments 
measured at fair value. the division of how fair value is determined is 
based on the following three tiers. 

tier 1:   according to prices listed on an active marketplace for the 
same instrument

tier 2:   from direct or indirectly observable market data not included 
in tier 1

tier 3:  from input data that is not observable on the market

nOte 28  measurement Of financiaL assets and LiaBiLities at fair vaLue 

loans and accounts 
receivable1

Currency forwards for 
hedge accounting

financial liabilities 
measured at fair value 

via the Income 
statement other liabilities 

total carrying  
amount fair value

SEK m 
31 Dec 

2011
31 Dec 

2010
31 Dec  

2011
31 Dec 

2010
31 Dec  

2011
31 Dec 

2010
31 Dec 

2011
31 Dec 

2010
31 Dec  

2011
31 Dec 

2010
31 Dec  

2011
31 Dec 

2010

long-term receivables 443.9 287.9 443.9 287.9 443.9 287.9
accounts receivable 117.5 110.6 117.5 110.6 117.5 110.6
other receivables 99.5 1,011.0 – 46.6 99.5 1,057.6 99.5 1,057.6

Total assets 660.9 1,409.5 – 46.6 – – – – 660.9 1,456.1 660.9 1,456.1
Interest-bearing liabilities 9,731.8 13,949.3 7,583.0 – 17,314.8 13,949.3 17,234.7 13,949.3
accounts payable 189.8 185.6 189.8 185.6 189.8 185.6

other liabilities – – 1,273.4 759.7 398.2 1,071.9 1,671.6 1,831.6 1,671.6 1,831.6

Total liabilities – – – – 11,005.2 14,709.0 8,171.0 1,257.5 19,176.2 15,966.5 19,096.1 15,966.5

1 amounts in this column represent maximum credit risk.

a number of otC derivatives are used to hedge interest and currency 
risks financially even though hedge accounting is not used. these 
derivatives are measured with the aid of valuation techniques based 
on observable market data (tier 2).

Measurement of liabilities to credit institutions incurred before 1 
January 2010 is achieved with the aid of relevant benchmark rates 
(swap rate) with the addition of a credit margin. there is no observable 
market data for the company’s credit margin, which means that spe-
cial consideration and judgement is needed to measure fair value (tier 
3)—see description in note 2. the tier 3 loans mature in the next two 
years, and accordingly, changes in credit margins for the correspond-
ing agreements would have a limited impact on carrying amounts. If 
the credit margin changes by +/–1 percentage point, carrying amount 
is affected by +/– sek 28 m. 

 the fair value of accounts and loan receivables were assessed 
individually, based on the risk of the receivable not being recoverable. 
a similar evaluation is also conducted according to the principles for 
carrying amount. at the previous two year-ends, reported carrying 
amounts were the same as assessed fair value.

Liabilities to credit institutions, SEK m  2011 2010
liabilities at beginning of year 13,949.3 14,437.3
Borrowings 4,894.1 1,664.3
amortisation –1,892.4 –1,975.6
sold via asset deal 317.3 –
Value changes 29.9 –52.1
exchange rate fluctuations 16.6 –124.6
Carrying amount at end of year 17,314.8 13,949.3

reversal of adjustment to fair value for loans  
measured according to fair value option 11.5 41.1
Normal value, borrowings 17,326.3 13,990.4

at year-end, liabilities to credit institutions have an accumulated value 
change that reduces the liability by sek 11 (41) m, of which market 
risk is sek –1 (1) m and credit margin is sek 12 (40) m. the change 
for the year of sek –30 m (52) has been reported as an unrealised 
value change financial instruments in the Income statement.

tier 1 tier 2 tier 3 total

SEK m 
31 Dec  

2011
31 Dec 

2010
31 Dec  

2011
31 Dec 

2010
31 Dec  

2011
31 Dec 

2010
31 Dec  

2011
31 Dec 

2010

other receivables – – – 46.6 – – – 46.6

Total assets – – – 46.6 – – – 46.6

Interest-bearing liabilities – – – – 9,731.8 13,949.3 9,731.8 13,949.3

other liabilities – – 1,273.4 759.7 – – 1,273.4 759.7

Total liabilities – – 1,273.4 759.7 9,731.8 13,949.3 11,005.2 14,709.0

nOte 29  assets pLedged 

For Kungsleden’s own liabilities and provisions, SEK m 31 Dec 11 31 Dec 10
Property mortgages 9,827.9 9,728.4
shares in subsidiaries 6,784.8 8,032.6
Cash and cash equivalents 79.2 66.8
Total 16,691.9 17,827.8

Collateral is primarily deposited for bank loans. loan agreements may 
include covenants regarding interest coverage ratios and loan vol-
umes in relation to the fair value of properties. 

kungsleden fastighets aB and subsidiaries have provided an 
undertaking to the banks providing its syndicated credit facility to 
refrain from raising further loans or creating or depositing collateral 
from its asset mass without approval of the banks.

nOte 30  cOntingent LiaBiLities 

SEK m 31 Dec 11 31 Dec 10
tax claims 918.5 923.9
rent guarantees 13.7 10.3
other guarantees 7.7 8.1
Total 939.9 942.3

tax claims relate to the decision by the swedish tax agency, for which 
no provisioning has been made after a judgement of the definitive 
outcome. the tax situation and considerations are stated on pages 
42–44, 71–72, and in notes 2, 13 and 26. the tax surcharge is 
included in the reported amount.
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Commitments that lead to expenses to restore polluted land or other 
environmental commitments for owned properties may arise in the 
future. expenditure may occur in the form of extra costs relating to 
new production or extension, or price discounting on the sale of a 
property, for example. estimating potential future amounts is not pos-
sible in current circumstances.

nOte 31  suppLementary discLOsures fOr casH fLOws

Cash and cash equivalents include cash and bank balances and cash 
and cash equivalents relating to assess held for sale. 

Adjustment for other items that are not included in 
cash flow from operating activities, SEK m  2011 2010
Provisions 5.0 –4.8
depreciation, amortisation and impairment 6.5 5.8
Impairment of accounts receivable 0.5 –1.5
Profit/loss from sale of machinery and equipment –0.2 –0.1
un-realised exchange rate differences 0.1 0.9
Increase/decrease of interest receivable 5.8 –
Increase/decrease of interest liability –0.7 –4.7
other profit/loss items that do not affect liquidity –7.0 –0.8
Total 10.0 –5.2

Interest, SEK m  2011 2010
Interest received 42.6 17.6
Interest paid –872.1 –756.5

Purchase of subsidiaries, SEK m  2011 2010
acquired assets and liabilities
Investment properties 4,960.6 1,465.5
financial assets 92.9 –
operating receivables 100.7 47.2
Cash and cash equivalents 44.6 6.6
Total assets 5,198.8 1,519.3

Provisions 45.0 –
operating liabilities 3,563.9 1,050.0
Total liabilities 3,608.9 1,050.0

Purchase price 1,589.9 469.3
less: vendor notes – –
Purchase price paid 1,589.9 469.3
less: cash and cash equivalents in the purchased 
operation –44.6 –6.6
Effect on cash and cash equivalents 1,545.3 462.7

Sale of subsidiaries, SEK m  2011 2010
sold assets and liabilities
Investment properties 1,655.4 2,174.9
financial assets – –
operating receivables 1.3 2.2
Cash and cash equivalents 16.4 2.8
Total assets 1,673.1 2,179.9

Interest-bearing liabilities – –
operating liabilities 784.6 795.1
Total provisions and liabilities 784.6 795.1

sales price 888.5 1,384.8
less: sales overheads paid – –9.7
           vendor notes – –26.4
Purchase price received 888.5 1,348.7
less: cash and cash equivalents in sold operation –16.4 –2.8
Effect on cash and cash equivalents 872.1 1,345.9

Purchases or sales of properties via companies can result in substan-
tial cash flows on the operating receivables and operating liabilities 
lines. this was the situation in 2011, for example, when the increase 
(+)/decrease (–) of operating liabilities line amounts to sek –2,309 
m. the primary background is that significant property purchases are 
conducted via companies, where cash flows for the share liquidity set-
tlement are reported in investing activities, but were in tandem with 
the company purchase, kungsleden has also settled the vendor’s bal-
ances with the company taken over. If no external financing follows with 
the purchase, the balance is often purchased company’s own financing 
of the property holding. In the completion balance, the balance is that 
portion of the trade liabilities that kungsleden settles in cash after 
completion. on property sales via companies, the opposite situation 
applies. operating liabilities for companies where purchases and sales 
are completed for 2011 and 2010 are stated in the above table.

nOte 32  transactiOns witH reLated parties 

Joint ventures are related parties. Contracted remuneration for admin-
istration of operations of sek 4 (49) m was received from Hemsö 
fastighets aB, of which 50 per cent was eliminated through propor-
tional consolidation. financial income of sek 105 (69) m was received 
for balances, and was wholly eliminated in the consolidated accounts 
because aP3 received an equal amount. financial costs of sek 34 
(51) m were payable, of which 50 per cent was eliminated through the 
proportional method. 

as of 31 december 2011, there was one balance, which consisted 
of a receivable of sek 1,634 (1,497) m for kungsleden after a dividend 
from Hemsö in 2010 was not settled but remained as a shareholders’ 
loan of sek 1,500 m. the shareholders’ loan was fully eliminated in 
the consolidated accounts, whereupon balances in the statement of 
financial position amount to a receivable of sek 134 (–3) m, of which 
50 per cent was eliminated through the proportional method. 

no transactions occurred with the two joint ventures with PeaB in 
2011 prior to the purchase and sale of both of them respectively.

remuneration to Board members and senior managers for services 
rendered is stated in notes 7 and 8. 

no transactions in addition to this remuneration occurred with any 
related company or Individual. 

nOte 33  suBsequent events 

after the reporting date, 50:50 joint venture Hemsö purchased six 
public properties in the swedish cities of umeå, eskilstuna and eksjö 
for sek 396 m. these properties were purchased at a property yield 
of 6.7 per cent and completion is in late March. In addition, seven 
commercial properties in sollentuna, Visby and linköping were sold 
for sek 226 m, with completion in March and april. these sales were 
at property yields of 6.9 per cent. the price exceeds book value by 
sek 14 m, and the sales are expected to affect profit for calculating 
dividends for the first quarter by sek 30 m.

due to the low order book for modules produced in anneberg, 24 
employees were issued with redundancy notices in January.

the swedish tax agency contended that the administrative Court 
should consider whether the swedish tax evasion act is applicable 
to one kungsleden transaction in the fiscal year 2008. this transac-
tion involves the impairment of stock shares, which according to 
kungsleden’s opinion, was conducted in accordance with applicable 
practice from the supreme administrative Court. another tax-related 
event was that the administrative Court in stockholm reported its rul-
ing on a case where kungsleden appealed against the swedish tax 
agency’s decision to reject deductions for impairment of stock shares 
for the fiscal year 2009. the administrative Court’s ruling will be sub-
ject to appeal at the administrative Court of appeal. for more informa-
tion on the tax situation, see pages 42–44.

notes, group

nOte 30 cOnt.
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kungsleden syndicated loan was rearranged with a new sek 4,500 m 
facility in January 2012, meaning that half of year-2012 maturities are 
now refinanced.

kungsleden’s nomination Committee is proposing that the aGM 
2012 re-elects current Board members Håkan Bryngelson, Joachim 
Gahm, lars Holmgren, kia orback Pettersson, Biljana Pehrsson, Mag-
nus Meyer and Charlotta wikström. Håkan Bryngelson is also proposed 
for election as Chairman of the Board. thomas erséus has reported  to 
the nomination Committee that he is not available for re-election.

nOte 34  new cOnsOLidatiOn principLe fOr Hemsö 2012

the way kungsleden consolidates Hemsö will be changed from the 
proportional method to the equity method as of 1 January 2012, as 
described on pages 20 and 74. this change of method means that 
half of Hemsö’s profit/loss will, instead, be reported on a line in the 
Income statement (profit/loss from participations in joint ventures). 
In the statement of financial Position, half of the value of Hemsö’s 
equity will be reported as an asset on a separate line (participations 
in joint ventures) according to Ifrs. this change of accounting prin-
ciple does not affect equity, net profit/loss or profit for calculating 
dividends.

the results for 2011 if Hemsö had been consolidated according to 
the equity method are illustrated below.

Income Statement 2011, SEK m
Proportional 

method
Equity  

method
rental revenues 2,593.8 1,758.8
sales revenues, modules 288.4 288.4
Net sales 2,882.2 2,047.2

Property costs –746.7 –512.1
Production costs, modular buildings –258.1 –258.1
Gross profit 1,877.4 1,277.0

Property sales
sales revenue, net 1,223.5 1,198.5
Book value

Cost –1,101.5 –1,078.0
realised value changes –66.3 –64.7

–1,167.8 –1,142.7
Trading net 55.7 55.8

Sales and administration costs –318.7 –244.4

Profit/loss from participations in joint venture – 413.0

Net financial position
financial income 36.8 141.0
Interest costs –872.8 –674.0
other financial costs –31.7 –25.7

–867.7 –558.7
Unrealised value changes
Investment properties 690.2 241.3
financial instruments –609.0 –490.7

81.2 –249.4

Profit before tax 827.9 693.3

Tax –189.5 –54.9

Net profit 638.4 638.4

Profit for calculating dividends, 2011, SEK m
Proportional 

method
Equity  

method
Gross profit 1,877.4 1,277.0
sales and administration costs –318.7 –244.4
net financial position –867.7 –558.7
Profit from property management 691.0 473.9
realised items
   trading net on sale 55.7 55.8
   realise value changes, properties 66.3 64.7
   deduction for deferred tax on sale –8.2 –7.3
   realise value changes, financial instruments –66.3 –66.3
Realised items 47.5 46.9
Profit for calculating dividends, Hemsö – 208.61

taxes payable –35.4 –26.3
Profit for calculating dividends 703.1 703.1

1   In addition to a share in profits, kungsleden received sek 105 m of interest  
on a shareholders’ loan.

Statement of Financial Position,  
31 December 2011, SEK m

Proportional 
method

Equity  
method

ASSETS
Goodwill 201.4 201.4
Properties 26,122.3 15,693.2
Participations in joint venture – 1,084.5
receivables from joint venture – 1,500.0
receivables, etc. 1,145.8 1,747.71

Cash and cash equivalents 816.1 683.9
TOTAL ASSETS 28,285.6 20,910.71

EQUITY AND LIABILITIES
equity 7,719.0 7,719.0
Interest-bearing liabilities 17,314.8 10,654.4
non interest-bearing liabilities 3,251.8 2,537.31

TOTAL EQUITY AND LIABILITIES 28,285.6 20,910.71

Earnings capacity  
31 December 2011, SEK m

Proportional 
method

Equity  
method

no. of properties 636 324
leasable area, 000 sq.m. 3,328 2,569
Book value of properties, sek m 26,122 15,693
rental value, sek m 2,987 2,072
rental revenues, sek m 2,737 1,849
operating net, sek m 1,875 1,234
economic vacancy, % 91.6 89.2
Property yield, % 7.2 7.9
operating surplus margin, % 68.5 66.7

Key figures, 31 December 2011, SEK m
Proportional 

method
Equity  

method
Interest coverage ratio, multiple 1.9 2.4
equity ratio, % 27.3 36.91

Gearing multiple 2.2 1.4
loan to value ratio, % 66.3 67.9

1   these amounts have been updated from those stated on page 16 in the annual financial 
statement 2011. deferred taxes now reported net as an asset. total assets and the equity 
ratio are affected by this update.

2   the property figures for earnings capacity for the equity method relate only to wholly owned 
properties. But the total property holding, whose results affect equity remain unchanged and 
correspond to the property portfolio according to the proportional method in the left column.

