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2018 SO FAR...

CAPITAL MARKET
Feb 22nd Corem issues 850 mln SEK bond
Corem Property Group will issue a 850 million SEK bond in order 
to refinance a previous bond coming to maturity. The usecured 
bond has a maturity date on March 1st, 2021 and a coupon of Stibor 
3M plus 4,35 per cent.

Feb 20th Trianon enters the bond market
Malmö-based Trianon issues a unsecured amounting to 
350  million SEK. The bond is issued on the Nordic market and has 
a three year time-to-maturity with a floating coupon of Stibor 3M 
plus 4,5 per cent.

Feb 20th Rikshems A- rating confirmed 
S&P Global confirms the rating of housing company Rikshem. The 
company, which is a joint venture between AP4 and AMF is rated 
A- with a stable outlook.

Feb 16th Fabege is assigned investment grade rating 
Moody‘s assigns the rating Baa3 to Fabege, the company‘s initial 
public rating. The outlook is stable.

Feb 15th SBB traded at First North Premier 
The Nasdaq Stockholm Stock Exchange promotes 
 Samhällsbyggnadsbolagt i Norden shares to First North Premier as 
the company works towards a main market listing.

Feb 9th Mandatory bid offer on Tobin Properties 
Klövern makes a mandatory bid offer on all shares in Tobin 
 Properties following the investment of 150 million SEK in order 
to rescue the housing developer. Klövern offers 22,65 SEK per 
ordinary share and 108,5 SEK per preferred share. The Tobin board 
does not recommend the offer.

Feb 9th Jan Litborn nominated chairmain of Fabege 
The nomination committee of Fabege nominates Jan Litborn as 
the company‘s new chairmain succeeding Erik Paulsson. Litborn 
vas appointed to the board in 2017.

Feb 5th Anders Jarl nominated chairman of Wihlborgs 
As legendary investor Erik Paulsson steps down as chairman of 
Fabege and Wihlborgs, both companies need new chairmen. 
In Wihlborgs, CEO Anders Jarl is nominated new chairman and 
Ulrika Hallengren will take over the helm.

Feb 5th Hemsö borrows 800 mln SEK from NIB 
The Nordic Investment Bank lends 800 million SEK to Hemsö. 
The loan is unsecured and the time to maturity is eight years. The 
funds will be used in the development of a property in Hagastaden.

Jan 25th Klövern issues 1,5 bln SEK bond 
As a part of its recently established MTN-programme, Klövern 
 issues a 1,5 billion SEK bond. The unsecured bond has a floating 
rate of Stibor 3M plus 3,5 per cent and matures in February 2021.

Jan 21st SBB issues 750 mln SEK bond 
Samhällsbyggnadsbolaget i Norden issues a bond amounting to 
750 million SEK. The bond is unsecured with a time-to-maturity of 
three years. It is issued on the Nordic money market with a floating 
coupon of Stibor 3M plus 390 basis points.

Jan 18th Hemsö issues eurobond 
Hemsö, one of a handful of Swedish companies active on the euro 
market issues a 50 million euro bond. The time-to-maturity is 
15 years and the coupon is fixed at 2 per cent.

Jan 15th Wallenstam issues 400 mln SEK bond 
Wallenstam utilizes its recently established MTN-framework to 
issue a 400 million SEK unsecured bond. The bond has a fixed 
coupon of 0,68 per cent and matures in two years.

Jan 15th S&P assigns BB-rating to SBB 
S&P Global assigns a public rating of BB to 
Samhällsbyggnadsbolaget i Norden. The rating has a stable 
outlook. It is the company‘s second public rating as Moody‘s has 
previously assigned it the rating B1.

PROPERTY MARKET
Feb 16th Sells Helsinki offices for 190 mln EUR 
Illmarinen sells a Helsinki office building to Deka Immobilien 
for 190 million EUR in the largest ever singel office transaction 
in Finland.

Feb 16th Klövern invests 1,44 bln DKK in Denmark 
Klövern buys a centrally located office building in Copenhagen 
for 1,44 billion DKK. It is Klöverns second acquisition in the 
Danish capital.

Feb 1st Kungsleden buys for 1 bln SEK 
Kungsleden has agreed with Skanska to buy the property 
Tändstickan in Göteborg för cirka 1 billion SEK.

Jan 31st Mengus sells to DnB 
A Mengus operated fund sells the fully let office building HagaBlue 
in Solna to DnB for an undisclosed amount.
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GLOBALLY CONNECTED
DLA Piper has the largest team of real estate 

lawyers in the world.
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Welcome

SEVENTEEN YEARS AGO, Fastighetsnytt launched Business Arena in 
Stockholm, at the time a fairly modest property market conference 
event mainly focusing on property management. As the years have 
passed, Business Arena has grown steadily and is now the leading 
property event in Scandinavia and northern Europe. At  Business 
Arena we bring together top level executives in the  property 
 sector with municipalities and local governments, architects and 
 engineers, banks, asset managers, etc. Our aim is to facilitate 
 meetings and business and ultimately to contribute to increased 
knowledge and moving the sector forward.

