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We inspire  
people every day

People spend a major part of thier lives in our buildings. At Kungsleden, 
we start from them. We create sustainable places that engage, inspire 
and bring out the best in the people who work in and visit our build-
ings. By ensuring that people thrive and have a high sense of well-
being, we help our customers’ businesses to achieve better results and 
to grow their companies. 

At Kungsleden, people work with other people. This is how we make a 
difference every day and create world-class hospitality. 
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This is  
Kungsleden

Kungsleden is people who create places and experiences for people. We deliver 
attractive and sustainable services in places that offer people a more inspiring 
working life. This creates value for our customers who achieve better results. 

�We create attractive and sustainable  
places that inspire people.
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Kungsleden is a long-term property owner 
focused on commercial properties in Sweden’s 
growth regions. We own 211 properties with 
total value of MSEK 40,718. The company is 
listed on the Nasdaq Stockholm Large Cap.

OUR VISION
We create attractive and sustainable places 
that inspire people. 

OUR BUSINESS PROPOSITION
To actively manage, improve and develop 
commercial properties on a long-term basis in 
Sweden’s growth regions and deliver attractive 
total returns.

OUR CUSTOMERS 
A broad spectrum of businesses and industries 
are represented among our customers, from sole 
proprietorships to large international groups 
and public administrations. No matter their 
size or operations, we always endeavour to 
create an attractive and sustainable cohesive 
approach that strengthens the customer. This is 
reflected in the excellent results from our cus-
tomer satisfaction indexes (CSI for 2020: 73).

OUR VALUES 
Professionalism, caring and joy.

OUR CUSTOMER PROMISE
•	We focus on you. Always. In everything. 
•	We make you feel welcome
•	We contribute to your business. 
•	We partner with you and act quickly to 

make your day at work easier.  

OUR CUSTOMER PROPOSITION
An experience that’s out of the ordinary. We 
deliver a complete solution: the right premises 
for your business and your people, in the right 
location, with the right services nearby. 

INTRODUCTION
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•	Revenue for 2020 increased to MSEK 2,530 
(2,423) 

•	Profit from property management increased 
by 6 per cent to MSEK 1,257 (1,185). The 
increase was due to higher rental revenue 
and operating net of 6 per cent and reduced 
selling and administration costs.

•	Net leasing for the full-year was MSEK 22 
(58).

•	Unrealised changes in value on properties 
amounted to MSEK 948 (1,762), up 2.5 per 
cent. The increase in value was due to the 
reduction in required yield and higher rental 
revenue.

•	At the end of the period, property value was  
MSEK 40,718 (38,310 million at the beginning 
of the year).

•	Net profit after tax was MSEK 1,636  
(2,245), or SEK 7.50 per share (10.28).

•	Current net asset value increased to SEK 97.13 
per share (90.10).

•	The Board of Directors proposes an increase 
in the dividend to SEK 2.80 per share (2.60), 
which corresponds to an increase of 8 per 
cent. The dividend is paid quarterly. 

PROFIT FROM PROPERTY MANAGEMENT PROPOSED DIVIDEND

NET ASSET VALUE PER SHARE

SIGNIFICANT EVENTS DURING THE YEAR

Q1
The Blästern project Hagastaden, Stockholm, 
was completed and Convendum gained full 
access its premises at the end of February. 

B26 in Västerås, a new creative co-working 
arena with space for more than 550 people in 
individual and separate office space, was also 
opened in February. 

Kungsleden decided to relocate its head office 
to the Rotterdam District in Värtahamnen. The 
move is scheduled to take place when the proj-
ect is completed in 2021. 

Q2
Moody’s confirmed Kungsleden’s Investment 
Grade rating Baa3 with stable outlook. 

Kungsleden signed an agreement with the City 
of Stockholm regarding land allocation with 
14,000 sq.m. of building rights for offices and 
hotel premises in Västberga. Kungsleden already 
owns the neighbouring property, which with this 
transaction, will enable development of  
a total of 22,500 sq.m. of offices. 

Q3
The Västerås City cluster expanded through the 
acquisition of the Mimer 6 property, consisting 
of a parking facility and building rights on just 
over 40,000 sq.m. gross total area (GTA).

As the first property company in Sweden, 
Kungsleden has adopted the target to become 
climate positive across its value chain by 2035, 
and has set an interim target to become cli-
mate positive in property and facility manage-
ment by 2025.

Q4
An Extraordinary General Meeting resolved in 
accordance with the Board’s proposal to rein-
state the dividend of SEK 2.60 per share to be 
paid to shareholders for the 2019 financial year. 
This was after the Board had decided in April to 
wait on making a dividend decision due to the 
pandemic. 

In November, the Board decided to repurchase 
own shares to optimise the capital structure, 
thereby increasing shareholder value.

20202019201820172016
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990 985

1,124
1,185

1,257

2020  
in brief

Kungsleden continued to deliver solid results with increased profit from property 
management, high new leasing and increased rental revenue. This was achieved 
despite the pandemic impacting the entire world during the year. Going forward, 
we have set one of the most ambitious emissions reduction target in the industry 
– to be climate positive across its value chain by 2035.