More information on how this change of principle affects kungsleden’s 
financial statements and results for 2011 based on the different 
methods is provided at www.kungsleden.se/consolidation-of-hemso
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SEK m note 2011 2010

Intragroup revenues 32.0 –

administration costs –43.9 –43.0

Operating profit/loss 2–4 –11.9 –43.0

Profit from financial items

Profit from participations in subsidiaries 5 808.7 843.5

Interest income, etc. 5 246.4 326.2

Interest costs, etc. 5 –611.1 –365.0

444.0 804.7

Profit before tax 432.1 761.7

Tax  

Current tax 6 – –

deferred tax 6 56.9 –121.6

56.9 –121.6

Net profit for the year 489.0 640.1

income Statement, parent company

SEK m 2011 2010

net profit for the year from Income statement 489.0 640.1

other Comprehensive Income – –

Comprehensive Income for the year 489.0 640.1

Statement of Comprehensive income, parent company
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SEK m note 31 Dec 2011 31 Dec 2010

ASSETS  

Fixed assets  

financial fixed assets  

Participations in subsidiaries 7 7,946.6 7,005.0

receivables from group companies 8,9 887.3 –

deferred tax asset 6 397.4 199.8

other long-term receivables 8,9 242.1 –

Total fixed assets  9,473.4 7,204.8

Current assets  

receivables from group companies  5,561.8 4,586.5

other receivables  0.2 100.0

Pre-paid costs and accrued income  21.8 15.6

9 5,583.8 4,702.1

Cash and cash equivalents  

Cash and bank balances 10 363.2 369.2

Total current assets   5,947.0 5,071.3

TOTAL ASSETS 13 15,420.4 12,276.1

LIABILITIES AND EQUITY  

Equity 11

Restricted equity

share capital  56.9 56.9

 56.9 56.9

Non-restricted equity  

accumulated profit or loss   5,440.8 5,073.7

net profit for the year  489.0 640.1

5,929.8 5,713.8

Total equity  5,986.7 5,770.7

Provisions  

Provisions for pensions and similar obligations 0.7 –

Total current assets   0.7 –

Long-term liabilities

liabilities to credit institutions 399.2 895.2

Bond loans 1,200.0 600.7

12,13,14 1,599.2 1,495.9

Current liabilities

liabilities to credit institutions 496.0 –

accounts payable 1.4 7.3

liabilities to group companies 6,134.8 4,303.4

other liabilities 1,158.1 652.2

accrued costs and deferred income 43.5 46.6

13,14 7,833.8 5,009.5

TOTAL LIABILITIES AND EQUITY 15,420.4 12,276.1

PLEDGED ASSETS AND CONTINGENT LIABILITIES  

Pledged assets 15 4,972.2 4,537.2

Contingent liabilities 16 8,571.0 6,115.7

Balance Sheet, parent company
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SEK m share capital non-restricted equity total equity

Opening equity, 1 Jan 2010 56.9 5,585.6 5,642.5

Comprehensive Income 640.1 640.1

Total changes in net worth excl. transactions with shareholders 640.1 640.1

dividends –511.9 –511.9

Total transactions with shareholders –511.9 –511.9

Closing equity, 31 Dec 2010 56.9 5,713.8 5,770.7

Opening equity, 1 Jan 2011 56.9 5,713.8 5,770.7

net profit for the year 489.0 489.0

Total changes in net worth excl. transactions with shareholders 489.0 489.0

dividends –273.0 –273.0

Total transactions with shareholders –273.0 –273.0

Closing equity, 31 Dec 2011 56.9 5,929.8 5,986.7

Cash Flow Statement, parent company

SEK m                                                                                                        note 17 2011 2010

Operating activities

Profit before tax 432.0 761.7

dividends not yet settled –268.8 –723.2

Group contributions received –79.0 –

Profit from sales –58.7 0.3

Impairment losses, subsidiaries –393.3 –120.6

Impairment losses, derivatives 269.6 –237.6

unrealised translation effects –4.9 –18.4

Pension provisions 0.6 –

tax paid – –

Cash flow from operating activities –102.5 –337.8

Change in working capital

Increase (–)/decrease (+) in operating receivables –1,691.0 2,268.9

Increase (+)/decrease (–) in operating liabilities 1,855.5 –1,949.5

164.5 319.4

Cash flow from operating activities after change in working capital 62.0 –18.4

Investing activities

Purchase of shares in subsidiaries –63.6 –31.4

sale of subsidiaries 105.7 1.6

shareholders’ contributions paid –195.6 –193.3

long-term loans issued –245.2 –

re-payment of other financial assets 3.7 –

Cash flow from investing activities –395.0 –223.1

Financing activities

Borrowings 600.0 999.2

dividend –273.0 –511.9

Cash flow from financing activities 327.0 487.3

Cash flow for the year –6.0 245.8

Cash and cash equivalents at beginning of year 369.2 123.4

Cash and cash equivalents at end of year 363.2 369.2

Statement of Changes in equity, parent company
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nOte 01 accOunting principLes parent cOmpany 

the parent company’s, kungsleden aB, annual accounts have been 
prepared in accordance with the swedish annual accounts act and 
rfr 2. the accounting principles applied are indicated in the applica-
ble parts of consolidated accounts with the following additions apply-
ing to the parent company.

Participations in subsidiaries
Participations in subsidiaries are reported that historical cost. the 
value is subject to continuous impairment testing.

Financial instruments
financial receivables and liabilities are reported at historical acquisi-
tion cost. the risk of losses arising relating to financial receivables and 
derivatives is taken into account. 

Financial guarantees
the parent company’s financial guarantee agreements consist of 
sureties issued in favour of group companies. for reporting financial 
guarantee agreements, the parent company applies a rule permitted 
by the swedish financial accounting standards Council that is a relax-
ation compared to the stipulations of Ias 39. the parent company 
reports financial guarantee agreements as a provision in the Balance 
sheet when the company has a commitment for a likely payment. oth-
erwise, the commitment is reported as a contingent liability.

Group contributions
the principles for reporting group contributions have changed in 2011 
as a result of the cancellation of ufr 2 (group contributions in share-
holders’ contributions). Group contributions received from a subsidi-
ary are reported according to the same principles as regular dividends 
from subsidiaries. Group contributions paid to subsidiaries are recog-
nised as an investment in shares in subsidiaries.

shareholders’ contributions are reported as an increase in the book 
value of shares with the provider and as an increase in non-restricted 
equity with the recipient.

nOte 02 administratiOn cOsts 

Administration costs, SEK m  2011 2010
Personnel costs –36.4 –4.0
other operating costs –7.5 –39.0
Total –43.9 –43.0

administration costs are mainly costs for the group’s management 
and central functions such as accounting, finance, legal services, 
analysis and information technology and costs associated with stock 
market listing. Personnel costs are remuneration to the group man-
agement and Board members. 

nOte 03  empLOyees, persOnneL cOsts  
and directOrs’ fees 

Average no. of employees 2011
Proportion 
women, % 2010

Proportion 
women, % 

sweden 6 33 0 0
6 33 0 0

2011 2010
Salary, other benefits  
and social security costs,  
SEK ’000

Salary  
and other 
benefits

Social 
security 

costs

Salary  
and other 
benefits

Social 
security 

costs
the Board and Ceo 7,119 4,640 2,020 635
other employees 14,376 7,272 – –
(of which pension costs) (4,101) (0)

21,495 11,912 2,020 635

remuneration to the Board is payable in accordance with the resolu-
tion of the aGM. total fees of sek 7,119,000 (2,020,000) were paid, 
of which sek 555,000 (550,000) to the Chairman of the Board. social 
security costs were sek 4,640,000 (635,000), of which pensions 
were sek 4,101,000 (0). for information on remuneration to each 
member, see note 7 of the group.

nOte 04 audit fees and reimBursement 

no fees or reimbursement were paid by the parent company to audi-
tors. all fees and reimbursement to the auditors was paid by group 
subsidiaries.

nOte 05 prOfit/LOss frOm financiaL items 

Profit from subsidiaries, SEK m  2011 2010
dividends received 268.8 723.2
Group contributions received 79.0 –
Profit from sale of participations 58.7 –0.3
Impairment losses/reversed impairment 402.2 120.6
Total 808.7 843.5

Interest income, etc. SEK m  2011 2010
Interest income
   Group companies 165.7 86.8
   other companies 15.5 0.5
reversed depreciation, derivatives – 237.6
other 65.2 1.3
Total 246.4 326.2

Interest costs etc., SEK m  2011 2010
Interest costs
   Group companies –75.1 –8.1
   other companies –261.5 –338.5
Impairment loss, derivatives –269.6 –
other –4.9 –18.4
Total –611.1 –365.0

notes, parent company
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nOte 06 TAx

Tax in Income Statement, SEK m  2011 2010
Current tax – –
deferred tax 56.9 –121.6
Reported tax 56.9 –121.6

Reconciliation of effective tax, SEK m  2011 2010
Profit before tax 432.0 761.7
tax 26.3% –113.6 –200.3
dividends from subsidiaries 70.7 190.2
Impairment loss, shares in subsidiaries 105.8 31.7
Valuation, derivatives 70.9 –61.6
other 0.2 –
tax effect of non-deductible costs and non-taxable revenue –77.1 –81.6
Reported tax 56.9 –121.6

of the tax cost for the year, sek – (–) m is recognised directly in equity.

Deferred tax assets 31 Dec 11 31 Dec 10
loss carry-forwards 95.3 88.1
financial instruments 301.9 111.7
other temporary differences 0.1 –
Deferred tax assets 397.3 199.8

Deferred tax on temporary 
differences and loss 
carry-forwards, SEK m

At 
beginning  

of year
In Income 

Statement

Partici - 
pations in 

subsidiaries
At end  
of year

loss carry-forwards 88.1 7.2 95.3
financial instruments 111.7 49.6 140.6 301.9
other temporary difference – 0.1 0.1
Total 199.8 56.9 140.6 397.3

nOte 07 participatiOns in suBsidiaries 

SEK m 31 Dec 11 31 Dec 10
amortised cost at beginning of year 14,169.9 13,944.5
Purchases 63.6 –
supplementary purchase price – 31.4
sales –46.4 –1.6
shareholders’ contribution 531.1 195.6
Total 14,718.2 14,169.9

opening impairment losses –7,164.9 –7,285.5
reversed impairment losses 577.4 296.8
Impairment losses for the year –184.1 –176.2
Total –6,771.6 –7,164.9

Carrying amount at end of year 7,946.6 7,005.0

directly owned subsidiaries are indicated below. other companies 
included in the group are not reported in the parent company’s annual 
accounts because subject to the requirement for accuracy, the infor-
mation is insignificant. However, other companies are stated in each 
subsidiary’s annual accounts. 

Specification of parent company holdings  
of participations in subsidiaries

directly owned subsidiaries/
corporate identity no./registered 
office/country

no. of 
shares

Participat- 
ing inter- 

est, %1

Book value, sek m

31 Dec 11 31 Dec 10 
kungsleden fastighets aB, 
556459-8612, stockholm 200 100 2,703.4 1,757.5
realia aB, 556639-7419, 
stockholm 23,822,375 100 818.6 416.8
kungsleden norrlandsfastigheter 
aB, 556481-1429, stockholm 1,000 100 1,213.2 1,213.2
kungsleden syd aB,  
556480-0109, stockholm 10,000 100 88.9 75.0
Bovård i sverige aB,  
556429-6126, stockholm 3,700 100 130.6 31.9
kungsleden Äldre B aB, 
556635-1366, stockholm 1,000 100 15.9 10.1
kungsleden real estate BV, 
34209547, netherlands 900 100 0.1 0.2
kungsleden service aB, 
556610-9087, stockholm 1,000 100 0.2 0.1
realia International BV, 
BV502052-1156,  
netherlands 2,351 75 9.6 21.4
kungsleden Mattan aB, 
556718-3354, stockholm 1,000 100 772.2 743.0
kungsleden friab aB,  
556742-6548, stockholm 1,000 100 1,341.2 1,864.8
kl norge Holding aB,  
556730-0875, stockholm 1,000 100 6.3 6.3
kungsleden kalinka Holding aB, 
556844-2957, sthlm 50,000 100 77.6 –
kungsleden Holding GmBH, 
Munich, Germany 1 100 – 49.5
nordic Modular Group aB, 
556691-3868, upplands Väsby 20,695,156 100 768.8 768.8
Total 7,946.6 7,005.0

1  Participating interest in capital, which is also consistent with voting rights for the total number 
of shares.

nOte 08 OTHER LONG-TERM RECEIVABLES 

SEK m 31 Dec 11 31 Dec 10
Carrying amount at beginning of year 0.0 100.0
new vendor notes 245.2 –
new promissory notes to group companies 887.3 –
Paid-up endowment policy 0.6 –
transfer to current receivable – –100.0
amortisation in the year –3.7 –
Total 1,129.4 –

notes, parent company
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nOte 09 maturity structure, receivaBLes

SEK m 31 Dec 11 31 Dec 10
Payment within 1 year 5,583.8 4,702.1
Payment between 2 and 5 years 1,128.8 –
Payment after more than 5 years 0.7 –
Total 6,713.3 4,702.1

Maturity structure of outstanding receivables excluding deferred tax 
and cash and cash equivalents. 

nOte 10 OVERDRAFT FACILITY 

the parent company has a bank overdraft facility of sek 250 (250) m, 
of which sek 0 (0) m was utilised at year-end.

nOte 11 equity

the number of shares was 136,502,064 at the end of the financial 
year, the same number as at the beginning of the year. a summary of 
share capital and the number of shares is on page 57.

nOte 12 LOANS AND INTEREST RATE DERIVATIVES

the parent company has one bank loan and three (two) bond loans. 
there are also interest derivatives for the parent company’s own loans 
and other group companies’ external loans. In 2011, the parent com-
pany had more interest derivatives after interest swaps with a nominal 
value of sek 5,100 m were taken over from a subsidiary, simultane-
ous with derivative volumes reducing by sek 2,100 m on the basis of 
the net of cancelled and newly arranged interest swaps

the maturity points of loans and interest derivatives are stated below.

Maturity, SEK m

31 Dec 2011 31 Dec 2010

Bank and 
bond loans

Interest 
derivatives, 

nominal 
amount

Bank and 
bond loans

Interest 
derivatives, 

nominal 
amount

2011 225.1
2012 496.0 200.0 496.0 100.0
2013 600.0 2,700.0
2014 600.0 1,800.0 1,700.0
2015 999.2 2,400.0 999.2 2,000.0
2016 500.0 200.0
2017 500.0 100.0
2018 3,650.0 1,850.0
2019 800.0
2020 800.0
2021 400.0
Total 2,095.2 11,650.0 1,720.3 8,650.0

nOte 13 financiaL assets and LiaBiLities 

receivables from  
group companies, etc. 

other  
financial liabilities total carrying amount fair value

SEK m 31 Dec 11 31 Dec 10 31 Dec 11 31 Dec 10 31 Dec 2011 31 Dec 10 31 Dec 11 31 Dec 10
other long-term receivables 242.1 – 242.1 – 242.1 –
receivables from group companies 5,561.8 4,586.5 5,561.8 4,586.5 5,561.8 4,586.5
other receivables1 3.7 100.0 3.7 100.0 3.7 146.5
Total assets 5,807.6 4,686.5 – – 5,807.6 4,686.5 5,807.6 4,733.0
long-term liabilities 1,599.2 1,495.9 1,599.2 1,495.9 1,599.2 1,495.9
accounts payable 1.4 7.3 1.4 7.3 1.4 7.3
liabilities to group companies 6,134.8 4,303.4 6,134.8 4,303.4 6,134.8 4,303.4
other liabilities1 1,654.9 652.2 1,654.9 652.2 1,654.9 652.2
Total liabilities 9,390.3 6,458.8 9,390.3 6,458.8 9,390.3 6,458.8

1 the fair value of the company’s currency forwards is sek 0 (46.5) m, interest derivatives amount to sek –1,147.9 (–424.6) m and share swaps are sek –7.8 (–2.7) m.

the following table states disclosures on how fair value is determined for the financial instruments measured at fair value. the division of how fair 
value is determined is based on the following three tiers:

tier 1: according to prices listed on an active marketplace for the same instrument
tier 2: from direct or indirectly observable market data not included in tier 1
tier 3: from input data that is not observable on the market

tier 1 tier 2 tier 3 total
SEK m 31 Dec 11 31 Dec 10 31 Dec 11 31 Dec 10 31 Dec 2011 31 Dec 10 31 Dec 11 31 Dec 10
other receivables – – – 46.6 – 46.6
Total assets – – – 46.6 – – – 46.6

liabilities to credit institutions – – – – – – – –
other liabilities – – 1,147.9 424.6 – – 1,147.9 424.6
Total liabilities – – 1,147.9 424.6 – – 1,147.9 424.6

for more information, see the corresponding review of the situation in the group’s note 28.
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nOte 14 maturity structure, LiaBiLities 

SEK m 31 Dec 11 31 Dec 10
Payment within 1 year 7,833.8 5,009.5
Payment between 2 and 5 years 1,599.2 1,495.9
Payment after more than 5 years – –
Total 9,433.0 6,505.4

Maturity structure of interest-bearing liabilities and operating liabili-
ties excluding tax liabilities.

nOte 15 assets pLedged 

SEK m 31 Dec 11 31 Dec 10
For own liabilities and provisions
shares in subsidiaries 4,972.2 4,537.2
Pledged assets 4,972.2 4,537.2

kungsleden fastighets aB and subsidiaries have provided an undertak-
ing to the banks providing its syndicated credit facility to refrain from 
raising further loans or creating or depositing collateral from its asset 
mass without approval of the banks. However, existing mortgages have 
been pledged as collateral for the syndicated credit facility.

nOte 16 CONTINGENT LIABILITIES 

SEK m 31 Dec 11 31 Dec 10

Guarantees in favour of group companies 8,571.0 6,115.7

Total 8,571.0 6,115.7

nOte 17  suppLementary discLOsures fOr casH fLOw 

no other funds than cash and bank balances are included in the cash 
and cash equivalents item.