MSEK MSEK

SEK

2020 IN BRIEF 2020 IN BRIEF
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 2020

Focus on future 
sustainable growth
2020 was a highly remarkable year in which an unanticipated virus impacted 
our entire world. However, at Kungsleden we could deliver strong earnings and 
meet our ambitious targets despite the coronavirus pandemic and its conse-
quences. Now as we enter 2021, we have a new five-year plan and new financial 
targets focusing on growth, sustainability and an even strong financial position.
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 2020

A 
global crisis often takes 
the form of something 
entirely unexpected 
occurring that no one 
could have predicted. 
That is what happened 
in 2020 with Covid-19. 
Market conditions at the 
start of the year were 
optimal. The situation 

changed and became highly uncertain in the 
spring as the pandemic spread at an ever-faster 
rate around the world.

Despite the pandemic, 2020 was a strong year 
for Kungsleden and we delivered on all of the 
targets we had set.  Demand in our main mar-
kets of Stockholm, Gothenburg, Malmö and 
Västerås was solid. 74 per cent of our portfolio 
is made up of offices and 16 per cent logistics, 
warehouses and industry. About 4 per cent of 
the property value consists of retail, the major-
ity of this being food, discount retail, as well 
as building supplies and furniture retailing, for 
which demand was healthy.  We have been in 
regular and close contact with our customers, 
particularly those affected by the pandemic. 
  During the year, we signed almost 300 new 
lease contracts, renegotiated leases for a total 
of MSEK 238 and raised rents by an average of 12 
per cent. Both the surplus ratio and average rent 
are the highest to date. We reported our highest 
ever profit from property management – MSEK 
1,257.
  In mid-February 2020, we successfully opened 
B26, our co-working arena in central Västerås 
that has become an important hub in the city. 
In April, we inaugurated the prison in Östersund 
that we constructed on behalf of the Swedish 
Prison and Probation Service.  During the year, 
we also commenced construction of our own 
office project, Eden, in Hyllie, Malmö. Eden is our 
first Symbiotic Building that combines sustain-
ability, heath, digital solutions and intelligence 
– with the focus on people. Eden was almost fully 
leased by year-end. 
  2020 was also one of the strongest transaction 
years in Sweden, following the record-breaking 
2019, with a volume of SEK 181 billion. The value 

of Kungsleden’s property portfolio increased by 
SEK 2.4 billion to SEK 40.7 billion during the year 
due to completed projects, project investments, 
improved rental revenue and lower required yield. 
In spite of market turmoil, we successfully issued 
bonds for SEK 2.6 billion. In doing so, we boosted 
out share of green financing to 38 per cent, 
meaning that our liquidity coverage is favour-
able. Our LTV ratio at year-end was the lowest in 
our history at 45.0 per cent.
  Our dedicated focus on sustainability is also 
about how we can reduce our carbon footprint as 
a company, for example, by reducing energy con-
sumption, and using solar panels and sustainable 
materials in our buildings. To accelerate progress, 
we have adopted a sustainability strategy which 
means that, as the first property company in 

Sweden, we have set the target to become cli-
mate positive across our value chain by 2035, and 
set an interim target to become climate positive 
in property and facility management by 2025.
In February 2021, we set new financial targets 
and a new business plan for the next five years, 
focusing on sustainable growth and an even 
stronger financial position. One of the targets 
is that our property portfolio will grow from SEK 
41 billion to SEK 55 billion through continuing 
successful property development, rent growth 
and strategic acquisitions. Our profit from prop-
erty management is to increase by more than 

30 per cent to at least MSEK 1,650 by 2025. Our 
long-term LTV ratio is not to exceed 45 per cent 
and the aim is to further improve our invest-
ment grade rating.
  We believe in a broader economic recovery 
if vaccinations continue according to plan and 
countries gradually ease restrictions. As econo-
mies grow, so too does demand for offices and 
commercial premises.
  Crises bring change. We will see new ways of 
working after the pandemic with demands for 
more flexible solutions for offices, more meet-
ing places and a greater focus on health and 
well-being. We are looking forward to this and 
are well prepared to meet changing customer 
demands.
  Crises bring people closer together. Despite 
social distancing, we are closer to our custom-
ers and closer to each other in the company, 
with Kungsleden enjoying record-high employee 
commitment. We have an attractive property 
portfolio in growth markets and creditworthy 
customers. With our intensified focus on sus-
tainability, we are well position for achieving 
our targets.

Stockholm, 23 March 2021

Biljana Pehrsson, CEO

“�During the year, 
we signed almost 
300 new con-
tracts and rene-
gotiated leas-
es for a total of 
MSEK 238.”

CEO’S STATEMENT CEO’S STATEMENT
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5 REASONS TO INVEST 
IN KUNGSLEDEN

Why invest  
in Kungsleden?

WHY INVEST IN KUNGSLEDEN?
“We have an exciting growth journey ahead 
in which we will markedly increase our rental 
revenue and property values in the future. 
We will invest more than SEK 1 billion annu-
ally in value-creating projects over the next 
few years and also acquire properties in our 
priority markets. We will continue to work 
actively to realise the potential inherent in our 
high-quality property portfolio when leases are 
renegotiated or new leases signed, which will 
further boost our rental revenue. We are also 
working on realising a large number of building 
rights for which we will develop the commer-
cial building rights for offices and warehouse/
logistics ourselves and gradually divest resi-
dential building rights to create investment 
scope in our priority segments.
  “We make managing the portfolio more 
efficient by leveraging our cluster strategy 

and, above all, we can offer our 
tenants better service and a 

world-class sustainable 
customer proposition.”

WHAT IS ATTRACTIVE ABOUT KUNGSLEDEN 
COMPARED WITH OTHER PROPERTY 
COMPANIES?
“There are many good property companies but I 
think investors should consider Kungsleden because 
we have great future potential in our leases, proj-
ects and building rights. Almost 90 per cent of our 
portfolio is concentrated to the growth markets 
of Stockholm, Gothenburg, Malmö and Västerås, 
where there is long-term demand for premises. 
We are also positioned in the right micro locations 
with high accessibility and a solid service offering, 
and we are working intensively to continuously 
adjust our customer proposition according to mar-
ket demand.  
  “Our sustainability efforts are well advanced and 
we have a strong financial position with a low LTV 
ratio and high liquidity coverage.”

HOW WILL KUNGSLEDEN GROW AS A COMPANY?
“We are continuing to expand our property portfo-
lio with development projects and acquisitions. We 
have gradually built up our own project business 
that has an annual investment volume of SEK 1-1.5 
billion per year. We currently have several attrac-
tive projects in the construction phase in Vär-
tahamnen in Stockholm and Hyllie in Malmö.”

KUNGSLEDEN HAS AMBITIOUS SUSTAINABIL-
ITY TARGETS COMPARED TO OTHER PROPERTY 
COMPANIES. HOW DOES THIS BENEFIT THE 
OPERATIONS?
“Kungsleden has been refining its sustainability 
agenda for many year, for example, through energy 
optimisation and certification of the property 
portfolio. This enhances our competitiveness in 
relation to our most important stakeholders such 
as new and existing customers, shareholders and 
employees.
  “Financially, it also enables us to raise green 
bonds and bank loans, which are more attractively 
priced and help lower our financial costs.”

YLVA SARBY WESTMAN,  
DEPUTY CEO/CFO

   1 WE’RE STANDING FIRM 
Kungsleden has a strong financial position 
and healthy earnings capacity, low LTV 

ratio, high equity ratio and high interest cover-
age ratio. 

2	WE CREATE VALUE FOR CUSTOMERS
Kungsleden’s entire operations are centred 
on creating value for our customers. Work-

ing closely with out tenants, we create attrac-
tive and sustainable places that inspire people 
and simplify everyday life for their employees. In 
doing so, we contribute to customers’ business 
and sustainability. 

3	WE ARE RESPONSIVE
We continuously adapt our customer 
proposition according to customer needs. 

We are specialised in office properties, but also 
warehouses, industry and logistics, and our port-
folio is largely grouped in clusters. This allows us 
to better adapt and improve our proposition and 
we can play an active role in developing whole 
locations.

4	WE’RE SUSTAINABLE OVER TIME
Our sustainability activities are a natu-
ral and integrated part of Kungsleden’s 

business. With our ambitious targets, we apply 
a broad cohesive approach to sustainable value 
creation. We focus on the health and well-being 
of people, the environment and climate, fostering 
a positive culture and serving as a force for good 
in society. Our target is – as the first in the indus-
try – to be climate positive by 2035.

5	WE INVEST IN GROWTH
Kungsleden is investing in growth. We are 
completing a number of ongoing projects 

and plan to realise the potential of our consid-
erable pipeline of new project opportunities. We 
are also continuously investing in development 
and improvement of our existing portfolio, which 
generates growth in rental revenue through 
leasing and renegotiations. We will also acquire 
properties that complement our portfolio.

Four questions to Ylva Sarby Westman, Deputy CEO/CFO

5 REASONS TO INVEST IN KUNGSLEDEN 5 REASONS TO INVEST IN KUNGSLEDEN
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GLOBALISATION
The long ongoing globalisation of trade, business 
and the economy at large is continuing to have 
far-reaching effects at both global and local 
level. Although the pandemic is slowing this trend 
for 2020 and 2021, globalisation will continue to 
impact us as a company in the long term.
  Business opportunities: Kungsleden attracts 
investors from outside Sweden and foreign 
ownership in the company has increased, thus 
making the Kungsleden share a more attractive 
investment. We generated positive interest during 
the pandemic since Swedish society was not in a 
full lockdown. By promoting diversity and inclu-
sion, we also become attractive to tenants who 
have employees from many different countries. 