Interest, SEK m 2011 2010
dividends received 719.1 1,432.4
Interest received 177.7 87.3
Interest paid –345.2 –354.8

nOte 18  transactiOns witH reLated parties 

sales of goods/ 
services to  

related parties

Purchases of goods/
services from  

related parties
other, e.g.  

interest, dividends

receivable from  
related parties as  

of 31 december

liability to related  
parties as of  

31 december
SEK m 2011 2010 2011 2010 2011 2010 2011 2010 2011 2010

subsidiaries 32.0 – – – 90.6 78.7 6,449.1 4,586.5 –6,134.8 –4,303.4

no other transactions were conducted with any related party, company or private individual.

notes, parent company
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Håkan Bryngelson
Chairman of the Board

Biljana Pehrsson
Board member

Joachim Gahm
Board member

kia orback Pettersson
Board member

lars Holmgren
Board member

Charlotta wikström
Board member

Magnus Meyer
Board member

thomas erséus
Board member and Chief 

executive

on the basis of the appropriation of profits proposed by the 
Board of directors, the Board and the Chief executive 
hereby make the following statement in accordance with 
the swedish Companies act, chapter 18 §4.

the proposed appropriation of profits is based on the 
annual accounts for 2011. the proposed appropriation of 
profits, Income statement and Balance sheet of the parent 
company and Income statement and statement of financial 
liabilities for the group will be presented for approval at the 
aGM on 19 april 2012.

funds at tHe dispOsaL Of tHe annuaL generaL meeting:

The following funds are at the disposal of the Annual General Meeting, SEK

Profit brought forward 5,440,818,079

net profit for the year 488,984,905

Total 5,929,802,984

The board of Directors proposes that profits are appropriated as follows, SEK

dividends of sek 2.60 per share to shareholders 354,905,366

Carried forward 5,574,897,618

Total 5,929,802,984

the proposed dividend corresponds to 73 per cent of the 
parent company’s profit after tax and 50 per cent of the 
group’s profit for calculating dividends.

according to kungsleden’s dividend policy 50 per cent of 
profit for calculating dividends is to distributed. kungsleden 
has also stated that dividends should be stable over time 

the annual accounts give a true and fair view of the parent company’s and the group’s 
operations, financial position and results of operations, and states significant risks and 
uncertainty factors facing the parent company and group companies.

and take into account the company’s overall investment 
requirement, capital structure and position in general. 

the policy defines profit for calculating dividends as profit 
before tax for the period excluding unrealised value changes 
but including realised value changes, and taxes payable. 

against the background of the parent company’s and 
group’s strong financial position, the Board of directors is 
accordingly proposing a dividend of sek 2.60 per share for 
the financial year 2011.

the proposed dividend to shareholders implies that the 
parent company’s and group’s equity ratio reduce from 39 
and 27 per cent respectively to 37 and 26 per cent respec-
tively. the equity ratio is considered satisfactory against 
the background of the fact that the parent company’s and 
the group’s operations remain profitable. liquidity in the 
parent company and group are expected to remain secure. 
the parent company and group equity ratio and liquidity are 
also assessed to be healthy in relation to the sector the 
company and group are active in.

the Board’s view is that the proposed dividend does not 
prevent the company, or other companies included in the 
group, from fulfilling their commitments in the short and 
long term, nor from completing the requisite investments. 
accordingly, the proposed dividends are justifiable on the 
basis of what is stated in chapter 17 §3 para. 2–3 of the 
swedish Companies act (Principle of Prudence).

proposed appropriation of profits

Signatures

stockholm, sweden, 16 March 2012

our audit report was presented on 19 March 2012
kPMG aB

Björn flink
authorised Public accountant 
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to tHe annual MeetInG of tHe  
sHareHolders of kunGsleden aB (PuBl.)
CorPorate IdentIty nuMBer 556545-1217

audit report

repOrt On tHe annuaL accOunts  
and cOnsOLidated accOunts

we have audited the annual accounts 
and consolidated accounts of 
kungsleden aB (publ) for the year 
2011). the annual accounts and 
consolidated accounts of the Company 
are included in the printed version of 
this document on pages 61–103.

Responsibilities of the Board of Direc-
tors and the Chief Executive Officer for 
the Annual Accounts and Consolidated 
Accounts
the Board of directors and the Chief 
executive officer are responsible for the 
preparation and fair presentation of these 
annual accounts and consolidated 
accounts in accordance with International 
financial reporting standards, Ifrs, as 
adopted by the eu, and the annual 
accounts act, and for such internal control 
as the Board of directors and the Chief 
executive officer determine is necessary 
to enable the preparation of annual 
accounts and consolidated accounts that 
are free from material misstatement, 
whether due to fraud or error.

Auditors’ Responsibility
our responsibility is to express an 
opinion on these annual accounts and 
consolidated accounts based on our 
audit. we conducted our audit in 
accordance with International stand-
ards on auditing and generally accepted 
auditing standards in sweden. those 
standards require that we comply with 
ethical requirements and plan and 
perform the audit to obtain reasonable 
assurance about whether the annual 
accounts and consolidated accounts 
are free from material misstatement.

an audit involves performing proce-
dures to obtain audit evidence about the 
amounts and disclosures in the annual 
accounts and consolidated accounts. 
the procedures selected depend on the 
auditor’s judgment, including the 
assessment of the risks of material 
misstatement of the annual accounts 
and consolidated accounts, whether 
due to fraud or error. In making those 
risk assessments, the auditor considers 
internal control relevant to the Compa-
ny’s preparation and fair presentation of 
the annual accounts and consolidated 
accounts in order to design audit proce-
dures that are appropriate in the circum-

stances, but not for the purpose of 
expressing an opinion on the effective-
ness of the Company’s internal control. 
an audit also includes evaluating the 
appropriateness of accounting policies 
used and the reasonableness of 
accounting estimates made by the 
Board of directors and the Chief execu-
tive officer, as well as evaluating the 
overall presentation of the annual 
accounts and consolidated accounts.

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

Opinions
In our opinion, the annual accounts 
have been prepared in accordance with 
the annual accounts act and present 
fairly, in all material respects, the 
financial position of the parent company 
as of 31 december 2011 and of its 
financial performance and its cash flows 
for the year then ended in accordance 
with the annual accounts act, and the 
consolidated accounts have been 
prepared in accordance with the annual 
accounts act and present fairly, in all 
material respects, the financial position 
of the Group as of 31 december 2011 
and of their financial performance and 
cash flows in accordance with Interna-
tional financial reporting standards, as 
adopted by the eu, and the annual 
accounts act. the statutory administra-
tion report is consistent with the other 
parts of the annual accounts and 
consolidated accounts.

we therefore recommend that the 
annual meeting of shareholders adopt the 
Income statement and Balance sheet for 
the parent company and the group.

repOrt On OtHer LegaL and  
reguLatOry requirements

In addition to our audit of the annual 
accounts and consolidated accounts, 
we have examined the proposed 
appropriations of the Company’s profit 
or loss and the administration of the 
Board of directors and the Chief 
executive officer of kungsleden aB 
(publ) for the year 2011.

Responsibilities of the Board of Direc-
tors and the Chief Executive Officer
the Board of directors is responsible for 
the proposal for appropriations of the 
Company’s profit or loss, and the Board 

of directors and the Chief executive 
officer are responsible for administra-
tion under the Companies act.

Auditors’ Responsibility
our responsibility is to express an opinion 
with reasonable assurance on the 
proposed appropriations of the Compa-
ny’s profit or loss and on the administra-
tion based on our audit. we conducted 
the audit in accordance with generally 
accepted auditing standards in sweden.

as a basis for our opinion on the 
Board of directors’ proposed appropria-
tions of the Company’s profit or loss, we 
examined the Board of directors’ rea-
soned statement and a selection of 
supporting evidence in order to be able 
to assess whether the proposal is in 
accordance with the Companies act. 

as a basis for our opinion concerning 
discharge from liability, in addition to our 
audit of the annual accounts and consoli-
dated accounts, we examined significant 
decisions, actions taken and circum-
stances of the Company in order to be 
able to determine the liability, if any, to 
the Company of any board member or the 
Chief executive officer. we also exam-
ined whether any board member or the 
Chief executive officer has, in any other 
way, acted in contravention of the Com-
panies act, the annual accounts act or 
the articles of association. 

we believe that the audit evidence we 
have obtained is sufficient and appropri-
ate to provide a basis for our opinion.

 
Opinions
we recommend to the annual meeting 
of shareholders that the profit be 
appropriated in accordance with the 
proposal in the statutory administration 
report and that the members of the 
Board of directors and the Chief 
executive officer be discharged from 
liability for the financial year.

stockholm, sweden, 19 March 2012
kPMG aB

Björn flink
authorised Public accountant
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employees

Name Employed in Workplace Position 

group ManageMent

erséus thomas 2006 stockholm Chief executive

Gannedahl Cecilia 2007 stockholm Hr & Corporate 
Communications Manager

lindnér eskil 1997 Malmö divisional Manager, 
Commercial properties

risberg Johan 1996 stockholm deputy Chief executive, 
Chief financial officer

sarby westman ylva 2009 stockholm Head of Business 
development

theblin Åke 2001 stockholm General Counsel

Johansson Per 2007 stockholm divisional Manager, nordic 
Modular

Central StaFF

arfwidsson sinikka 1993 stockholm Pa to the Chief executive

axland Malin 2007 stockholm Company lawyer

Bengtsson Hanna 2011 stockholm Communicator 

Bennich Carina 2007 stockholm accountant

Brade Jonas 2006 stockholm financial controller

Carlberg Monica 1989 stockholm It Coordinator

Claesson-Zsuppán 
Chanette

2008 stockholm front desk Manager

ekström anette 2008 Västerås/
stockholm

Property Controller

elvin Maria 2005 stockholm Head of digital Media

eriksson linda 2007 stockholm finance Manager

fallberg Madeleine 2010 stockholm front desk

fundin ulrika 2000 stockholm accountant/transaction

Hamrén therese 2001 stockholm Hr administrator

Hedberg sofia 1991 stockholm It Manager

Hegg lars 2011 stockholm temp finance Manager

Johansson roger 2003 stockholm financial Manager

Jurgander Marika 2007 stockholm accounting Manager

karlsson annika 2005 stockholm Hr administrator

krus Christina 2007 stockholm financial Controller/
system Manager

lindquist Jan-eric 2006 stockholm Controller

linton Petra-sofi 2001 stockholm Marketing Coordinator

olofsson anna-Carin 2008 stockholm accountant

Palm Madeleine 2011 stockholm Purchases and sales 
accountant

Persson anna 2005 stockholm accountant/transaction

Persson anna t 2011 stockholm tax lawyer

Persson Marianne 2011 stockholm accountant/transaction

Petersson Pelle 2009 stockholm It Coordinator

rossotti Peter 2008 stockholm Business Controller

sandell fredrik 2011 stockholm financial analyst

sandell Maria 2008 stockholm environmental Manager

winqvist susanne 2011 stockholm accountant

Virdeborn Gunilla 2002 Malmö Property Controller

Åkesdotter Monica 1999 stockholm accountant 

Name Employed in Workplace Position 

property ManageMent

almgren Marielle 2007 stockholm Project Manager  
Business development

andersson kjell-Åke 1994 Gothenburg Back office

arfvidsson nicklas 2008 Gothenburg regional Manager

Berglund Björn 1975 Västerås technical Manager

Bergman kjell 2004 stockholm regional Manager

Borgström kristina 2005 Malmö assistant Property 
Manager

Broman stig 1998 Västerås assistant Property 
Manager

Christianson Jan 2010 Gothenburg technical Manager

dahlstedt anna-karin 2010 stockholm assistant technical 
Manager

de Besche nina 2007 stockholm regional Manager

dufva andreas 2008 stockholm assistant Property 
Manager

engvall Malin 2001 Västerås Property Manager

fransson ulrika 1999 stockholm assistant technical 
Manager

frisell anders 2007 Gothenburg assistant Property 
Manager

Grahn kristoffer 2008 Malmö assistant Property 
Manager

Grönlund kicki 2008 Gothenburg assistant technical 
Manager

Gunstedt Håkan 1979 Västerås technical Manager

Hedvall karin 2007 stockholm assistant technical 
Manager

Hodik laslo 2001 Västerås technical Manager

Häggdahl staffan 2009 stockholm technical Manager

Högberg Cristoffer 2012 stockholm Property Manager

Jakobsson Claes-Håkan 2007 Jönköping assistant Property 
Manager

Johansson krister 1991 Västerås Property Manager

Johansson lena 2008 Västerås assistant technical 
Manager

lann Vallin Johan 1999 Gothenburg assistant Property 
Manager

larsson erika 2007 stockholm technical Manager

ljungqvist Ingrid 1991 Gothenburg technical Manager

lundström Benkt 2001 umeå technical Manager

löv thomas 2008 stockholm technical Manager 

nilsson tobias 2007 Malmö assistant Property 
Manager

norberg andreas 2011 stockholm Project Manager  
Business development

olovsson annelie 2006 umeå assistant technical 
Manager

olsson Bo 1985 Malmö technical Manager

Paringer - stålhult Maria 2006 umeå assistant Property 
Manager

Persson Per-Åke 1991 Malmö technical Manager

Punkki ari 2011 stockholm technical Manager

sloan Malin 2011 Malmö technical Manager

stannow lind frida 2010 stockholm Business developer

ström Johnny 1971 Västerås regional Manager

svensson eva-lotta 1998 stockholm assistant Property 
Manager

sörling fredrik 2004 Malmö Marketing Manager

ternström Gert 1990 Malmö regional Manager

tomasson Hanna 2004 Malmö assistant technical 
Manager

wallin thomas 1995 Västerås Property Manager

Versén Peter 2011 Gothenburg technical Manager

Zackrisson urban 2003 stockholm regional Manager

empLOyees Of kungsLeden fastigHets aB and kungsLeden aB, marcH 2012
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Economic occupancy
rental revenues in relation to rental value.

Leasable area
the areas of a property that the tenant is debited 
rent for.

Operating net
rental revenue less property costs (e.g. operation 
and maintenance costs, ground rent and property 
tax, property administration not included).

Operating surplus margin
operating net in relation to rental revenues.

Property yield—calculation method based  
on earnings capacity
operating net in relation to book value of properties 
at the end of the period.

Interest coverage ratio
Profit before tax excluding unrealised value changes 
and net financial position in relation to net financial 
position.

Loan-to-value ratio
Interest-bearing liabilities in relation to the property’s 
book value.

Profit for calculating dividends
net profit before tax excluding unrealised value 
changes but including realised value changes and 
tax payable.

Return on capital employed
Profit net of financial items plus financial costs as 
a percentage of average capital employed. average 
capital employed is calculated as the total of total 
assets excluding noninterest bearing liabilities for 
opening and closing balances divided by two.

Property yield—calculation method based on results
operating net in relation to average book value for 
properties. average book value for properties is cal-
culated as the sum of opening and closing balance 
divided by two.

Rental revenues
rental value less vacancies and rental discounts.

Rental value
debited rent and reimbursement for property tax, 
with a supplement for the assessed market rent for 
un-let areas and rental discounts.

Return on equity
net profit for the period after tax in relation to aver-
age equity. average equity is calculated as a total of 
opening and closing balances divided by two.

Return on total capital
Profit before tax excluding unrealised value changes 
and net financial position in relation to average 
assets. average assets are calculated as the total of 
opening and closing balances divided by two.

definitions

key figures

Property related key figures

Financial key figures 

Earnings capacity 
Earnings capacity illustrates the appearance of the 
Income Statement as if properties at the end of the 
accounting period had been owned for the past 12 
months.

Properties sold as of the reporting data are not 
included, and properties purchased by the same time 
are included as if they had been owned for 12 months. 
Calculations are also based on the following conditions:

    For properties where 12 months have passed since 
completion, actuals for the past 12 months are 
included;

    For properties where more than 6 months but less 
than 12 months have passed since completion, 
actuals are restated as 12-month equivalents;

    For properties with less than 6 months’ actuals since 
completion, data from acquisition analyses is used.

Adjusted equity
equity less proposed/approved dividends.

Cash flow from operating activities
Profit before tax excluding trading net and unrealised 
value changes on properties and financial instru-
ments adjusted for items not included in cash flow 
from operating activities and deductions for tax paid.

Debt-equity ratio
Interest-bearing liabilities in relation to equity.

Equity ratio
equity including minority shares in relation to total 
assets.

Gearing
Interest-bearing liabilities in relation to equity.

Cash flow from operating activities per share
Cash flow from operating activities in relation to the 
average number of shares.

Dividend yield
approved/proposed dividend/redemption in the year 
in relation to the share price at the end of the period.

Equity per share
shareholders’ equity in relation to the number of 
shares at the end of the period.

Gross profit per share
Gross profit divided by the average number of shares 
in the period.

Net profit for the period after tax
Profit after tax in relation to the average number of 
shares in the period.

P/E ratio
share price at the end of the period in relation to 
profit after tax for the period per share.

P/CE ratio
share price at the beginning of the period in relation 
to profit for calculating dividends per share for the 
period.

Profit for calculating dividends per share
Profit for calculating dividends for the period in rela-
tion to average number of shares..

Total yield per share
the total of the share’s price changes in the period 
and dividend paid/redemption in the period in rela-
tion to the share price at the beginning of the period.

Share-related key figures 

Approved/proposed dividend/redemption per share
the Board of directors’ proposed dividend or divi-
dend approved by the aGM per outstanding share.

Average number of shares
number of outstanding shares weighted over the 
year.

Beta value
the share’s correlation with the market’s average 
performance. a beta value of less than one implies 
that a share price has fluctuated less than the oMX-
sPI (stockholm all-share Index). Beta value is a key 
component of the CaPM (Capital asset Pricing Model) 
used to calculate the market’s required rate of return 
on the share. the CaPM indicates that a low beta 
value implies a low required rate of return. Beta val-
ues relate to a period of 48 months.

Book value of property per share
Book value of property in relation to the number of 
shares at the end of the period.
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of the retirement home, school, Care and other. the 
third division, nordic Modular, is active in the Modu-
lar buildings type. see also ‘type’.

Maintenance
Measures intended to maintain the property and 
its technical systems. Covers on-going and planned 
measures entailing the replacement or renovation 
of parts of a building or technical systems. also 
includes tenant adaptations.

Operation costs
Costs for electricity, heating, water, property care, 
cleaning, insurance and on-going maintenance less 
invoiced supplement for operations and mainte-
nance. 

Property
Main usage of property on the basis of division of 
area. the time of area that represents the highest 
share of total area determines the definition of the 
property. accordingly, a property with 51 per cent of 

office area is treated as an office property. the divi-
sion is between Industrial/warehouse, office, retail, 
retirement home, school, Care, Modular buildings 
and other.

Realised value changes
the difference between book value and accumulated 
acquisition cost for sold properties. Corresponds to 
unrealised value changes during the holding term 
which are realised upon sale of the property.

Unrealised value changes
the difference between book value and accumulated 
acquisition cost at the end of the year, less the differ-
ence between book value and accumulated acquisi-
tion cost at the beginning of the year.

gLOssary

Property-related terminology and concepts specific to 
Kungsleden.

Area-based occupancy
let area in relation to gross leasable area at the end 
of the period.

Area-based vacancy
Vacant area in relation to gross leasable area at the 
end of the period.

Average remaining contract term
remaining contract value divided by annual rent.

Economic vacancy
assessed market rent for un-let area in relation to 
rental value.