URBANISATION
People and businesses are increasingly being con-
centrated to large cities. It is in these dynamic 
centres that economic growth takes place and 
new opportunities arise. Even here the pandemic 
has slowed this trend in the short term. However, 
the pandemic is transient while the attraction of 
the city is permanent.
 Business opportunities: Kungsleden achieves 
success by focusing on developing clusters of 
commercial properties in selected urban markets, 
primarily in Stockholm. Growth potential can be 
found in attractive locations with a wide range of 
services, good transport links and an inviting and 
pleasant surrounding environment. 

STRENGTHENING TRENDS WEAKENING TRENDS

GOOD HEALTH AND WELL-BEING
People are increasingly focusing on health 
and well-being in both their working lives and 
free time. Stress and a demanding job need 
to be balanced with healthier environments 
both indoors and out, the chance to exercise, 
flexibility and time for leisure and private life. 
The pandemic has increased people’s interest 
in health even more.
  Business opportunities: Kungsleden focuses 
on people when we develop and design offices 
and spaces, based on science, that benefit both 
health and well-being. Innovation, new technol-
ogy and new services can counteract much of 
what causes stress and ill health. Opportunities 
for exercise, social interaction, job satisfaction 
and flexibility at work are key factors for us.

DIGITALISATION
Modern-day society and the economy are 
undergoing digitalisation on all fronts. This 
trend intensified significantly during the pan-
demic, in the work place, our public institutions 
and in people’s homes. It presents new business 
models, work methods, services and solutions. 
  Business opportunities: Using smart 
and secure digital services and solutions, 
Kungsleden can simplify everyday life, make 
it more enjoyable and more inspiring for the 
employees of tenants. Similarly, we can digitise 
our own operations to further hone our pro-
cesses and become more efficient and sustain-
able in our deliveries to customers.

THE OFFICE AS A BRAND
Competition for the best employees is intensify-
ing and the talented people of today expect more 
from their employer. The location of the office, 
design and service offering are also growing in 
importance as companies and organisations 
build their brand in the labour market.
 Business opportunities: Kungsleden is building 
a strong brand in the office market through its 
quality, unique solutions and a broad range of 
options for different customers with varying 
requirements. We are thus able to meet cus-
tomer-specific requirements and help customers 
to distinguish and strengthen their own brand 
towards potential employees. 

TRANSFORMING THE OFFICE 
Work methods and technology have evolved so 
that many people can do much of their work at 
home or elsewhere. Therefore, what the office is 
most needed for today is for meetings in person, 
collaboration, exchanging ideas and know-how, 
team and culture building, and driving business. 
The pandemic further reinforced the need for the 
office to function as a dynamic meeting place.
 Business opportunities: Together with our cus-
tomers and based on scientific knowledge, smart 
technology and innovative services, Kungsleden 
designs office environments and spaces that 
optimally promote job satisfaction, dynamics, 
meetings and positive interaction. Customers’ 
employees feel better and can perform better, 
thereby building value for our tenants. 

SUSTAINABILITY AND THE SUSTAINABLE 
DEVELOPMENT GOALS
Governments, companies and organisations 
around the world are focusing on realising the 
sustainable development goals (SDGs) estab-
lished by the UN. In particular, there is intense 
focus on efforts to reduce the human impact 
on the climate. 
  Business opportunities: By accelerating the 
pace of sustainability activities, Kungsleden 
can realise the sustainable offices, buildings 
and city districts of the future that our cus-
tomers want. We concentrate on technical and 
scientific achievements to enable a healthy 
and vital working life that does not adversely 
impact the environment or the climate.  

Business  
environment trends

As part of Kungsleden’s strategic planning, we identify trends in our business 
environment that impact us and present business opportunities. Our analysis 
of the business environment also helps us to create long-lasting, attractive and 
inspiring places. The coronavirus pandemic of 2020 affected developments and 
some of the trends we see ahead. 

BUSINESS ENVIRONMENT TRENDS
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Market 
overview

MACROECONOMIC OUTLOOK
The economic trend for the year was heavily 
dominated by the spread of coronavirus. As 
economies shut down, several waves of higher 
infection rates emerged and uncertainty rose, 
global financial growth slowed following sev-
eral years of an upward trend. However, Swe-
den’s economy fared relatively well in global 
terms. The stock markets have now recovered 
after the initial decline caused by the corona-
virus pandemic, ending 2020 up about 4 per 
cent compared to the start of the year. 
  Swedish GDP fell sharply following the 
spread of coronavirus but recovered better 
than expected. The rapid recovery of the Swed-
ish economy slowed slightly at the end of the 
year due to the stricter official advice and rec-
ommendations following a rise in the number 
of infections. Full-year GDP growth in Sweden 
was preliminarily at -2.80 per cent accord-
ing to Swedbank, and recovery is expected to 
remain volatile. 
  Downward pressure on inflation kept interest 
rates low, thus driving investments towards 
such sectors as the property sector, which is 
considered to generate solid, risk-adjusted 
returns. Newsec’s forecast is that recovery will 
be gradual and it may not be until the end 
of 2022 before the Swedish economy is back 
to the same levels as before the outbreak of 
coronavirus.

Offices – the property segment in which Kung-
sleden has its largest holdings – represented 
16 per cent of the total transaction volume 
and thus was the third most invested segment 
during the year after residential and logistics. 
The high investment volume shows continued 
high liquidity and sustained investor interest in 
the segment. 

SWEDISH REAL ESTATE MARKET 
Despite a declining economy, the Swedish real 
estate market performed very strongly in 2020. 
The real estate market is driven by sustained 
low interest rates with the property sector 
deemed to be an attractive investment seg-
ment with high returns in relation to risk. The 
total transaction volume for the full-year was 
approximately SEK 189 billion, thus entering the 
history books as the third highest transaction 
volume in Swedish history. 
  International capital continued to be allo-
cated to the Swedish real estate market, with 
international investors accounting for a total of 
26 per cent of the total transaction volume in 
2020. In geographical terms, Stockholm contin-
ued to account for the largest share of the total 
transaction volume, at 37 per cent. The trans-
action volume in Gothenburg was 8 per cent 
and Malmö 8 per cent. Property investments in 
other large cities, including Västerås, and Rest 
of Sweden increased during the year and jointly 
accounted for 47 per cent of the total transac-
tion volume. 

With historically low interest rates that are not 
expected to change over the next three years 
and a continued high volume of capital seek-
ing returns, the performance of the real estate 
market is expected to remain strong over the 
next few years.

NEWSEC 14 JANUARY 2021

TRANSACTION VOLUME SWEDEN BY 
GEOGRAPHY, 2020
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Despite what in many respects was a turbulent year, the Swedish real estate 
market continued to perform strongly. With a transaction volume of almost SEK 
181 billion, it was the third strongest real estate year ever. The driving forces 
behind the development in the Swedish real estate market remain strong and 
include the high volume of capital being allocated to the sector, the established 
low interest-rate scenario and a proven, stable and functioning rental market. 

MARKET OVERVIEW MARKET OVERVIEW
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OFFICE MARKET

STOCKHOLM
In recent years, rent levels in Stockholm’s 
office market have increased sharply, primar-
ily in central locations and attractive inner 
suburbs. Demand for office premises was 
driven by a sharply increasing services sec-
tor in which the supply of attractive offices 
outstripped demand. This was due to a low net 
addition of offices on account of office build-
ings being demolished or remodelled for other 
purposes. The coronavirus pandemic had a 
slight impact on the Stockholm office market. 
Several companies were cautious about signing 
new lease contracts, which resulted in slightly 
elevated vacancy rates, although these remain 
at historically low levels. The cautious mar-
ket also led to rent levels remaining relatively 
unchanged during the year. 
  However, the conditions for steady rent 
growth are favourable, with a sustained strong 
services market and continued limited supply 
of attractive office premises. The sub-markets 
that will probably note the best performance 
and success are those areas with good trans-
port links and a strong service officering, and 
where it is possible to densify and make exist-
ing space more efficient or demolish structures 
to build new office buildings. Accordingly, the 
trend of the Stockholm office market being 
concentrated to fewer but larger sub-markets 
is expected to continue.

GOTHENBURG
Gothenburg’s office market has performed 
very strongly for several years with fall-
ing vacancy rates and rising rent levels. The 
market features a shortage of modern office 
space, which has resulted in long waiting lists 
for companies in their search for new premises. 
  Signals clearly indicated that rent levels 
would continue to rise before the outbreak of 
the coronavirus pandemic. No major impact 
on market rent levels has since been noted, 
although a slight decrease in top rents was 
reported. 

The rate of production of new office properties 
accelerated considerably in 2019 and 2020 due to 
major new-bulid plans ahead of the city’s 400th 
anniversary in 2021. A weaker economy com-
bined with the coronavirus pandemic and several 
large-scale projects under construction resulted 
in a slight increase in vacancy rates and it is 
likely that these rates will increase further in the 
future. 

MALMÖ 
Malmö is a prosperous city experiencing popu
lation growth and a strong business start-up 
climate. In recent years, the traditional CBD 
has become less attractive due to limited new 
construction. The highest rents can instead be 
found in newly built areas such as Hyllie and 
Universitetsholmen. Hyllie offers newly produced 
offices, good public transport links to central 
Malmö and Copenhagen airport, and is also close 
to the Öresund region and Copenhagen. Malmö’s 
office market has a good balance between sup-
ply and demand, due to the stable addition of 
new office premises. The trend in office rents has 
been steadily positive for several years. Vacancy 
rates have decreased in recent years, but remain 
somewhat above Gothenburg and Stockholm. 

VÄSTERÅS 
Västerås has performed strongly in the past few 
years with a sharp rise in population growth. 
Rent levels in Västerås are generally under pres-
sure due to the large supply of former industrial 
premises that have been converted into low-rent 
offices. The trend in the Västerås office market 
has been positive with falling yield requirements 
and rising rent levels. Despite this, rent levels in 
Västerås are low in relation to other comparable 
cities, thus offering high rent potential. 
  Västerås notes widespread demand for mod-
ern offices in locations offering high levels of 
service and good public transportation links. The 
Västerås Travel Center is being developed, which 
will add new offices to the stock and drive rent 
levels. Construction is scheduled to take about 15 
years and will put Västerås on the map as a key 
hub with the possibility of a brand new CBD.