Divisions
kungsleden’s three divisions of operations are Com-
mercial, Public and nordic Modular. the Commercial 
division is divided between the Industrial/warehouse, 
office, retail and other. the Public division consists 
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ProPerty register



year of 
construction/
conversion

gross leaseble area sq.m.

rental 
value, 

seK m

rental 
revenue, 

seK m

economic 
occupancy, 

%Name Municipality Location Address retail 

industr./ 
ware-

house offices school Care

retire-
ment 
home other

total 
area

kungsleden’s property holding
Stockholm region
Retail
Kantjärnet 4 stockholm Bandhagen skebokvarnsvägen 370 1960 423 426 2,685 1,976 5,510 6 6 100
Måttbandet 8 täby täby Måttbandsvägen 5 2001 1,938 1,938 2 2 100
runö 7:73 & 7:74 Österåker Åkersberga sågvägen 26 2007 2,490 2,490 2 2 100
slipstenen 1 Huddinge skogås Fräsarvägen 19 2006 2,808 2,808 3 3 100
tunaberg 4 Botkyrka tumba tunabergsvägen 1 1974 1,320 1,320 1 1 100
täckeråker 2:227 Haninge Haninge gamla Nynäsvägen 3A 1981 2,810 2,810 3 1 45
täckeråker 2:273 Haninge Haninge gamla Nynäsvägen 3B 1991 5,966 5,966 8 8 100
yrkesskolan 6 Botkyrka tumba Bryggarevägen 5-7 1999 6,925 6,925 10 10 94

Industrial/warehouse
Bagaren 9 tyresö tyresö radiovägen 7 A 1984 2,220 2,220 2 2 98
elektronen 1 sollentuna sollentuna Hovslagarevägen 5 1957/1987 2,112 261 2,373 2 2 99
elektronen 4 sollentuna sollentuna Hovslagarevägen 3 A 1958/1992 2,806 941 3,747 4 3 79
elementet 3 sollentuna sollentuna Bäckvägen 20 1963/1989 1,986 722 2,708 2 2 90
Forellen 1 solna solna Björnstigen 4 1954 1,039 324 1,363 1 1 99
Jordbromalm 6:14 Haninge Haninge Lagervägen 11 1977/2007 9,573 9,573 8 8 100
Kopparen 8 tyresö tyresö Vintervägen 4 1970/2001 3,508 339 3,847 5 5 96
Märsta 14:1 sigtuna Arlandastad industrigatan 2 1967 2,775 488 3,263 4 4 93
Njursta 1:21 Upplands-

Väsby
Upplands 
väsby

Jupitervägen 2 1972 13,484 13,484 8 8 100

räknestickan 2 täby täby tillverkarvägen 4 1988 928 928 1 1 100
segersby 1 Botkyrka Norsborg Kumla gårdsväg 10 1976 11,694 325 12,019 9 8 89
traktorn 7 södertälje södertälje gränsbovägen 8 1983 5,250 5,250 5 5 100

Office
enen 10 södertälje södertälje Järnagatan 12 1950 378 6,361 6,739 8 8 99
Fotografen 1 tyresö tyresö Mediavägen 1-5 1976 3,948 3,948 3 3 100
Fräsen 1 täby täby Maskinvägen 2 1999 1,904 1,904 2 2 100
gulddragaren 24 stockholm Hägersten Västertorpsvägen 136 1956/1994 182 1,395 1,577 2 2 100
Holar 4 stockholm Kista skalholtsgatan 6-8 1985 144 7,148 7,292 15 15 100
Järnet 6 tyresö tyresö Bollmora gårdsv. 2-18, 

industriv. 1-15
1976 344 5,143 14,382 1,605 1,696 23,170 22 21 92

Kopparen 14 tyresö tyresö Vintervägen 8, Vintervägen 
10-72

1979 551 8,933 939 151 10,574 8 6 84

Kopparen 9 tyresö tyresö Vintervägen 2 1960 212 981 1,139 2,332 2 2 100
ringpärmen 5 sollentuna sollentuna Bergkällavägen 34 1988 44 4,025 4,069 4 4 85
ritmallen 2 sollentuna sollentuna Kung Hans Väg 8 1980 2,492 4,290 356 7,138 7 4 56
rosteriet 5 stockholm stockholm Lövholmsvägen 9 1956 3,270 3,270 5 5 100
solkraften 17 & 18 stockholm stockholm Vattenkraftsvägen 8 1991 2,072 2,072 2 2 100
säteritaket 1 stockholm Hässelby Malteholmsvägen 88, 90 1991 1,377 1,089 2,466 3 3 100
telegrafen 1 Huddinge Huddinge Kommunalvägen 27B 1943 1,336 1,336 1 1 100
träbocken 1 sollentuna sollentuna sofielundsvägen 2-6 1990 122 4,417 0 754 5,293 9 7 78
Ugnen 5 solna solna industrivägen 1980 1,690 1,981 3,671 4 4 93

Other commercial
tumba 7:231 och 7:237 Botkyrka tullinge Hamringevägen -
tändstiftet 2 täby täby enhagsvägen 4 1996 1,923 1,923 2 2 100
Åkerby 4 & 12 täby täby Kemistvägen 30-32 1993 13,600 13,600 11 11 100

Gothenburg region
Retail
rud 4:1, 760:42 gothenburg Västra frölunda gitarrgatan 2 1963 2,130 17 2,147 3 3 98
torrekulla 1:172 Mölndal Kållered g:a riksvägen 10, g:a 

riksvägen 12
1957 2,150 400 2,550 1 1 92

Varla 14:1 Kungsbacka Kungsbacka Borgås gårdsväg 19 2008 2,490 2,490 2 2 100

Industrial/warehouse
Arendal 764:385 gothenburg gothenburg sydatlanten 12 1969/1979 

/1994
10,105 10,105 6 6 100

Forsåker 1:227 Mölndal Mölndal Nämndemansgatan 17/
Krongårdsgatan 3

1968 21,109 21,109 16 16 100

Hede 3:122 Kungsbacka Kungsbacka Kraftvägen 2 1952/2001 32,626 184 1,966 630 35,406 25 9 35
Kryptongasen 4 Mölndal Mölndal Kryptongatan 20 1983 7,420 816 8,236 7 6 95
Kryptongasen 7 Mölndal Mölndal Kryptongatan 22B 2000 5,000 5,000 3 3 100
Kylaren 4 Kungälv Kungälv traktorgatan 13 1979 2,603 700 3,303 2 1 77
Kylaren 9 Kungälv Kungälv Dumpergatan 3 1990 2,105 841 2,946 2 2 79
Kärra 93:3 gothenburg Hisings kärra orrekulla industrigata 36 1992 3,500 3,500 3 1 55
Lexby 2:29 Partille Partille Brodalsvägen 13 B-C  - 6,760 3,515 10,275 9 7 78
Lundby Prästgård 1:1 Lerum gråbo olstorpsvägen 3 1967
tingshuset 2 Mölndal Mölndal Kråketorpsgatan 16 1963 3,450 3,450 1 1 100
Varla 2:390 Kungsbacka Kungsbacka energigatan 19 1992 3,559 1,123 4,682 5 5 98
Ventilen 6 Kungälv Kungälv Bilgatan 7 A 1990 1,420 1,518 2,938 2 1 46
Ädelgasen 1 Mölndal Mölndal Neongatan 5 1972/1976/ 

1987/1997
12,093 3,330 15,423 10 10 100

Office
Barken 6 Ale Uddevalla Junogatan 9 - 3,890 3,890 4 3 95
Forsåker 1:164 Mölndal Mölndal Kronogårdsgatan 3 1975
Forsåker 1:257 Mölndal Mölndal Kronogårdsgatan 3 1986
rud 52:2 gothenburg Västra frölunda Klangfärgsgatan 11 1968 484 1,147 450 2,081 2 2 79
sågen 14 Kungsbacka Kungsbacka Järnvägsgatan 36 1980 971 1,824 2,795 3 2 87
tynnered 1:13 gothenburg Västra frölunda Lergöksgatan 4 1971 1,523 1,126 3,152 363 60 6,224 6 5 93
Varla 14:8 Kungsbacka Kungsbacka Magasingatan 12 1989 1,498 1,498 1 1 67
Ventilen 7 Kungälv Kungälv Bilgatan 3 1989 131 2,094 2,225 1 1 93
Älvsborg 178:8 gothenburg Västra frölunda redegatan 9 1978 1,914 448 4,544 6,906 7 6 88

Other commercial
Forsåker 1:75 Mölndal - - -

Öresund region
Retail
Adolfsberg Västra 10 Helsingborg Helsingborg södra Hunnetorpsvägen 

54-56
1975 988 380 1,368 1 1 97

Borggård 1:357 staffanstorp staffanstorp Maskinvägen 9 1970 3,720 1,120 4,840 2 2 100
Kloren 1 Malmö Malmö Volframgatan 5 1970 5,257 2,553 7,810 5 4 93
Kruthornet 1 Helsingborg Helsingborg garnisonsgatan 46 2001 2,700 2,700 1 1 100
Långhuset 1 Malmö Malmö Långhusgatan  - 894 894 2 0 24
Löddeköpinge 14:54 Kävlinge Löddeköpinge Fraktvägen 1 2001 2,060 2,060 1 1 100
Nyponrosen 2 Helsingborg Helsingborg skaragatan 90-92 1979 1,703 335 60 254 2,352 2 1 88

Industrial/warehouse
Dubbelknappen 4 Malmö Malmö Kantyxegatan 25  - 2,516 12,156 6,173 1,032 21,877 22 24 96
Flygbasen 7 Malmö Malmö Höjdrodergatan 11 1988 1,249 1,249 1 1 83
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Holkyxan 6 Malmö Malmö Bronsyxegatan 13 1972 4,625 4,625 3 3 100
Kronoslätt 1:3 staffanstorp staffanstorp Västanvägen 1971 20,725 20,725 11 11 100
Lerkärlet 3 Malmö Malmö Flintyxegatan 2 1984/1987 1,070 1,070 1 1 100
Noshjulet 3 Malmö Malmö Pilotgatan 5 1984 651 150 801 1 1 82
rausgård 22 Helsingborg Helsingborg Landskronavägen 11 1951/1973 

/1999
62,292 62,292 40 38 94

revolversvarven 10 Malmö Malmö Jägershillsgatan 14 1988 3,600 3,600 3 2 59
sidorodret 3 Malmö Malmö Höjdrodergatan 2 1976/1987 1,057 1,057 1 1 100
skjutsstallslyckan 23 Malmö Malmö Lundavägen 56 1946 664 7,332 1,046 9,042 6 4 78
spindeln 9 Malmö Malmö singelgatan 8-10 1964 2,195 2,195 2 2 96
sunnanå 12:34 Burlöv Arlöv starrvägen  - 5,316 5,316 5 5 100
tågarp 20:81 Burlöv Arlöv Lommavägen 39 1929/1984 24,877 300 1,341 26,518 10 5 43
Ventilen 3 Malmö Malmö Ventilgatan 6 1988 748 748 1 1 86

Office
Brännaren 3 Malmö Malmö industrigatan 13 1947 1,355 1,642 1,896 2 4,895 5 3 70
Brännaren 8 Malmö Malmö Agneslundsvägen 14 1947 5,311 84 5,395 7 5 68
Domarringen 1 Malmö Malmö Boplatsgatan 2  - 2,883 1,051 3,934 5 5 100
Flintan 4 Lund Lund skiffervägen 18-20 1990 1,712 3,184 4,896 6 5 85
Flygbasen 4 Malmö Malmö Höjdrodergatan 17 1989 262 1,118 1,380 1 1 88
Flygledaren 1 Malmö Malmö Höjdrodergatan 14 1988 990 990 1 1 69
Företaget 8 Lund Lund Företagsvägen 28 1984 263 1,930 2,193 3 2 59
Krukskärvan 11 Malmö Malmö Flintyxegatan 8 A 1986 933 1,739 2,672 2 2 74
Mölledalsskolan 3 Malmö Malmö Höjdrodergatan 12  - 1,463 1,463 1 1 100
Påskbuketten 10 Malmö Malmö Hästvägen 4 e 1987 796 796 1 1 100
Påskbuketten 5 Malmö Malmö Amiralsgatan 115 1987 130 986 1,116 1 1 100
Påskbuketten 6 Malmö Malmö Hästvägen 4 A 1990 26 2,050 2,076 3 3 99
Påskbuketten 8 Malmö Malmö Hästvägen 4 C 1992 1,796 1,796 2 2 100
Påskbuketten 9 Malmö Malmö Hästvägen 4 D 1988 1,349 1,349 2 0 4
revolversvarven 12 Malmö Malmö Jägershillgatan 18 1987 9,974 9,974 13 14 95
sockeln 1 Malmö Limhamn Krossverksgatan 32  - 1,370 1,370 2 2 100
sturup 1:160 svedala svedala Västergatan sturups flygplats 1972 2,365 2,365 2 1 48
Verkstaden 5 Lund Lund Annedalsvägen 9 1973/1989 1,870 4,886 400 7,156 8 7 90
Vildanden 8 Malmö Limhamn geijersgatan 6-8 1967/1990 

/1993
8,557 8,557 10 9 89

Other commercial
gunghästen 1 Malmö Malmö Jägersrovägen 160 1964/1990 3,342 5,501 8,843 10 9 89
Krukskärvan 6 Malmö Malmö Flintyxegatan 6 1986

Other cities
Populations over 100,000, Retail
Björnjägaren 2 Umeå Umeå Björnvägen 11 B 1977 2,233 228 2,461 3 3 100
Direktören 8 Västerås Västerås Köpingsv. 70, sigfrid 

edströms gata 23
1986 1,998 1,998 3 3 100

Flogsta 22:3 Uppsala Uppsala Flogstavägen 99 1977 1,816 221 2,037 3 3 100
generatorn 7 Umeå Umeå Förrådsvägen 11-15 1960 3,480 3,013 210 6,703 3 3 94
Himna 11:226 Linköping Linghem Himnavägen 153,  

Himnavägen 155
1976 1,083 823 1,906 3 3 100

Huggormen 1 Umeå Umeå Björnvägen 15 e 1977 3,752 20 1,299 3,441 8,512 7 7 96
isbjörnen 4 Linköping Linköping tröskaregatan 5-35 1982/1996 1,419 473 684 2,576 3 3 97
Laken 3 Linköping Linköping söderleden 33-37 1963/1988 2,468 119 2,066 536 5,189 6 6 96
Librobäck 3:3 Uppsala Uppsala Hållnäsgatan 6a 2006 2,808 2,808 2 2 100
Linblocket 1 Västerås Västerås Hallsta gårdsgata 26, 

Linblocksgatan 7
2006 2,808 2,808 2 2 100

Prislappen 1 Linköping Linköping Mörtlösa 1 1972 2,806 2,806 3 3 100

Populations over 100,000, Industrial/warehouse
Aspgärdan 18 Umeå Umeå Bölevägen 44 1955 9,418 1,884 483 11,785 8 2 28
Fasternes Bielsko-Biala Bielsko-Biala Wyzwolenia 105 str. 1962 20,633 20,633 11 11 100
Finnslätten 1 Västerås Västerås tvärleden - 77,730 62,743 3,297 143,770 131 126 97
Finnslätten 4 Västerås Västerås Banmatarvägen 1975 7,496 7,496 6 6 100
galjonen 1 Linköping Linköping gillbergsgatan 30 1985 590 590 1 1 100
glasflaskan 1 Linköping Linköping roxtorpsgatan 16 1977/1982 2,098 1,053 3,151 2 2 76
greken 5 Linköping Linköping rudsjögatan 1,  

rudsjögatan 3
1959 1,621 1,707 162 3,490 2 2 98

grubbe 9:48 Umeå Umeå Kabelvägen 1 A 1992 899 899 0 0 100
Kedjan 7 Umeå Umeå gräddvägen 15 B 1990 2,058 2,058 1 1 87
Kontaktledningen 1 Västerås Västerås stenbygatan 10 1967 15,104 15,104 11 11 100
Kronoskogen 3 Umeå Umeå Kronoskogsvägen 4-6 1976 454 1,299 18 1,771 1 1 100
Magnetbandet 3 Linköping Linköping Finnögatan 1 1987 4,737 485 556 5,778 3 2 77
Maskinen 1 Umeå Umeå Maskingatan 1 1966/1971/ 

1976
1,171 1,260 2,431 2 1 59

Metal structures Bielsko-Biala Bielsko-Biala Wyzwolenia 84 str. 1985 22,943 22,943
Målaren 17 Örebro Örebro svartå Bangata 14 1933/1989 7,959 1,309 71 9,339 10 9 93
Plinten 4 Norrköping Norrköping Malmgatan 35 1974 5,450 5,450 4 4 100
runthe Bielsko-Biala Bielsko-Biala industristr 20. 1990 15,322 15,322 8 8 100
schablonen 6 Umeå Umeå Lärlingsgatan 10-14 1976 5,127 5,127 4 4 100
Verkstaden 7 Västerås Västerås Metallverksg., sinterv., 

Östra ringv.
1929 16,670 1,838 1,901 20,409 8 7 82

Västerås 3:85 Västerås Västerås elmotorgatan 1975 2,145 2,145 2 2 100
Västerås 3:86 Västerås Västerås elmotorgatan 1978 27,216 27,216 25 25 100
Västerås 3:88 Västerås Västerås Lugna gatan -
Västerås 3:89 Västerås Västerås effektgatan -
Ädelmetallen 15 Jönköping Jönköping grossistgatan 14 2003 5,000 5,000 3 3 100
Örjan 1 Västerås Västerås saltängsvägen 1920 52,126 1,239 546 53,911 38 37 97