The urbanisation trend waned during the coronavirus pandemic since it was 
easier to work remotely and due to fear of contagion in urban environments. 
This placed higher demands on having a presence in locations with good growth 
potential and areas in which people want to live and spend time. 
  Kungsleden groups its properties in selected locations known as property clus-
ters in order to offer an attractive proposition to its tenants. These clusters are 
locations with a wide range of services, high accessibility and in high-growth 
and high-energy markets. Grouping properties in clusters in carefully selected 
areas allows Kungsleden to carve out a strong market position, make property 
management more efficient and drive the development of the area.
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 Stockholm CBD  �Stockholm city centre  
(excl. CBD)

 Gothenburg CBD  Malmö CBD  Central Västerås

 Stockholm CBD  �Stockholm city centre  
(excl. CBD)

 �Gothenburg CBD  �Malmö CBD  �Central Västerås

STOCKHOLM
Population* 975,904
Forecast population 2025 1,059,061
Population growth 2019-2020 1.90%
Employment rate 94%
New business start-ups** 18.1
Market rents, offices, CBD SEK 7,100 per sq.m.
Top rents, offices, CBD SEK 9,200 per sq.m.
Vacancy rate, CBD 3.00%
Yield requirement, CBD 3.25%

VÄSTERÅS
Population* 127,799
Forecast population 2025 150,000
Population growth 2019-2020 1.30%
Employment rate 92%
New business start-ups** 10.4
Market rents, offices, Central Västerås SEK 1,900 per sq.m.
Top rents, offices, Central Västerås SEK 2,700 per sq.m.
Vacancy rate, Central Västerås 4.50%
Yield requirement, Central Västerås 5.35%

GOTHENBURG
Population* 579,281
Forecast population 2025 624,534
Population growth 2019-2020 1.50%
Employment rate 93%
New business start-ups** 12.7
Market rents, offices, CBD SEK 2,900 per sq.m.
Top rents, offices, CBD  SEK 3,500 per sq.m.
Vacancy rate, CBD 3.30%
Yield requirement, CBD 3.90%

MALMÖ
Population* 343,821
Forecast population 2025 362,144
Population growth 2019-2020 1.90%
Employment rate 86%
New business start-ups** 13.7
Market rents, offices, CBD SEK 2,500 per sq.m.
Top rents, offices, CBD SEK 3,100 per sq.m.
Vacancy rate, CBD 6.00%
Yield requirement, CBD 4.50%

* Refers to the population of the municipality   
** Number of new customers per 1,000 residents

Source: Newsec, Statistics Sweden

MARKET OVERVIEW MARKET OVERVIEW
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A value-creating  
business model

Based on our vision – we create attractive and sustainable places that inspire 
people – our business model builds on three interacting core actions – manage-
ment close to customers, value-creating development and improvement, as well 
as strategic acquisitions and optimisation. Through these, we create value for 
customers, employees, society, shareholders and other stakeholders. 

KEY ACTIVITIES IN OUR BUSINES MODEL

Property management close to customers
Kungsleden’s property management focuses 
on people. Our properties are a way for us to 
create places and environments for a better 
working life in close cooperation with custom-
ers and with high sustainability ambitions. We 
own multiple properties in the same selected 
locations – clusters that allow us to adapt and 
sharpen our proposition according to tenant 
needs, and make an active contribution to 
development of the whole location.

Value-creating property development and 
improvement
Kungsleden develops, improves, modernises 
and customises properties with a focus on 
people. We always apply a cohesive view that 
focuses on health and well-being. Using mod-
ern solutions, services and sustainable mate-
rials, and through climate change adaption, 
we create vibrant and attractive premises and 
locations that simplify people’s everyday life, 
boost their job satisfaction, inspire them and 
contribute to sustainable urban development.

Strategic acquisitions and optimisation
Kungsleden is expanding and continuously 
optimising its property portfolio, with a main 
focus on sustainable and attractive offices in 
Stockholm, Gothenburg, Malmö and Västerås. 
At least half of our property value should be 
in Stockholm, and at least 70 per cent of the 
portfolio should consist of offices. Our sustain-
ability targets are ambitious and this aspect 
is central to evaluating acquisition and invest-
ment candidates.

1. ASSETS WE BRING  
TO OUR BUSINESS MODEL 

3. THE VALUE OUR BUSINESS MODEL  
CREATES FOR KEY STAKEHOLDERS 

2. A VALUE-CREATING,  
SUSTAINABLE BUSINESS MODEL 

Customers 
Customers are at the centre of everything we do. We 
contribute to their businesses by providing inspiring 
environments for their people and customers. We 
partner with our tenants, and work quickly to simplify 
their day at work. We measure customer satisfaction 
every year through surveys that generate supporting 
data for continuous improvement. 