Populations over 100,000, Office
Arbetaren 1 Örebro Örebro Aspholmsvägen 12 A 1971 1,185 970 1,974 4,129 3 3 94
gardisten  4 Linköping Linköping Kolfallsgatan 3A 1964/2000 1,050 1,050 1 1 100
grundet 9 Linköping Linköping sunnorpsgatan 4 1985 36 1,622 1,658 1 1 100
isolatorn 3 Västerås Västerås gideonsbergsgatan 1934 325 11,750 31,397 2,281 45,753 43 41 95
Kedjan 5 Umeå Umeå gräddvägen 13 1981 145 1,881 2,026 1 1 104
Kronoskogen 2 Umeå Umeå Kronoskogsvägen 8 1976 1,433 1,327 2,760 2 2 95
Matrisen 6 Umeå Umeå Lärlingsgatan 1 1969 2,736 1,285 527 295 4,843 3 2 94
Mimer 5 Västerås Västerås stora gatan 1912 6,502 71,114 11,109 475 89,200 105 99 94
ottar 5 Västerås Västerås Kopparbergsvägen 1912 3,032 17,567 20,599 24 22 92
ottar 6 Västerås Västerås Kopparbergsvägen 2 1912 18,325 18,325 21 21 100
rörläggaren 4 Örebro Örebro Boställsvägen 4 1992 1,191 1,240 2,431 2 2 100
schablonen 2 Umeå Umeå Lärlingsgatan 22 1970 0 0 100
schablonen 3 Umeå Umeå Lärlingsgatan 20 1970 582 816 1,398 1 1 88
singeln 17 Umeå Umeå Formvägen 10 D 1981/1986 857 857 1 1 94
singeln 18 Umeå Umeå Formvägen 10 D-e 1981 249 370 619 0 0 72
spolaren 4 Norrköping Norrköping Linnégatan 28 1962 2,351 4,763 7 7,121 4 3 68
Västerås 3:84 Västerås Västerås Nätverksgatan 1984 6,620 25,652 32,272 32 32 100
Västerås 3:87 Västerås Västerås Fredholmsgatan 1978 1,137 19,801 1,029 21,967 16 10 62

Populations over 100,000, Retirement home
Werder Werder Werder Am strengfeld 2008 18,076 18,076 7 7 100
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Populations over 100,000, Other commercial
Parkeringsverksamhet Västerås Västerås - - 1 1 100
Västerås 5:9 Västerås Västerås södra ringvägen - 0 0 100

Populations 50,000 to 100,000, Retail
Brynäs 34:8 gävle gävle Atlasgatan 11 1982/2006 2,854 419 175 3,448 2 2 80
eketånga 3:204 Halmstad Halmstad Jutaplatsen 3 1964 2,376 2,376 3 3 100
Fyren 1 Växjö Växjö Ljungadalsgatan 17 1976 4,883 390 5,273 2 2 86
Halla-stenbacken 1:102 Uddevalla Uddevalla Fossumsbergsvägen 1 1975 1,518 1,518 1 1 100
Hyttberget 3 Falun Falun yxhammargatan 5,  

Nybrogatan 43
1984 3,304 1,203 4,507 3 3 92

Karburatorn 2 Kristianstad Kristianstad rörvägen 2  - 5,004 5,004 5 5 99
Lerum 1:20 Karlstad Karlstad edsvallavägen 1 A 2006 4,823 4,823 3 3 100
ran 20 Uddevalla Uddevalla odengatan 3 1984 1,644 1,644 2 2 100
rovan 17 Kalmar Kalmar Drottning Margaretas Väg 25 1970 965 965 2 2 100
speditören 1 eskilstuna eskilstuna Lundbladsvägen 6 1978 10,687 21 453 11,161 16 15 99
storsten 2 Norrtälje Norrtälje storstensvägen 2011 2,270 2,270 2 2 100
thorild 12 Uddevalla Uddevalla Kilbäcksgatan 2, 4, 6, 8, 

10, 12
1968 4,007 192 2,612 53 6,864 13 12 90

torlunda 1:80 eskilstuna eskilstuna torestavägen 4 2006 2,808 2,808 1 1 100
Vaxkakan 2 Varberg Varberg Annebergsvägen 6 2006 2,550 2,550 1 1 100

Populations 50,000 to 100,000, Industrial/warehouse
Baggen 6 sundsvall sundsvall Hovgatan 6 1973 2,456 2,456 1 1 100
Cementen 4 Kristianstad Kristianstad industrigatan 13 1989/1991 817 817 1 0 38
Fredriksskans 15:16 gävle gävle Bönavägen 55 2003 14,170 14,170 9 0 4
gravören 5 Växjö Växjö Verkstadsgatan 8 1974 2,568 2,568 2 2 100
retailsmannen 1 Norrtälje Norrtälje Diamantgatan 7-9 1988 2,536 4,460 6,996 10 10 99
Hälsinggården 1:427 Falun Falun Lövåsvägen 26 1968 10,800 10,800 5 5 100
Löddret 4 eskilstuna eskilstuna Filargatan 3 1986 3,900 1,690 350 5,940 4 3 90
Nore 22 eskilstuna eskilstuna Helgestagatan 3 B 1972 1,500 1,500 1
Pipdånen 6 gotland Visby stenkumlaväg 1 o 1 B 1950 5,114 205 5,319 4 4 100
Plattan 4 Kristianstad Kristianstad isolatorvägen 5 1991 1,328 1,328 1 1 100
räfsan 4 Luleå Luleå traktorvägen 1 1977 17,727 17,727 12 12 100
storheden 1:81 Luleå Luleå Cementvägen 8 1990 5,780 5,780 3 3 100
Varvet 3 Uddevalla Uddevalla Kasenabbevägen 8 1990 4,241 4,241 2 2 100

Populations 50,000 to 100,000, Office
Dockan 9 Växjö Växjö Västra esplanaden 9 A-B 1973/1993 76 394 8,669 4,469 724 286 14,618 18 17 93
geten 2 sundsvall sundsvall Fridhemsgatan 122 1964 2,134 2,039 1,033 5,206 3 2 57
Lindblad 10 Karlskrona Karlskrona Ölandsgatan 6 1929 7,312 7,312 11 11 95
Lindblad 24 Karlskrona Karlskrona Drottninggatan 54 1950 2,628 25 2,653 3 1 37
skotet 1 Luleå Luleå Banvägen 11 1979 5,725 2,567 8,292 6 5 83
Valpen 1 eskilstuna eskilstuna Kungsgatan 68 1929 4,476 4,476 5 5 100

Populations 50,000 to 100,000, Care
Läkaren 1 trollhättan trollhättan Lasarettsvägen 1-19 - 2,245 5,009 9,458 7,860 493 5,597 30,662 27 27 99

Populations 50,000 to 100,000, Other commercial
skönsmon 2:29 etc. sundsvall - - -

Populations 25,000 to 50,000, Retail
Flickskolan 7 Hudiksvall Hudiksvall storgatan 24 1970/2001 5,614 192 140 42 5,988 11 11 97
generatorn 2 Motala Motala turbinvägen 5 1989 2,000 2,000 1 1 100
gumsbacken 12 Nyköping Nyköping gumsbackevägen 5-9 1994 13,202 13,202 14 13 94
Högaffeln 6 Västervik Västervik timmergatan 4 1972 2,300 2,300 1 1 100
Korvetten 1 Härnösand Härnösand Varvsgatan 16 1958 1,390 1,390 1 0 46
Lagmannen 6 Mjölby skänninge Borgmästaregatan 13 1950 16,816 16,816 5 5 100
Lövkojan 10 Katrineholm Katrineholm Köpmangatan 17, 19 1961 5,965 179 1,271 1,109 8,524 15 14 90
Målaren 5 Mjölby skänninge Borgmästaregatan 23 1981 52,198 52,198 19 20 100
Plommonet 12 Alingsås Alingsås Noltorps Centrum 2, Noltorps 

Centrum 4
1978 2,102 2,102 2 2 100

storängen 11 skövde skövde Norregårdsvägen 25 2006 2,285 2,285 1 1 100

Populations 25,000 to 50,000, Industrial/warehouse
Asken 17 Nyköping Nyköping Hantverksvägen 7A 1940/1972

/1992/1997 
/1998

1,870 1,870 1 1 100

Borret 15 eslöv eslöv trehäradsvägen 46 1957
Bulten 1 Alingsås Alingsås sävelundsgatan 2 1977/1993 

/1996
18,381 18,381 19 19 100

Bäckaskog 3 skövde skövde Bäckaskogsvägen 17 1971/1988 467 467 0 0 100
Forsheda 5:119 Värnamo Forsheda galvanovägen 2, 4 1988 8,485 8,485 2 2 100
Hugin 8 gislaved gislaved Marielundsgatan 52 1975/1988

/1989/1999
434 434 0 0 100

Hyveln 2 Mjölby Mjölby Hallevadsgatan 8 1960 9,409 9,409 5 4 83
Häradsvallen 1:133 Mjölby Mantorp Fallvägen 2 1965 1,425 1,425 0
Kilsta 3:137 Karlskoga Karlskoga Kilsta Norra industriväg 19 1965 5,862 518 6,380 2 2 97
Klockaren 8 Ljungby Ljungby Bolmstadsvägen 2 1976 985 985 1 1 100
Magneten 4 Motala Motala Dynamovägen 11 1990/1995 396 396 0 0 100
Motala Björkelund 1 Motala Motala Linjegatan 14 - 29,659 29,659 6 6 100
Murängen 2 sandviken storvik Hammarbyvägen 4 1976 9,605 9,605 4 4 100
Målaren 7 Mjölby skänninge Borgmästaregatan 2009 15,000 15,000 8 8 100
ratten 18 oskarshamn oskarshamn Väderumsvägen 12 1988/1990

/2003
1,615 1,615 1 1 100

slätvaren 1 Värnamo Värnamo Margaretelundsvägen 8 1990 10,348 10,348 3 3 100
snickeriet 14 oskarshamn oskarshamn Förrådsgatan 8 1982/1986

/2002/2006
2,198 2,198 2 2 100

snickeriet 4 oskarshamn oskarshamn Förrådsgatan 6 1977/1982
/1998

5,439 5,439 2 2 100

stenfalken 1 Värnamo Värnamo stenfalksvägen 1, 3 2002 12,889 12,889 8 8 100
stenvreten 4:1 enköping enköping garagevägen 1-13 1962/1970 445 45,551 703 302 47,001 32 32 100
säversta 8:28 Bollnäs Bollnäs Anneforsvägen 11 1979 5,875 5,875 3 3 100
tröskverket 12 Västervik Västervik Allén 80 1977 1,493 1,493 1 1 100
tången 1 Nässjö Anneberg solbergavägen 20 -
Åttersta 6:28 sandviken Åshammar Bultvägen 20 1941 11,695 11,695 3 2 74
Älvdalen 1 Ängelholm Ängelholm Brandsvigsgatan 6 2000 9,268 2,333 11,601 8 8 99
Öjebyn 119:1 Piteå Öjebyn skylvägen 1 1968 19,357 420 19,777 5 4 94

Populations 25,000 to 50,000, Office
Domherren 15 Motala Motala industrigatan 9 1937/1987 1,365 965 2,330 1 1 50
Lärkan 21 Härnösand Härnösand tullportsgatan 2 1970 747 151 6,809 2,789 10,496 8 6 69
Mården 7 Hässleholm Hässleholm Första Avenyn 14 A-D 1972/2001 1,356 131 4,212 441 6,140 9 7 80
ribban 5 Nyköping Nyköping Brukslagarvägen 5, 7, 9 1965 3,993 31,878 2,414 1,659 39,944 23 19 83
rådmannen 6 Härnösand Härnösand Backgränd 9 1981 356 4,190 4,546 6 6 94
telegrafen 2 Härnösand Härnösand Nybrogatan 6 1900 2,060 79 2,139 2 2 100
yrkesskolan 4 Härnösand Härnösand gånsviksvägen 4 1982 2,940 160 3,100 2 1 60

property portfolio
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Populations 25,000 to 50,000, Other commercial
gumsbacken 15 Nyköping Nyköping gumsbackevägen 5 A-B, 7,  

9, 11, 13, 15
1994

Malmbäck 2:118,115 Nässjö Malmbäck Ågatan 7 -
Närby 1:72 etc. söderhamn söderhamn - -

Populations less than 25,000, Retail
eldsboda 1:121 Hallstahammar Hallstahammar Hammartorget 3 1986 2,061 2,061 2 2 100
gripen 1 Arboga Arboga Flygvägen 2 1986 4,172 4,172 3 3 100
Henån 1:303 orust Henån Hamntorget 1-5 1986 2,316 2,316 3 3 100
Marketentaren 1 Fagersta Fagersta Köpmangatan 2 1988 1,303 1,303 1 1 100
Midgård 12 Köping Köping glasgatan 1 1965 2,714 807 3,521 5 5 96
torsås 1:25 torsås torsås Allfargatan 9 1983 1,498 1,498 2 2 100

Populations less than 25,000, Industrial/warehouse
Alvesta 13:28 Alvesta Alvesta Ågårdsvägen 16 1973 9,745 9,745 4 4 100
Armaturen 10 Kungsör Kungsör granlidsvägen 3 1967 11,288 11,288 4 4 100
Backa 2:26 Hallsberg Pålsboda Kvarngatan 2 1968/1969

/1972/1973
7,565 7,565 2 3 100

Baggen 2 skara skara Ängatorpsgatan 3 1971/ 1991/ 1,219 1,219 1 1 100
Bjuv 23:3 Bjuv Bjuv Billesholmsvägen 4 1961/1967-69 20,377 20,377 2 3 100
Bulten 1 Åstorp Åstorp Jitegatan 2 1988 4,650 4,650 3 0 8
Bälgen 9 Arboga Arboga skandiagatan 3, 5, 7, 9, 

11, 13
1992 18,983 18,983 14 14 100

Hallsta 3:7 Hallstahammar Hallstahammar industrigatan 1, 6, 8 1955 48,439 48,439 13 13 100
Hanåsa 15:62 Högsby Högsby Bruksvägen 48 B 1983 200 200 0 0 100
Hillerstorp 3:51 gnosjö Hillerstorp Brogatan 24 1989/1998

/2000
765 765 1 1 100

Holje 116:116 olofström olofström Västra storgatan 2 B 1970 51,631 51,631 11 11 100
Hyveln 4 sölvesborg sölvesborg sliparevägen 3 1983 762 762 0 0 100
Kopparslagaren 1 Härjedalen sveg torvgatan 1 1976 3,328 135 3,463 1 1 100
Limmared 26:2 tranemo Limmared Vallgatan 4 1970/1988 1,149 1,149 0 0 100
oxen 11 Kumla Kumla Västra Drottninggatan 40 1968/1978

/1995
2,451 2,451 1 1 100

Plankan 1 eksjö eksjö Kapellvägen 4 A 1982/1986
/2002/2004

560 560 0 0 100

regnbågen 4 osby osby regnbågsvägen 12 1973/1976 21,970 21,970 8 8 100
sandåker 1 Ulricehamn Ulricehamn Vistavägen 4 1971/2000/ 727 727 1 1 100
slakthuset 7 tranås tranås Verkstadsgatan 2 1953/1990 1,270 1,270 0 0 100
snöflingan 3 osby osby Molnvägen 2 1976 14,277 14,277 5 5 100
svartå 1:157 Degerfors svartå industrivägen 11 1944 10,094 10,094 2 2 74
torslunda 4:27 Mörbylånga Färjestaden Järnvägsgränd 3 2004 2,198 2,198 2 2 100

Populations less than 25,000, Office
Lekatten 8 Nordmaling Nordmaling Affärsvägen 3 A-e 1991 307 120 350 362 1,139 1 0 29
Norrberge 1:74 timrå sörberge sundsvalls-Härnösand 

flygplats sörberge
1992 1,237 2,023 3,260 3 2 76

Norrberge 1:74, timrå sörberge sundsvall-Härnösands 
flygplats

1992 725 725 1 0 52

orren 6 sollefteå sollefteå Kungsgatan 10 1967 348 81 2,697 1,277 4,403 4 3 80
sköllersta-Kärr 1:34 Hallsberg Pålsboda Köpmangatan 3 1978 230 635 865 0 0 62

Populations less than 25,000, Other commercial
Färgaren 8 sollefteå sollefteå strömgatan 3 1900
Mejeriet 17 Filipstad Filipstad tingshusgatan 10 B -
Mejeriet 18 Filipstad Filipstad tingshusgatan 10 A -
tranemo 1:29 tranemo tranemo Kvarngatan -

hemsö’s property holdings
Stockholm region
School
Beckomberga 1:11 stockholm Bromma Beckombergavägen 299 1930 742 742 1 2 100
Beckomberga 1:12 stockholm Bromma Beckombergavägen, 

Byggnad 11
1950 1,205 1,205 2 2 100

Beckomberga 1:13 stockholm Bromma Beckombergavägen, Hus 12 1930 1,150 1,150 2 2 100
Beckomberga 1:14 stockholm Bromma Beckombergavägen 314  - 735 735 1 1 100
Befästningskullen 8 solna solna Anders Lundströms gata 3-5 2004 1,694 1,694 3 3 100
Bällsta 2:1087 Vallentuna Vallentuna Zetterlundsväg 140 - 1,500 1,500 3 3 100
Fräsen 2 täby täby Maskinvägen 4 1999/2005 1,009 1,009 2 2 92
Förgasaren 4 täby täby enhagsvägen 12 1979/2005 440 440 0 0 100
gunnebo 15 stockholm spånga salagatan 42 1992 464 1,639 2,103 4 4 86
Karleby 2:2 södertälje södertälje gärtunavägen 4 2004 29 1,475 1,504 3 3 100
Markan 1 Botkyrka tullinge Kanslivägen 22-24 1947 828 828 2 2 100
Märsta 1:242 sigtuna Märsta idrottsvägen 19B 2009 441 441 1 1 100
Ponnyn 1 sundbyberg sundbyberg - 2011
sandbacken Mindre 42 stockholm stockholm sandbacksgatan 10 1900/1999 4,000 8 4,008 9 9 100
sicklaön 39:4 Nacka Nacka Helgesons väg 10 1970 1,200 1,200 3 3 100
sigtuna 2:227 sigtuna sigtuna skolbacken 61 2001 815 815 2 2 100
Vilunda 19:2 Upplands-