Employees 
We offer an attractive and healthy workplace with 
good potential for personal development. We have a 
strong corporate culture, with our people stating that 
our primary strengths are the clarity of our goals and 
vision. We encourage active and healthy lifestyles, 
with packages including private health insurance 
for everyone. We continuously monitor the well-be-
ing and job satisfaction of our employees. We make 
improvements centrally and locally where necessary 
based on the results. 

Shareholders 
Consistent execution of our strategy creates good 
potential to increase our operating net and property 
values. We invest in our current holdings and projects, 
which contributes to portfolio value growth. We also 
keep financial risk low, with an LTV ratio of less than 
50 per cent. We increase dividends to shareholders as 
our profit from property management increases.

Community 
We contribute to vibrant environments and sustain-
able social development, and we make our locations 
more attractive. We want to create spaces where it’s 
inspiring, safe and enriching to be at any time of day. 
We’re reducing our climate impact and developing 
our properties sustainably, with a cohesive view of 
health and well-being. Sometimes we partner up so 
we can go further. We're the main sponsor of youth 
charity Fryshuset, and offer internships jointly with 
the Jobbsprånget nationwide headstart project for 
recently immigrated graduates.

Good customer relations 
•	An organisation that works close to  

customers and has a sharp customer focus 
•	Approx. 1,500 unique tenants across  

various sectors 

Committed people 
•	Committed professionals  

with rigorous skills 
•	A consistent strategy  

with good performance 

An attractive portfolio 
•	High-quality and attractive premises in  

desirable locations, focusing on offices
•	Nearly 90 per cent in priority  

growth markets, and the majority  
concentrated in clusters 

A strong financial position 
•	Moody’s rating Investment Grade (Baa3) 
•	Robust financial position, high interest cover-

age ratio and good earnings capacity

WE CREATE  
ATTRACTIVE  

AND SUSTAINABLE  
PLACES THAT  

INSPIRE  
PEOPLE. 

Property  
management  

close to  
customers 

Strategic  
acquisitions and  

optimisation

Value-creating  
property development 

and improvement

A VALUE-CREATING BUSINESS MODEL
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STRATEGIC PRIORITIES

The foundation of Kungsleden’s strategic direction consists of our vision of cre-
ating attractive and sustainable places that inspire people. Proceeding from 
our vision, our business model is based on three core activities: management 
close to customers, value-creating development and improvement, as well as 
strategic acquisitions and optimisation. Our long-term objective is to become 
Sweden’s most profitable and most successful listed property company, with 
the most satisfied customers in the market and the most dedicated employees. 
We will also generate attractive total returns for our shareholders. Our strate-
gic priorities below are based on developments in the business environment and 
resulted in a number of completed and planned activities in 2020. 

STRATEGIC  
PRIORITIES

Further develop the  
customer proposition

Grow our  
property portfolio

Increase the pace 
 of sustainability activities

STRATEGY – �Our attractive and 
functional premises in 
the right locations, for 
the right price give our 
customers an experience 
that’s out of the ordinary.

– �We are a close and flexible 
property manager who 
interfaces with customers 
through our own staff. 

– �We work proactively to 
create value for our cus-
tomers. 

– �We invest in projects and 
acquisitions.

– �We capitalise on the 
potential of rents and 
building rights.

– �We continue to focus on 
office properties in the 
priority growth markets of 
Stockholm (at least 50 per 
cent), Gothenburg, Malmö 
and Västerås.

– �Most of our portfolio is in 
clusters

– �Our sustainability activi-
ties are based on the UN 
Sustainable Development 
Goals and are a natural 
and integrated part of 
our business.

– �We create city districts, 
properties and offices 
that combat climate 
change while continu-
ously improving people’s 
health and well-being.  

 

ACTIVITIES 
2020

– �“3 min” concept of turn-
key offices for simple 
occupancy

– �Climate-smart premises

– �Symbiotic Building, our 
concept for properties of 
the future focusing on 
intelligent technology, 
health and well-being 

– �New visual identity and 
new brand strategy for 
selected development 
properties 

– �Opening of B26 co-work-
ing arena in Västerås

– �New acquisition in 
Västerås City

– �Inauguration of jail in 
Östersund

– �Ongoing work with devel-
opment properties

– �New sustainability strat-
egy

– �New target of becoming 
climate positive by 2035

– �Efforts to reduce the 
energy consumption of 
the property portfolio, 
for example, by installing 
fossil-free energy.

– �Electric vehicle fleet for 
property management

STRATEGIC  
PRIORITIES

Engage our  
people Digitalisation Innovation

STRATEGY – �We are to offer the in-
dustry’s most attractive 
workplace with many 
development opportu-
nities and an efficient, 
long-lasting organisation.

– �We are to have well-de-
fined core values and 
focus on leadership.

– �We continuously evaluate 
and develop how we work, 
centrally and locally. 

– �We integrate the digital 
perspective into our cus-
tomer dialogue and our 
corporate culture.

– �We actively monitor 
trends and innovation to 
understand their impact 
and how they can create 
value for our customers 
and ourselves.

– �We have the courage to 
try new working methods 
and services.