Väsby
Upplands 
väsby

Love Almqvists torg 1 2011 7,452 7,452 15 15 100

Vilunda 6:55 Upplands-
Väsby

Upplands 
väsby

Drabantvägen 3-5 2006 1,500 1,500 3 3 100

Ölsta 1:1 sigtuna sigtuna steningehöjden 2012 330 330 1 1 100

Care
Akka 8 stockholm Bromma tranebergsplan 1-3 1986 116 170 1,702 1,987 3 3 98
Banslätt 1 Botkyrka tullinge römossevägen 25 1983 272 2,057 254 1,715 4,297 5 5 93
Bylegård 37 täby täby Jarlabankes väg 48 1903/1993 979 979 2 2 99
Forellen 2 tyresö tyresö Bollmoravägen 14-20 1981 279 65 673 2,319 3,335 4 4 99
Fuxen 6 täby täby Kemistvägen 11-13 1976 551 551 1 1 100
illern 9 Huddinge Huddinge stuvsta torg 4-6, stuvsta 

torg 10-14
1988 205 70 1,358 1,633 3 3 100

Jullovet 1 stockholm Älvsjö Annebodavägen 4-6 1982 12 655 667 1 1 100
Kallhäll 1:32 Järfälla Järfälla Kopparvägen 2B 1981 11 475 586 1,071 2 2 90
Medicinaren 14 Huddinge Huddinge Diagnosvägen 8 1970 587 502 1,089 1 1 62
ribby 1:451 Haninge Västerhaninge Klockargatan 13-27 1981 270 250 1,043 767 1,204 3,533 4 3 86
stilgjutaren 1 täby täby Larmvägen 12-16 2004 279 279 1 1 85
tappström 1:50 ekerö ekerö Bryggavägen 8 1992 155 1,202 1,357 2 2 100
Vendelsö 3:1716 Haninge Haninge skomakarvägen 20 1991 763 763 1 1 100
Ösby 1:76 Värmdö gustavsberg skärgårdsvägen 7 1988 307 59 972 1,093 2,430 4 4 100

Retirement home
Blåvalen 1 södertälje södertälje tallhöjdsvägen 1-3 1927/1986 102 921 2,566 3,589 5 5 100
ekeby 2:275 Vallentuna Vallentuna ekebyvägen 40 1992 1,468 1,468 2 2 100
Flyghöjden 2 stockholm skarpnäck skarpnäcks torg 1 2003 1,440 1,440 2 2 100
glaven 10 stockholm stockholm stadshagsvägen 5 1996 71 1,721 1,792 3 3 100
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Hallen 4 solna solna Lövgatan 39-43 1990 160 456 2,300 2,916 4 4 100
Jakobsberg 2:2719 Järfälla Järfälla Vibblabyvägen 97-99 2000 2,171 2,171 3 3 100
Jakobsberg 34:6 Järfälla Järfälla snapphanevägen 22 1973/2002 3,528 3,528 7 7 100
Krusmyntan 2 tyresö tyresö Basilikagränd 1 2007 1,450 1,450 3 3 100
Kulltorp 3 stockholm stockholm tantogatan 19-21 1966/1997 2,549 2,549 4 4 100
Logfyrkanten 3 solna solna signalistgatan 3 2000 1,518 1,518 3 3 100
Marknaden 1 täby täby Attundafältet 16 1971 395 295 3,126 5,982 1,153 10,950 20 20 99
Marschen 1 sollentuna sollentuna rådanvägen 27 2006 2,172 2,172 5 5 100
Mensättra 26:1 Nacka saltsjö-boo ornövägen 5 1995 1,024 1,024 2 2 100
Plommonträdet 5 stockholm Hägersten Valborgsmässovägen 20 1964 10 39 3,338 362 3,749 5 5 100
rösunda 36:41 Nacka saltsjöbaden rösundavägen 2 1900/2002 5,573 5,573 5 7 98
sigtuna 2:164 sigtuna sigtuna rektor Cullbergs väg 9 1943/1992 487 487 1 1 100
sjöstöveln  3 stockholm Hägersten Folkparksvägen 156 1977/1997 163 3,723 3,885 5 6 100
tempelriddarorden 5 stockholm skärholmen Vita Liljans väg 53 1999 2,500 2,500 3 3 100
träbron 1 stockholm Älvsjö Bergtallsvägen 10 1967/2000 4,656 1,069 1,183 1,547 3 8,457 11 11 99
Vallentuna-rickeby 1:97 Vallentuna Vallentuna stendösvägen 5 2003 1,475 1,475 2 2 100
Åkerby 13 täby täby Kemistvägen 8 1985 42 630 282 954 1 1 86

Gothenburg region
School
Backa 245:1 gothenburg Hisings backa sankt Jörgens Väg 14-20 1961/1976 169 758 2,629 3,555 4 3 90
Bångsbo 1:29 Kungsbacka Kullavik Bångsbovägen 9 1972/1995 1,630 1,630 2 2 101
rud 52:6 gothenburg Västra frölunda Klangfärgsgatan 3 - 930 930 1 0 50
Krokslätt 35:14 gothenburg gothenburg ebbe Lieberathssgatan 19 1948 679 640 1,916 180 3,414 4 4 100

Care
Hjällsnäs 3:63 Lerum gråbo Lundbyvägen 35 1977 47 78 896 1,021 1 1 100
Högebro 5 Kungälv Kungälv Färjevägen 1 1948 436 436 0 0 100
Kindbogården 1:55 Härryda Mölnlycke ekdalavägen 2 1975/2004 352 2,668 3,020 4 4 97
Murmeldjuret 4 Mölndal Mölndal Fredåsgatan 13 1980/1990 148 3,410 3,557 5 5 100
Nödinge 38:25 Ale Nödinge Klockarevägen 16 1985 324 206 530 1 1 100
skepplanda 2:118 Ale skepplanda Albotorget 5 1985 642 642 1 1 100
skintebo 1:96 gothenburg Billdal skintebovägen 2B 1990 120 120 0 0 100
skår 1:69 tjörn Kållekärr syster ebbas väg 1 1980/1993 162 799 961 1 1 100
stenung 2:238 stenungsund stenungsund södra vägen 18 1987 88 88 0
tollered 4:2 Ale Älvängen gothenburgsvägen 26 1964/1977/ 

1988
779 779 1 1 100

torp 2:19 Lerum Lerum gothenburgsvägen 9 1983 1,964 20 1,984 2 2 100

Retirement home
Backa 243:52 gothenburg Hisings backa s:t Jörgens väg 22 1956-

62/1992-93
2,221 303 2,523 3 3 100

Fallström 14 Mölndal Mölndal Fallströmsgatan 1-5, 1997 45 650 695 1 1 100
Fiskebäck 8:7 gothenburg Västra frölunda Hälleflundregatan 20 1999 3,222 671 3,893 4 4 99
Krokslätt 147:2 gothenburg gothenburg Fridkullagatan 18 g 1996 75 1,544 1,619 2 2 100
Näset 130:1 gothenburg Västra frölunda BJÖLAVÄgeN 1 2000 1,851 1,851 2 2 100
rud 5:2 gothenburg Västra frölunda Positivgatan 15 1999 3,014 3,014 3 3 93

Öresund region
School
gullriset 4 Malmö Malmö Monicavägen 18-22 1945 324 324 0 0 100
Klostergården 2:6 etc. Lund Lund s:t Lars väg 1-38, s:t Lars 

väg 70-90
1929 446 1,254 7,665 14,635 2,942 26,941 28 28 92

Landsdomaren 7 Lund Lund Margaretavägen 1-5  - 189 9,739 9,928 14 14 100
rödjan 7 Kävlinge Kävlinge Karl Johans väg 25 1988 5,839 5,839 4 3 82
silverängen 4 Landskrona Landskrona silvergården 1 1960 5,161 2,095 121 7,377 6 6 100
spillepengsmarken 7 Malmö Malmö strömgatan 13 1966/1990 2,335 2,335 2 2 101
Predikanten 2 Lund Lund Landgillevägen 55  - 375 375 0 0 100

Care
grönsakshandlaren 5 Malmö Malmö Jägersrovägen 80 1989-1991 1,502 1,502 2 2 93

Retirement home
Anten 3 Malmö Malmö eddagatan 1 1989 1,520 1,520 3 3 100
Arlöv 11:294 Burlöv Arlöv Arwidius väg 50-66 1900/2000 5,132 163 5,295 7 7 95
Byrådirektören 4 Malmö Malmö von troils väg 2-8 1972 680 4,386 167 2,500 7,732 8 6 64
Cykeln 12 Malmö Malmö Palmgatan 17 2000 1,490 1,490 2 2 100
idrotten 12 Malmö Malmö Hasselgatan 24 1993 270 270 0 0 100
Koljan 10 Malmö Limhamn tegnérgatan 68 1995 178 178 0 0 100
Nattskärran 7 Malmö Limhamn Järnvägsgatan 29 1993 959 959 1 1 100
Nicktisteln 2 Malmö Malmö ernst Jakobssons gata 7 1993 1,125 1,125 1 1 100
Norra sjukhuset 1 Lund Lund skansvägen 5 1975/1991 1,041 716 3,886 84 5,726 9 9 100
rosenbuketten 8 Malmö Malmö Höjagatan 21 1989/1997 460 274 733 1 1 100
slätvaren 40 och 51 Malmö Limhamn sarvgränd 2C 1910/1998 225 225 0 0 100
solskiftet 1 Malmö oxie oshögavägen 2 1976 3,143 3,143 4 4 100
stengodset 1 Malmö oxie stengodsvägen 4 1999 925 925 1 0 100
storskarven 12 Malmö Bunkeflostrand Norra vägen 7 1998 950 950 1 1 100
storskarven 13 Malmö Bunkeflostrand Norra vägen 1 1996 1,157 1,157 1 1 100
storskarven 9 Malmö Bunkeflostrand Brunandsvägen 32 1993 221 221 0 0 100
styckmästaren 8 Malmö Malmö Jöns risbergsgatan 4 1995 694 694 1 1 100
styrkan 23 Malmö Malmö spånehusvägen 91 1998 489 489 1 1 100
sädesärlan 6 Malmö Limhamn Linnégatan 18 1929/60 

/2000
153 236 389 0 0 100

torsten 12 Malmö Malmö Major Nilssonsgatan 13 1942 1,200 1,200 1 1 100
tväråkern 16 Malmö Malmö Marieholmsvägen 3 1996 336 336 0 0 100
Virket 8 Malmö Malmö sigtunagatan 13 1936/1994/ 160 1,228 890 2,277 3 3 100

Other public
Hjorten 15 trelleborg trelleborg Henry Dunkers gata 6 1950 1,686 1,686 2 2 100
idrotten 7 Malmö Malmö Palmgatan 28 - 0 0 100
Limhamn 152:371 Malmö - - -

Other cities
Populations over 100,000, School
Askeby 4:54 Linköping Linghem Andreas Linbloms väg 7 2008 213 213 0 0 100
Askeby 4:55 Linköping Linghem Andreas Linbloms väg 5 2008
Barkaröby 15:308 Västerås Västerås Lövängsgatan 2 2005 785 785 1 1 100
Drag 4 Norrköping Norrköping Dragsgatan 7 1850/1920 4,939 4,939 6 6 99
Drag 5 Norrköping Norrköping Dragsgatan 7 1850/1920 109 109
gustavsborg 2 Västerås Västerås Vasagatan 44 - 8,964 8,964 14 14 100
gällstad 1:291 Linköping Linghem sävsångarevägen 61 2008 331 331 1 1 100
isskåpet 1 Linköping Linköping tröskaregatan 73 - 75 2003 1,368 1,368 3 3 100
Järven 5 Norrköping Norrköping Bergslagsgatan 11 /2003 750 1,506 2,256 3 3 99
Laddstaken 2 Linköping Linköping Knektgatan 1A-B 1965 / 2007 375 375 1 1 100
Nyponkärnan 1 Linköping Linköping Kvinnebyvägen 91 1972 485 485 1 1 100
ordensringen 2 Linköping Linköping ellen Keys gata 4 1972 459 459 0 0 100
ostduken 2 Linköping Linköping Björnkärrsgatan 14-16 1973 483 243 726 1 1 100
rosenhill 1 Västerås Västerås gurksaltargatan 9 2002 11,181 11,181 16 16 100
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rosenhill 12 Västerås Västerås eriksborgsgatan 11 1960/2004 3,198 3,198 4 4 94
rystads-gärstad 8:41 Linköping Linköping gurkvägen 2-4 2008 331 331 1 1 100
Västerås 1:250 Västerås Västerås Björnövägen 12 1940 399 1,307 1,706 3 3 94

Populations over 100,000, Care
gränby 12:6 Uppsala Uppsala gränby Bilgata 2 2006 133 1,240 8 1,380 3 3 100
Norrahammar 28:108 Jönköping Norrahammar Postgatan 1-9 1971/2003 89 1,220 1,309 2 2 100
sävja 56:1 Uppsala Uppsala Västgötaresan 60 1990 94 724 551 220 1,588 3 3 100
Vårdträdet 7 Jönköping gränna Hävdevägen 31 1999 65 759 823 1 1 100

Populations over 100,000, Retirement home
Birka 1 Västerås Västerås Forntidsgatan 4 1993 1,508 1,508 1 2 100
Brottberga 6:30 Västerås Västerås Lillhäradsvägen 20 A-F 2002 709 709 1 2 100
Diademet 3 Norrköping Norrköping gamla Övägen 27 1993 1,813 1,813 2 2 100
Dragarbrunn 9:4 Uppsala Uppsala s:t olofsgatan 44 B 2000 2,010 2,010 3 3 100
gångjärnet 1 Norrköping Norrköping Plåtslagaregatan 8 2009 2,693 2,693 6 6 100
Hanen 4 Västerås Västerås Hagalidsvägen 2 1964/1996 1,370 1,370 2 2 100
Järven 6 Norrköping Norrköping Bergslagsgatan /2004 600 2,027 3 2,630 4 4 98
Klockarkärleken 3 Västerås Västerås rönnbergastigen 7 1999 1,969 1,969 1 1 100
Kolaren 5 Västerås Västerås tråddragargatan 31 1950/2004 526 526 1 1 100
Konstantinopel 6 Norrköping Norrköping sKoMAKAregAtAN 11 2000 1,592 1,592 3 3 100
Kvarngärdet 14:5 Uppsala Uppsala torkelsgatan 42 2000 1,793 1,793 3 3 100
Landeryd 6:5 Linköping Linköping slatteforsvägen 2A-H 1994 111 2,060 304 2,475 2 2 97
Landeryd 6:61 Linköping Linköping slatteforsvägen 10 1974 633 633 1 1 100
Lillgårdsskolan 11 Linköping Linköping ridhusgatan 2A 1996 731 103 833 1 1 99
Luthagen 81:1 Uppsala Uppsala Norrlandsgatan 2 2001 1,370 1,370 2 2 100
Löten 6:6 Uppsala Uppsala Ferlinsgatan 31B 2011 808 808 2 2 100
Lövhagen 29 Västerås Västerås råby Centrum 2001 633 2,295 1,804 4,731 6 6 100
Martinprocessen 9 Västerås Västerås Välljärnsgatan 494 2002 255 255 0 1 100
Norrberga 4:82 Linköping sturefors Blåbärsvägen 82 1988 173 173 0 0 100
ostbiten 1 Linköping Linköping rydsvägen 9C 1994 627 627 1 1 100
rickomberga 9:14 Uppsala Uppsala geijersgatan 61 2001 1,600 1,600 3 3 100
riket 22 Linköping Linköping Järdalavägen 52C 1994 803 803 1 1 99
sandbyhov 30 Norrköping Norrköping sandbyhovsgatan 21 1920-70/2000 1,368 15 2,553 1,206 8,709 12 13,862 17 17 100
skjutfältet 9 Västerås Västerås Hästhovsgatan 27 2004 2,957 2,957 3 3 100
skogsduvan 1 Västerås Västerås skogsduvevägen 11 1993/1999 554 554 1 1 100
skyttegillet 7 Västerås Västerås rekylgatan 12 1961/2000 334 334 0 0 100
trähästen 2 Linköping Linköping skogslyckegatan 11F 1994 523 523 1 1 100
Valbyrån 5 Linköping Linköping Kärnavägen 3-11 1996 1,328 47 1,375 1 2 99
Valsätra 3:10 Uppsala Uppsala Bernadottevägen 1 2009 3,033 3,033 6 6 100
Vedbo 61 Västerås Västerås Hörntorpsvägen 20 1977/1999 2,000 3,740 5,740 9 9 100
Vetebullen 2 Linköping Linköping Kärna Centrum 1 1985 1,073 1,073 1 1 100
Ängsklockan 1 Västerås Västerås Vårlöksgatan 6 1993 1,599 1,599 1 1 100
Östra Daggrosen 1 Västerås Västerås Daggrosgatan 1 1993 1,754 1,754 1 1 100
Dinslaken Hiesfeld Hiesfeld Kurt-schumacher-str. 154 2006 4,059 4,059 6 6 100
Duisburg Karl-Lehr 
strasse