– �We develop new business-
es through partnerships, 
a creative culture and 
focus on brainstorming.

– �We engage with our cus-
tomers, each other, our 
business environment and 
the future. 

– �We think actively, and 
operate on a broader base 
than traditional property 
owners.

ACTIVITIES 
2020

– �New facility management 
organisation

– �Digital tools that support 
employees working from 
home 

– �Managerial training with 
a focus on the work envi-
ronment

– �Partnership with Frys
huset foundation to sup-
port single mothers during 
the pandemic to promote 
internal pride.

– �New collaborations to 
produce leading-edge 
technology in develop-
ment properties

– �Development of internal 
systems to enhance the 
work efficiency, for ex-
ample, new CRM system, 
intranet and image bank.

– �Started working on new 
external website

– �Further development of 
Symbiotic concept

– �Climate-smart premises

– �Innovation in major proj-
ects, such as Eden and 
Stettin. 

STRATEGIC PRIORITIES STRATEGIC PRIORITIES
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TARGETS AND PERFORMANCE

FINANCIAL TARGETS Target 2020 Outcome Performance

RETURN ON EQUITY

Over time, Kungsleden 
should achieve higher 
return on equity than 
comparable listed real 
estate companies.    202020192018

13.7 13.6

9.1

%

Despite an eventful year where affect-
ed by a global pandemic we succeed 
in achieving a return on equity of 9.1 
per cent.

PROFIT FROM PROPERTY 
MANAGEMENT 1,200 MSEK

2020 

 1,257 MSEK Goal exceeded.

VALUE-CREATING 
INVESTMENTS

Approx.

 1 BSEK
annually

202020192018

1,300 1,509 1,395
Target

Bn

Goal exceeded.

LTV RATIO ≤50 %
202020192018

47.3 45.8 45.0
Target

%

Goal achieved.

INTEREST COVERAGE 
RATIO  >2.5x

202020192018

4.1 4.6 4.5

Target

X

Goal exceeded.

SHARE DIVIDEND

Dividends should 
increase, keeping pace 

with profit from property 
management.

   202020192018

2.20
2.60 2.80

SEK

Profit from property management in-
creased by 6 percent. The board proposes 
that the dividend is increased by 8 percent, 
from SEK 2.60 to SEK 2.80 per share.

SUSTAINABILITY TARGETS Target 2020 Outcome Performance

ENERGY OPTIMISATION

2015–2020

20%
less energy in like-for-

like portfolio terms

by year-end 2020

28%
less energy

Goal achieved.

GREEN FINANCING

In the long term, the 
company is endeavour-
ing to finance all green 
assets with green bank 
loans.

2020

38%
38 per cent of arranged  
financing consists of green bonds 
and green bank loans.

GREEN LEASES
2020

120
2020

122
122 new green leases were signed in 
2020. We offer green leases as stan-
dard for all new tenants.

OPERATIONAL TARGETS Target 2020 Outcome Performance

YEARLY RENT INCREASE

Yearly increase

3%
in like-for-like  
portfolio terms

2020

4% Goal achieved.

TOTAL RETURNS
2020

5.4%
2020

7.0%
Our investment properties delivers a 
total return according to MSCI at 7.0 per 
cent and thus exceeds the index, on 5.4 
percent.

CUSTOMER SATISFACTION 
INDEX (CSI)

2020

75
2020

73
Despite the pandemic, which has 
affected the number of physical 
contacts with our tenants, we almost 
reach the goal of 75.

EMPLOYEE SATISFACTION 
INDEX (ESI)

2020

7.8
by year-end 2020

8.0
We exceed the goal and achieve our 
highest result ever.

 2025

KUNGSLEDEN’S NEW FINANCIAL TARGETS 
WITH A FOCUS ON GROWTH
 
Kungsleden is establishing new financial targets with a focus on growth and an 
even stronger financial position. The new targets stipulate that, for example, 
profit from property management is to increase by more than 30 per cent to 
SEK 1,650 million by 2025 and that the long-term LTV ratio is not to exceed 45 
per cent. 

Property value

55 
BSEK

Long-term LTV

< 45 
Per cent

Profit from 
property  

management

1,650 
MSEK

Interest  
coverage ratio

>2.5x 

Return on equity

> 10% 
Per year

Share dividend

 50% 

The property portfolio is 
to grow to at least SEK 55 
billion by the end of 2025.

Long-term LTV is not to 
exceed 45 per cent.

Profit from property management 
is to amount to at least SEK 1,650 

million by 2025. 

Interest coverage ratio is to 
exceed a multiple of 2.5.

Return on equity over time 
is to amount to at least 10 

per cent per year.

Kungsleden’s share dividend is to 
increase over time and comprise 

at least 50 per cent of profit 
from property management 

after nominal tax. The new divi-
dend policy should apply as of 

the 2021 financial year.

On page 44 you can read more about our new sustainability strategy with the goal of becoming 
climate positive in the entire value chain by 2035.

TARGETS AND PERFORMANCE NEW FINANCIAL TARGETS WITH FOCUS ON GROWTH
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