Duisburg Duisburg Karl-Lehr-str. 159 2003 4,331 4331 6 6 100

Duisburg Brauerstrasse Duisburg Duisburg Brauerstr. 43 2002 4,148 4,148 6 6 100
Duisburg Fuchsstrasse Duisburg Duisburg Fuchsstrasse 31 2004 4,825 4,825 6 6 100
emden emden emden rotdornring 1 2002 3,351 3,351 6 6 100
Lichtenstein Callnberg Callnberg M. götze-str. 14 2000 5,993 5,993 6 6 100
Langenfeld immigrath immigrath Langforter str. 1-3 2006 4,073 4,073 8 8 100
Duisburg Hufstrasse Hamborn Hamborn Hufstrasse 2 2006 4,099 4,099 8 8 100
Hünxe Hüxne Hüxne Bensumskamp 27 2000 3,800 3,800 6 6 100
Wetter Wetter Wetter steinstr. 3 2008 4,004 4,004 6 6 100
Barßel Barssel Barssel Muhlenweg 2007 4,550 4,550 5 5 100
Bocholt 1 Bocholt Bocholt Böwings stegge 8 2003 4,965 4,965 7 7 100
Bocholt 2 Bocholt Bocholt Böwings stegge 6 2005 3,859 3,859 6 6 100
Liederbach oberliederbach oberliederbach im grossen garten 2008 4,424 4,424 9 9 100
Butzbach Butzbach Butzbach Johann-seb.-Back-str. 26 2008 6,859 6,859 6 6 100
Lauterbach Lauterbach Lauterbach Bilsteinweg 1 2008 5,998 5,998 8 8 100
Bensheim Bensheim Bensheim eifelstrasse 21 bis 25 2009 6,470 6,470 10 10 100
gamla Uppsala 94:6 Uppsala Uppsala topeliusgatan 18 2011 2,748 2,748 6 6 100

Populations over 100,000, Other public
Blomman 12 Norrköping Norrköping Nygatan 110 1903/1956

/1975
21 2,016 2,037 2 2 97

oxelbergen 1:2 Norrköping Norrköping odalgatan 19 1976/1999
/2000

23 964 10,996 513 583 13,078 10 9 89

stigbygeln 5 Umeå Umeå ridvägen 10 1974 7,827 7,827 12 12 100
stinsen 1 Norrköping Norrköping stockholmsvägen 6 1960 7,626 1,522 9,148 13 13 100
taktpinnen 1 Norrköping Norrköping Folkborgsvägen 1 1975 23 8,990 336 9,349 8 8 100

Populations 50,000 to 100,000, School
Alstrum 6:3 Karlstad Karlstad Ulvsby-Åstorp 603 1954 62 1,612 1,674 1 1 100
Hagtornen 10 Borås Borås Varbergsvägen 38 1967 175 856 2,179 2,461 5,671 4 4 97
Halla-stenbacken 1:88 Uddevalla Uddevalla Västgötavägen 30 1913/1930/ 

1945/1971/ 
2000-1/2002-
05

2,141 4,058 7,910 4,674 18,782 16 14 91

Jägaren 11 Växjö Växjö Vallgatan 12e 1956/1969
/1982

1,751 3,408 1,538 6,697 6 6 99

Karlskrona 3:3 Karlskrona Karlskrona Arenavägen 1-11  - 1,558 4,007 7,834 2,017 15,416 11 11 97
Källtorpsbacken 1 trollhättan trollhättan strömsviksvägen 50-54 - 223 223 0 0 100
Nyfors 1:24 eskilstuna eskilstuna tunavallsgränden 5 2007 714 714 1 1 100
roten 6 sundsvall sundsvall tallrotsgatan 2 1900/2004 1,500 1,500 2 2 100
samariten 11 Borås Borås Klinikvägen 48 1980 6,005 6,005 6 6 100
sinclair 12 Uddevalla Uddevalla Klintvägen 3 1949 913 746 6,768 110 8,537 8 7 88

Populations 50,000 to 100,000, Care
Antilopen 1 trollhättan trollhättan Hjortmossegatan 3-7 1920/2003 566 40 606 0 0 100
Flatö 3 Uddevalla Uddevalla Bidevindsvägen 9 1950/1990 315 315 0 0 100
Fonden 49 Borås Borås sörmarksgatan 199-205 1978/1998 68 1,639 588 2,294 2 2 100
gladan 1 trollhättan trollhättan slättbergsvägen 56 1980/2004 701 701 1 1 100
iduna 2 Uddevalla Uddevalla spelmansgatan 5 1950/1990 273 273 0 0 100
Kråkhult 1:61 Borås Dalsjöfors Uppegårdsgatan 2 1977/1978 45 615 1,251 1,078 133 3,121 2 2 96
Kuratorn 3 trollhättan trollhättan Lasarettsvägen 2 1990 404 404 1 1 100
Källstorpslyckan 1 trollhättan tröllhättan strömsviksvägen 16 1989/2005 648 648 1 1 100
Linkärven 5 Uddevalla Uddevalla Lingatan 12 1985 484 484 1 1 100
Milstolpen 8 Borås Borås smörhulegatan 2 1981/1995 52 125 1,085 1,262 1 1 100
rydboholm 1:477 Borås Viskafors Hagkällevägen 2 1981/2000 48 1,033 1,081 1 1 90
sandhults-rydet 1:256 Borås sandared strandvägen 11 1989 30 782 812 1 1 100
sik 1:183 Borås Fristad tärnavägen 6 1977 68 160 1,090 1,317 1 1 100
stenhuggaren 1 Borås Borås Kindsgatan 1 1995 27 697 723 1 1 100

Populations 50,000 to 100,000, Retirement home
Bakareboda 1:162 Karlskrona Holmsjö servicevägen 1 1992 298 765 1,063 2 2 100
Brandvakten 3 Halmstad Halmstad södra Vägen 4 1988 1,908 1,908 2 2 100
Brynäs 55:4 gävle gävle tredje tvärgatan 31 1970 3,245 3,245 2 2 100
Fjällräven 15 Uddevalla Uddevalla Myråsvägen 6A-F 1972 184 75 1,816 2,074 2 2 100
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Halmstad 10:35 Halmstad Halmstad Frennarpsvägen 131 2004 1,656 1,656 2 2 100
Kristinelund 49:2 gävle gävle Norra Järvstavägen 20a-b 1980 102 341 1,456 6,090 7,988 8 7 95
Linet 1 Norrtälje Norrtälje torpvägen 5A-C 1992 2,157 2,157 2 2 100
Pjäsen 12 gotland Visby Pjäsgatan 12 2004 3,300 3 3,303 5 5 100
rosenhäll 1 Uddevalla Uddevalla Österled 2 1972 26 107 90 3,774 3,789 324 8,108 7 7 97
roten 9 sundsvall sundsvall tomtegränd 5 A-C 1993 2,185 2,185 2 2 100
sköle 1:17 sundsvall Matfors skölevägen 15 1983 3,003 3,003 3 3 100
skörden 3 sundsvall sundsvall Axvägen 7-9 1975 4,013 4,013 3 3 100
strömsbro 4:2 gävle gävle sanatorievägen 17 1910/2002 2,921 2,921 2 2 100
södertull 13:14 gävle gävle Flemminggatan 11-17 1970/1996 5,009 5,009 4 4 100
Vallbacken 24:3 gävle gävle Vallbacksgatan 8 1970/1995 2,469 2,469 2 2 100
Varva 2:20 gävle gävle Norra Prästvägen 12a-b 1970/1992 2,782 2,782 2 2 100

Populations 50,000 to 100,000, Other public
Karlslund 5:2 Östersund Östersund Fyrvallavägen 1-4  - 2,333 16,435 5,169 4,201 28,139 28 27 96
osdal 3:2 Borås Borås Lagercrantz plats 9A  - 265 6,074 2,332 647 9,318 10 9 87
osdal 3:7 Borås Borås Pickesjövägen 1-5 2005-2006 925 925 2 2 100
Vaktmästaren 4 Norrtälje Norrtälje Hemvägen 8 1960/2000 600 600 0 0 116
Visborg 1:15 gotland Visby Visborgsallen 2-49  - 8,953 2 8,955 16 16 100

Populations 25,000 to 50,000, Office
torsvik 5 Härnösand Härnösand Järnvägsgatan 2 1992 227 8,229 147 8,603 8 7 86
Magasinet 2 Härnösand Härnösand Magasingatan 5 1910/2003 55 858 913 1 1 81

Populations 25,000 to 50,000, School
Akvilejan 4 Härnösand Härnösand Brännavägen 29 1972/1991

/2002
1,339 1,339 1 1 100

Bondsjö 2:312 Härnösand Härnösand slåttervägen 3 1954/1966
/1975

2,807 2,807 2 3 100

Bondsjö 2:338 Härnösand Härnösand Daghemsvägen 2 1976/1979
/1985

653 653 1 1 100

Borgaren 18 Nyköping Nyköping stora torget 3 1955/1977
/2000

348 541 5,110 150 6,149 8 8 99

Brunne 12:18, Härnösand Brunne Brunne 431, Brunne 135 1989 2,906 2,906 3 3 100
eleven 1 Härnösand Härnösand gymnastikgatan 4 1966/1971 3,671 3,671 4 4 100
Fastlandet 2:84 Härnösand Härnösand Hospitalsgatan 12 1953/1970

/1980/1988 
/2006

23 8,029 1,563 673 1,379 585 12,252 11 10 91

Fastlandet 2:90 Härnösand Härnösand Murbergsvägen 1947/1968 1,575 1,575 1 1 100
Folkskolan 3 Härnösand Härnösand Brunnshusgatan 4 1912/2001 5,971 5,971 7 7 100
geresta 1 Härnösand Härnösand rosenbäcksallen 39 1998/2007 10,392 10,392 10 10 100
Hopparen 1 Härnösand Härnösand Murbergsvägen 25 1950/1974

/1979
884 884 1 1 100

Hörnan 2 Härnösand Härnösand sehlstedtsvägen 1 1985/1991 753 753 1 1 100
idun 1 strängnäs strängnäs sundbyvägen 14 1922/2004 1,790 1,790 2 2 100
inspektorn 11 Härnösand Härnösand Brunnshusgatan 18 1882/1903 23,819 268 24,087 17 14 84
intendenten 1 Hässleholm Hässleholm Wendesvägen 5-7 1991 790 790 1 1 100
intendenten 2 Hässleholm Hässleholm Finjagatan 18 1960 1,145 1,145 1 1 100
Liv 1 ystad ystad Björnstjernegatan 1A-C 1900/2000 18 1,447 1,871 36 3,372 4 4 87
Läraren 1 Härnösand Härnösand Kastellgatan 35 1955/1979 3,953 3,953 3 3 100
orren 12 Härnösand Härnösand institutgatan 16 B 1980/1990

/1991
238 238 0 0 100

oxen 1 Härnösand Härnösand sköldgatan 1 1968/1988
/2005

805 805 0 0 100

Prylen 1 Härnösand Härnösand skolgränd 2 1968/1983
/2003

829 829 0 0 100

skolan 1 Härnösand Härnösand Norra ringvägen 23 1947/1966 
/1968

807 5,422 725 477 7,431 5 2 28

solen 15 Härnösand Härnösand södra vägen 22 1892/1979 10,869 10,869 8 8 100
stallet 10 Vänersborg Vänersborg Johannesbergsvägen 47A 1988
stallet 3 Vänersborg Vänersborg Johannesbergsvägen 15A-B 1988 1,680 216 1,896 2 2 94
stallet 4 Vänersborg Vänersborg Johannesbergsvägen 17A-B 1988
stallet 5 Vänersborg Vänersborg Johannesbergsvägen 21-33 1988
stallet 8 Vänersborg Vänersborg Johannesbergsvägen 21-33 1988
stallet 9 Vänersborg Vänersborg Johannesbergsvägen 45A-B 1988
stenhammar 1:223 Härnösand Härnösand tjädervägen 114 1994 1,139 1,139 1 1 100
stenhammar 1:224 Härnösand Härnösand Kontrastvägen 171 1981/1982 242 242 0 0 100
Vangsta 1:102 Härnösand Härnösand trumpetgatan 50 1976/1980 

/1993
830 830 1 1 100

Västansjö 1:41 Härnösand Hälledal Folketshusvägen 7 1963/1964 
/1990

327 327 0 0 100

Västansjö 1:86 Härnösand Hälledal Folketshusvägen 9 1971/1974 3,742 3,742 2 2 100
Äland 22:1 Härnösand Älandsbro Pi 652 1989/1991 4,093 4,093 3 3 100
Ön 2:63 Härnösand Härnösand rosenbäcksallen 15 1963 135 218 3,813 1,124 5,290 4 3 88

Populations 25,000 to 50,000, Care
Apelsinen 1 Alingsås Alingsås säterigatan 122 1977 48 1,481 1,529 1 1 78
Bofinken 8 Härnösand Härnösand gådeåvägen 11 1980 495 495 0 0 100
Dunshult 7:1 skövde skövde Hästskovägen 2 1983 19 113 272 15 418 0 0 88
erska 1:111 Alingsås sollebrunn Centrumgatan 6 1977 930 930 1 1 91
Flockliljan 1 Nyköping Nyköping Narcissvägen 2 1993 199 199 0 0 100
Fritsla 14:8 Mark Fritsla Förläggarevägen 29 1952/1978 404 404 0 0 86
grindäng 1:13 Nyköping stigtomta skolvägen 44 1993 182 182 0 0 100
grottan 2 Nyköping Nyköping svärtavägen 21 2001 215 215 0 0 100
grävlingen 28 Vänersborg Vänersborg Belfragegatan 2 1946/1976 198 899 373 1,470 1 1 85
Häcken 13 Härnösand Härnösand Källvägen 10 1996 787 787 1 1 100
iggesund 14:269 Hudiksvall iggesund skolgatan 1 1980 51 502 988 45 1,585 2 1 80
Kattastrand 3:2 Härnösand Härnösand solumsvägen 6 1960/1983 210 355 565 0 0 100
Klockstapeln 4 skövde skövde Knoppaliden 3 1986 344 344 0 0 100
Klövern 7 Vänersborg Vänersborg Östergatan 1 1910/1966/ 

1977
25 5,256 476 5,757 5 5 97

Lasarettet 8 Karlshamn Karlshamn erikDahlbergsvägen 30A-F 1880 2,693 2,187 933 5,812 5 4 89
Lejonet 21 Katrineholm Katrineholm skogsgatan 8B-8F 1991 268 268 0 0 100
Läkaren 5 Falköping Falköping sankt olofsgatan 8 1948/1995/ 

2003
65 1,595 1,660 1 1 80

Månen 110 Vänersborg Vänerborg restadvägen 24-28 1981 2,021 77 2,098 2 2 91
Njord 32 Falköping Falköping Parkgatan 49 1945 307 307 0 0 30
Nälberga 1:246 Nyköping tystberga Björkgårdsvägen 1-3 1993 199 199 0 0 100
rådhuset 6 Härnösand Härnösand Norra Kyrkogatan 3 1959/1970 2,821 2,821 2 2 100
sandstenen 4 Nyköping Nyköping ekebobacken 4 1992 219 219 0 0 100
sågen 10 Härnösand Härnösand Kiörningsgatan 20 1955/1998 755 755 1 1 100
torget 1 Härnösand Härnösand stora torget 2 1863/1984 798 798 1 1 100
tunnbindaren 4 Härnösand Härnösand storgatan 9 1971 4,075 4,075 3 3 100
tärnan 4 Vänersborg Vänersborg torpavägen 23 1974 65 734 799 1 1 68
Varpen 1 Mark Kinna Kristinebergsgatan 56 1993 247 247 0
Venus 7 Härnösand Härnösand Lönegrensgatan 2 & 8 1950/1989 

/1991
1,231 824 2,055 1 1 100

property portfolio
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Vinstocken 2 Härnösand Härnösand Norra Kyrkogatan 2 1955/1983 
/2000

2,904 2,904 2 2 100

Åklagaren 9 skövde skövde Advokatvägen 23 1989 173 173 0 0 93
Ängaboskolan 2 Alingsås Alingsås sundsbergsvägen 7 1989 744 744 1 1 100

Populations 25,000 to 50,000, Retirement home
Brunne 12:21 Härnösand Brunne Brunne 157 1993 2,923 2,923 3 3 100
Högsjö-Dal 2:90 Härnösand Hälledal Hälledalsvägen 53 1948 3,510 3,510 2 2 99
sländan 12 Härnösand Härnösand Brännavägen 67 1970/1981 

/1985
5,634 5,634 4 4 100

sörbyn 17:1 Vänersborg Brålanda törnrosgatan 8-22 1986 45 8 2,224 2,276 3 3 100
Äland 1:91 Härnösand Älandsbro Nämndemansvägen 4A 1969 2,219 546 2,765 4 3 91
Ön 2:58 Härnösand Härnösand Volontärvägen 39 1992 5,727 5,727 6 6 100

Populations 25,000 to 50,000, Other public
Brädgården 2 Nyköping Nyköping Folkungavägen 2 1984 5,282 993 6,275 10 10 98
Byggmästaren 4 Vänersborg Vänersborg regementsgatan 34 1984 787 787 1 1 100
granåsen 3 skövde skövde skåningstorpsvägen 12 1989/1995 510 510 0 0 100

Populations less than 25,000, School
Bjursnäs 2:35 Laxå Laxå ramundervägen 52 1951 81 229 941 1,250 1 1 93
Dona 1:38 Lysekil Lysekil rinkenäsgatan 2-4 2012 4,500 4,500 7 7 100
Häggen 2 skara skara gråbrödragatan 7 1998 248 68 316 0 0 95
Häggen 3 skara skara gråbrödragatan 15 1950 912 58 970 1 1 100
Medora 168:115 
(renting)

Älvkarleby skutskär Klamparvägen 1A - 1,250 1,250 1 1 100

stenbocken 1 skara skara Malmgatan 10 1949 25 178 1,423 229 1,854 3 3 100

Populations less than 25,000, Care
Balder 2 Kristinehamn Kristinehamn Kristinas väg 37 A-i 2007 377 377 1 1 100
Björken 10 Karlsborg Karlsborg Björkstigen 2 1972/2000 148 959 1,107 1 1 100
Dingle 1:103 Munkedal Dingle Östra vägen 3 1945 172 172 0 0 11
Dingle 1:87 Munkedal Dingle trädgårdsgatan 9 1984 21 33 261 314 0 0 72
Dyrtorp 1:129 Färgelanda Färgelanda Håvestensvägen 5 1977/1991/ 

2001
9 120 831 2,426 3,385 3 3 100

eken 6 Åmål Åmål skolgatan 4 1922/1937/ 
1966/2001

46 2,060 1,446 3,552 6 6 99

Flugsvampen 7 Herrljunga Herrljunga Horsbyvägen 16 1978/1999/ 
2001

107 177 1,149 1,433 1 1 97

Foss 12:24 Munkedal Munkedal Centrumvägen 34 2007 959 959 1 1 100
Heljeröd 1:15 sotenäs Hunnebostrand Heljerödshemmet Pl 1395 1931/1987/ 

1992
562 562 0

Kullen 18 Lilla edet Lilla edet Järnvägsgatan 8 1980/1985 122 2,850 1,555 80 4,606 5 5 98
Misteln 13 essunga Nossebro Ängsgatan 3 1985 67 50 99 667 10 892 1 1 96
Moga 1:116 svenljunga svenljunga Klockaregatan 3 1950/1990 190 3,244 3,434 2 2 92
Norr 5:10 Hjo Hjo Karlsborgsvägen 4 1965/1991 1,523 1,309 43 2,874 2 2 95
Passagården 1:32 Lilla edet Lödöse Långgatan 11-13 1985 218 218 0 0 58
Pilen 13 Mariestad Mariestad Drottninggatan 1 1946/1960/ 

1983
60 5,998 778 28 6,863 6 5 89

reparatören 5 Köping Köping ringvägen 88 2011 1,325 1,325 3 3 100
skytten 2 skara skara gråbrödragatan 4-6 1975 75 2,238 845 3,157 2 2 84
slätten 15:7 Lysekil Lysekil Lasarettsgatan 1 1932/ 1948/ 

2002
19 97 758 366 6,196 422 7,857 10 9 96

storfors 30:1 storfors storfors Hammargatan 3-4 1960 51 442 3,056 3,549 3 3 100
svalan 7 Ulricehamn Ulricehamn Nygatan 7 1915/1977/ 

1995/2003
110 870 2,664 20 3,663 3 3 89

sälgen 22 skara skara Malmgatan 36 1967/1971/ 
1980/1982

117 1,954 2,454 2,384 264 7,173 6 6 91

tanumshede 1:88 tanum tanumshede ringvägen 1 1969/1980 822 822 1 1 90
tordyveln 1 Mariestad Mariestad Bråtenvägen 4 1984 405 405 0 0 100
tuntorp 4:34 Lysekil Brastad Läkarvägen 4 1981 167 572 739 1 1 85
tändstickan 1 tidaholm tidaholm Västra Drottningvägen 11 1982 314 1,881 2,194 2 2 97
Vespern 8 Mellerud Mellerud rostocksgatan 31 1991 182 182 0 0 100

Populations less than 25,000, Retirement home
Betaren 4 Finspång Finspång Profilvägen 8 1964/1993 996 996 1 1 100
Björsäter 5:7 Mariestad Mariestad Kinnekullevägen 40 1950/1984 1,992 1,992 1 0 18
Blinkarp 1:9 svalöv röstånga Blinkarp 863 1944 50 1,185 115 1,350 1 1 95
Hårstorp 3:366 Finspång Finspång Hårstorpsvägen 13 1972/1990 1,440 1,440 2 2 100
Lyrestads Klockarbol 
5:39

Mariestad Lyrestad sjötorpsvägen 2 1958/1991 2,142 2,142 2 2 100

röinge 3:4 Hörby Höör röingevägen 1 1967 975 975 1 1 100
tegelbruket 3 Finspång Finspång Östermalmsvägen 55 2002 1,638 1,638 3 3 100
Ullervad 14:19 Mariestad Mariestad Ullervadsvägen 4A 1963/1988 3,010 3,010 4 4 100
Östermalm 1:12 Finspång Finspång södra storängsvägen 50 1950 4,255 4,255 4 4 100

Populations less than 25,000, Other public
Metes 2 skara skara Veterinärgatan 4 1959 596 596 1 1 100
solen 1 Mariestad Mariestad stockholmsvägen 132 2005 362 362 0 0 100
torp 1:21 Karlsborg Mölltorp Prästgatan 20 2005 277 277 0 0 100
sivik 1:15 Lysekil Lysekil tumstocksvägen 2 1970 836 836 0 0 100
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Acquired properties, kungsleden
Stockholm region
Industrial/warehouse
Njursta 1:21 Upplands 

Väsby
Upplands 
Väsby

Jupitervägen 2 1972 13,484 13,484 8 8 100

Office
Holar 4 stockholm Kista skalholtsgatan 6-8 1985 144 7,148 7,292 15 15 100

Gothenburg region
Office
Barken 6 Ale Uddevalla Junogatan 9 - 3,890 3,890 4 3 95

Other cities
Populations over 100,000, Industrial/warehouse
Finnslätten 1 Västerås Västerås tvärleden 1958-

1959/1966-
1970/1987 
etc.

77,730 62,743 3,297 143,770 131 126 97

Finnslätten 4 Västerås Västerås Banmatarvägen 1975 7,496 7,496 6 6 100
Fasternes Bielsko-Biala Bielsko-Biala Wyzwolenia 105 str. 1962 20,633 20,633 13 13 100
Metal structure Bielsko-Biala Bielsko-Biala Wyzwolenia 84 str. 1985 22,943 22,943
runthe Bochum Bochum industristrasse 20 1990 15,327 15,327 8 8 100
Västerås 3:85 Västerås Västerås elmotorgatan 1975 2,145 2,145 2 2 100
Västerås 3:86 Västerås Västerås elmotorgatan 1978 27,216 27,216 25 25 100
Västerås 3:88 Västerås Västerås Lugna gatan -
Västerås 3:89 Västerås Västerås effektgatan -
Örjan 1 Västerås Västerås saltängsvägen 1920/1964 52,126 1,239 546 53,911 38 37 97

Populations over 100,000, Office
isolatorn 3 Västerås Västerås gideonsbergsgatan 1934/1972 325 11,750 31,397 2,281 45,753 43 41 95
Mimer 5 Västerås Västerås stora gatan 1929-1930/ 

1955/1960 
/1969 etc.

6,502 71,114 11,109 475 89,200 105 99 94

ottar 5 Västerås Västerås Kopparbergsvägen 1929/1940 3,032 17,567 20,599 24 22 92
ottar 6 Västerås Västerås Kopparbergsvägen 2 1929/1940 18,325 18,325 21 21 100
spolaren 4 Norrköping Norrköping Linnégatan 28 1962 2,351 4,763 7 7,121 4 3 68
Västerås 3:84 Västerås Västerås Nätverksgatan 1984 6,620 25,652 32,272 32 32 100
Västerås 3:87 Västerås Västerås Fredholmsgatan 1978/1983 1,137 19,801 1,029 21,967 16 10 62

Populations over 100,000, Other
Västerås 5:9 Västerås Västerås södra ringvägen - 0 0 100

Populations 50,000 to 100,000, Retail
storsten 2 Norrtälje Norrtälje storstensvägen 2011 2,270 2,270 2 2 100

Populations 50,000 to 100,000, Industrial/warehouse
Baggen 6 sundsvall sundsvall Hovgatan 6 1973 2,456 2,456 1 1 100
Hälsinggården 1:427 Falun Falun Lövåsvägen 26 1968 10,800 10,800 5 5 100

Populations 50,000 to 100,000, Office
Dockan 9 Växjö Växjö Västra esplanaden 9 A-B 1973/1993 76 394 8,669 4,469 724 286 14,618 18 17 93
geten 2 sundsvall sundsvall Fridhemsgatan 122 1964/1970 2,134 2,039 1,033 5,206 3 2 57
skotet 1 Luleå Luleå Banvägen 11 1979 5,725 2,567 8,292 6 5 83

Populations 50,000 to 100,000, Care
Läkaren 1 trollhättan trollhättan Lasarettsvägen 1-19 - 2,245 5,009 9,458 7,860 493 5,597 30,662 27 27 99

Populations 50,000 to 100,000, Other
Verkö 3:27 Karlskrona Karlskrona Verkö industriområde -

Populations 25,000 to 50,000, Industrial/warehouse
Forsheda 5:119 Värnamo Forsheda galvanovägen 2, 4 1988 8,485 8,485 2 2 100
Motala Björkelund 1 Motala Motala Linjegatan 14 - 29,659 29,659 6 6 100
Murängen 2 sandviken storvik Hammarbyvägen 4 1976 9,605 9,605 4 4 100
slätvaren 1 Värnamo Värnamo Margaretelundsvägen 8 1990 10,348 10,348 3 3 100
stenfalken 1 Värnamo Värnamo stenfalksvägen 1, 3 2002 12,889 12,889 8 8 100
säversta 8:28 Bollnäs Bollnäs Anneforsvägen 11 1979 5,875 5,875 3 3 94
Åttersta 6:28 sandviken Åshammar Bultvägen 20 1941 11,695 11,695 3 2 74
Öjebyn 119:1 Piteå Öjebyn skylvägen 1 1968 19,357 420 19,777 5 4 94

Populations 25,000 to 50,000, Office
ribban 5 Nyköping Nyköping Brukslagarvägen 5, 7, 9 1965 3,993 31,878 2,414 1,659 39,944 23 19 83

Populations less than 25,000, Industrial/warehouse
Alvesta 13:28 Alvesta Alvesta Ågårdsvägen 16 1973 9,745 9,745 4 4 100
Armaturen 10 Kungsör Kungsör granlidsvägen 3 1967/1999 11,288 11,288 4 4 100
Bälgen 9 Arboga Arboga skandiagatan 3, 5, 7, 9, 

11, 13
1992 18,983 18,983 14 14 100

Hallsta 3:7 Hallstahammar Hallstahammar industrigatan 1, 6, 8 1955 48,439 48,439 13 13 100
Holje 116:116 olofström olofström Västra storgatan 2 B 1970 51,631 51,631 11 11 100
svartå 1:157 Degerfors svartå industrivägen 11 1944 10,094 10,094 2 2 74

Acquired properties, hemsö
Stockholm region
School
Markan 1 Botkyrka tullinge Kanslivägen 22-24 1947 828 828 2 2 100
Ponnyn 1 sundbyberg sundbyberg - 2011
Vilunda 19:2 Upplands 

Väsby
Upplands 
Väsby

Love Almqvists torg 1 2011 7,452 7,452 15 15 100

Ölsta 1:1 sigtuna sigtuna steningehöjden 2011 330 330 1 1 100

Care
Fuxen 6 täby täby Kemistvägen 11-13 1976 551 551 1 1 100
stilgjutaren 1 täby täby Larmvägen 12-16 2004 279 279 1 1 85

Retirement home
Åkerby 13 täby täby Kemistvägen 8 1985 42 630 282 954 1 1 86
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Gothenburg region
School
Krokslätt 35:14 gothenburg gothenburg ebbe Lieberathssgatan 19 1948 679 640 1,916 180 3,414 4 4 100

Other cities
Populations over 100,000, School
Drag 4 Norrköping Norrköping Dragsgatan 7 1850/1920 4,939 4,939 6 6 99
Drag 5 Norrköping Norrköping Dragsgatan 7 1850/1920 109 109

Populations over 100,000, Retirement home
gamla Uppsala 94:6 Uppsala Uppsala topeliusgatan 18 2011 2,748 2,748 6 6 100
Löten 6:6 Uppsala Uppsala Ferlinsgatan 31 B 2011 808 808 2 2 100
Lövhagen 29 Västerås Västerås råby centrum 2001 633 2,295 1,804 4,731 6 6 100

Populations less than 25,000, School
Dona 1:38 Lysekil Lysekil rinkenäsgatan 2-4 2012 4,500 4,500 7 7 100

Populations less than 25,000, Care
reparatören 5 Köping Köping ringvägen 88 2011 1,325 1,325 3 3 100

Populations less than 25,000, Other
sivik 1:15 Lysekil Lysekil tumstocksvägen 2 1970 836 836 0 0 100

divested properties

gross leasable area sq.m.

rental 
value, 

seK m

rental 
revenue,  

seK m

economic 
occupancy, 

%Name Municipality Location Address

year of 
construction/
conversion retail 

industr./ 
ware-
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ment 
home other

total 
area

divested properties, kungsleden
Stockholm region
Retail
Botvidsgymnasiet 4 & 5 Botkyrka Norsborg Fågelviksvägen 5 1971/2000 19,019 2,481 19,628 7,373 1,456 49,957 28 13 46
imröret 10 stockholm Bandhagen Högdalsgången 19 1959 4,416 705 9 5,130 5 5 100

Industrial/warehouse
Kylfacket 1 stockholm Johanneshov Hallmästarvägen 4-8 1955/1960 

/1994
25,062 25,062 18 18 100

Kylrummet 1 stockholm Johanneshov Hallmästarvägen 1-5 1969/1976 
/1989

Väsby 5:1 sollentuna sollentuna Kolonnvägen 2 1973 2,544 2,544 2 2 100

Office
tegelängen 1 Botkyrka Norsborg tegelängsvägen 10 1988 1,356 1,356 1 1 100

Other
Botvidsgymnasiet 1 & 6 Botkyrka Norsborg Fågelviksvägen 1971/2000 50 50
Part of Järnet 6 mark tyresö tyresö - -

Öresund region
Retail
Armringen 2 Malmö Malmö Agnesfridsvägen 190 1975 3,869 518 480 4,867 4 4 100

Office
Nejlikebuketten 6 Malmö Malmö Derbyvägen 4 1987 1,739 26 1,765 2 2 91
torshammaren 11 Malmö Malmö Hornyxegatan 6 1984 647 647 1 1 100

Other cities
Populations over 100,000, Retail
idrottspriset 1 Linköping Linköping rekrytgatan 3 och 5 1992 1,020 71 1,091 1 1 100
rälsbussen 1 Umeå Umeå industrivägen 4-8 1955 6,737 2,395 2,762 75 11,969 8 7 88

Populations 50,000 to 100,000, Industrial/warehouse
Verkö 3:4 Karlskrona Karlskrona Verkö industriområde 1971/1977 

/1998
37,233 37,233 27 27 100

Populations 50,000 to 100,000, Other
Verkö 3:27 Karlskrona Karlskrona Verkö industriområde -

Populations 25,000 to 50,000, Other
sjöafall 1:85, 1:180 Nässjö Fredriksdal Cirkelvägen 30 -
Närby 1:74, 1:75 söderhamn söderhamn - -
Närby 1:95 söderhamn söderhamn - -

divester properties, hemsö

Gothenburg region
Retirement home
Heden 28:2 gothenburg gothenburg Berzeliigatan 11 1993 920 920 2 2 100

Other cities
Populations less than 25,000, Care
Krokstads-Hede 1:108 Munkedal Hedekas Dinglevägen 6 1950 111 111 0 0 97
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kungsleden.se
For more information, go to our website

Contacts

Find us on 
the web:

Questions for Cecilia?

Cecilia Gannedahl

HR & Corporate  
Communications Manager

+46 (0)8 503 052 15

Questions for Johan?
Deputy CEO/CFO

+46 (0)8 503 052 06

Johan Risberg

the annual General Meeting 2012 will be held on 19 april 2012  
at 2:00 p.m. at hotel rival, Mariatorget 3, stockholm, sweden.

invitation to annual general Meeting 

sPrInGtIMe     PrIntInG: elanders     PHotoGraPHy: BenGt HÖGlund     translatIon: turner & turner

appLicatiOn

shareholders wishing to participate in the 
annual general Meeting must first, be 
registered in their own name (i.e. not 
nominee-registered) in the share register 
maintained by euroclear sweden aB by 
no later than 13 april 2012, and second, 
notify their intended participation by no 
later than 4 p.m. on 13 april 2012, on the 
enclosed application form or by writing to 
the company at the following address:

kungsleden aB
fao: sinikka arfwidsson
P.o. Box 70414,
107 25 stockholm, sweden
e-mail: arstamma@kungsleden.se
telephone: +46 (0)8 503 052 00
fax: +46 (0)8 503 052 01
or via www.kungsleden.se

In their applications, shareholders should 
state their name, personal/corporate 
identity number, address, daytime 
telephone number, number of shares 
represented and potential representa-
tives and assistants participating. 

for entitlement to participate in the 
annual general Meeting and exercise 
their voting rights, shareholders with 
nominee-registered holdings must tem-
porarily re-register their shares in their 
own names. such registration must be 
recorded at euroclear sweden aB by no 
later than 13 april 2012, which means 
that the nominee must be informed in 
good time prior to this. 

Distribution of Annual Report
a printed version of kungsleden’s annual 
report will be distributed to all new 

shareholders, and subsequently only to 
those shareholders that have expressly 
requested a copy.

 
dividend

the Board and Chief executive propose 
that dividends of sek 2.60 per share are 
paid to shareholders. the proposed 
record day for dividends is 24 april 
2012. If the annual general Meeting 
approves the proposal, euroclear 
sweden aB is expected to disburse the 
dividends on 27 april 2012. 

Read and subscribe for press releases JK Download financial tables in excelView videos of Thomas commenting on each financial 
statement on the Reports & presentations page

(in Swedish only)

Questions for Thomas?

Thomas Erséus

Chief Executive

+46 0(8) 503 052 04

kungsLeden aB (puBL) 
cOrp. id nO. 556545-1217
registered Office:  
stOckHOLm, sweden

Head office
Vasagatan 7 
Box 704 14
107 25 stockholm, sweden
tel +46 (0)8 503 052 00
fax +46 (0)8 503 052 01

http://bit.ly/HhuPGw
http://on.fb.me/GXgj70
http://bit.ly/GVNGsj
http://linkd.in/nbD0GP
http://bit.ly/oTRbj8
http://bit.ly/GVf62z
http://bit.ly/GVf62z
http://bit.ly/oP09aT
http://bit.ly/q4tsWb
http://bit.ly/pMzE5Q 
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