Every year, we organize five Business Arena events in  Sweden, 
in different parts of the country, but now the time is right to take 
the next step. The Nordic property sector is undoubtedly doing very 
well, and it is undisputedly one of the most liquid and  important 
markets in Europe, yet foreign investment in the sector appears to 
be disproportionally low in a global context. Regardless of whether 
it is direct or indirect investment, the sector would of benefit from 
increased international investment and a diversification in the 
sources of capital.

At Business Arena London we will give you the opportunity 
to receive valuable insights into the Nordic property markets. 
Meet top level executives from the property industry and leading 
 experts and learn all you need to know to make a well-informed 
 investment decision, right from the horse’s mouth.

Robust and steadily growing economies often considered safe 
havens, political stability for over 70 years, the lowest corruption 
on record and liquid markets that have yielded double digit returns 
on investment for more than a decade. Investment in the Nordic 

property sector should be a no-brainer and the aim of Business 
Arena London is to bring together and promote the relationship 
between the sector and the global capital market. That is a win-win 
for everyone. n

See you in London on May 17th!

Fastighetsnytt Förlags AB Gjörwellsgatan 30, 112 60 Stockholm
Tel: +46 (0)8 652 89 80 E-mail: redaktionen@fastighetsnytt.se 
ISSN: 01104-8913 Printed by: Rolf Tryckeri AB Cover photo: iStock

Art Director: Petter Furå | Fastighetsnytt is a part of Bonnier

3041 0792

Rolf Tryckeri AB

SVERRIR THÓR
sverrir.thor@fastighetsnytt.se

Your guide to
investing in Nordic
property markets!

Fastighetsnytt 2018 9
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Here is a brief summary of the trends and 
events that characterised the Swedish 

news year in civil engineering 2017.
Text: Mattias Fröjd

2017 IN
REVIEW
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THE YEAR BEGAN with the news that Bonnier had 
 acquired Fastighetsnytt Förlags AB and in May we 
move to our new offices in Marieberg.

New owners

The flight from 
C-level jobs

AFTER LAUNCHING THE SO-CALLED SWEDEN NEGOTIATIONS 
in the summer of 2014, the objective has now been achieved. 
Things moved fast in 2017, where the first agreements were 
signed in February; since then a total of 20 municipalities and 
6 regions got on board during the year. The final report was 
submitted to the Minister of Infrastructure Tomas Eneroth on 20 
December. The report addresses a new fixed link to Denmark, 
railway in the north, bicycle measures, etc., but the crowning 
touch is, of course, the 750 km high-speed railway between 
Stockholm and Gothenburg, and Stockholm and Malmö. An 
important part of the negotiations has also been linking housing 
construction to infrastructure investments. Here, municipalities 
and regions have undertaken to build 285,400 new homes.

Now, the issue of high-speed trains has been left in the hands 
of the government. Funding is, as always, crucial. The Sweden 
negotiators, HG Wessberg and Catharina Håkansson Boman, 
 propose loan financing to enable a rapid deployment of the  entire 
system, which could result in completion by 2035. Using only 
public funding construction at a pace allowed by the  economy, 
as proposed by the government, would,  according to the Sweden 
negotiations, involve another 60 years of  construction.

In the 2018 spring budget, we will find out whether a 
 completed high-speed system can be achieved in 2035 
or in 2095.

2017 WAS THE YEAR WHEN MANY RENOWNED 
CEOs and board members in the real 
estate sector chose to quit and move 
on in their careers. To name a 
few, Ulrika Franche, Lennart 
Karlsson and Ulf Nilsson D. left 
Tyréns, Heba and Carnegie 
 respectively. Furthermore, 
Gustaf Hermelin stepped 
down as CEO to pursue board 
work. Billy McCormac left 
Fastighetsägarna Stockholm, 
Erik Paulsson leaves the post as 
Chairman of Wihlborgs and Fabege, 
as well as the Catena Board, and Johan 
Karlström, Skanska CEO, announced 
that he will step down in 2018. 
And Peter Wågström was fired 
from NCC. The shortest 
employment award went 
to Thomas Bodström, 
who did not even get to 
start his job as governor 
before he had to 
step down.

SWEDISH 
HIGH-SPEED 
RAILWAY 
 NEGOTIATIONS 
CONCLUDED

The governments negotiators 
HG Wessberg and Catharina 
Håkansson Boman.
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ONE OF THE HOT TOPICS has centred around where the 
company Northvolt’s new lithium-ion battery factory will 
be built. Skellefteå got the better end of the deal and plans 
for a plant that will generate a couple of thousand new jobs. 
A smaller research and development facility will be based 
in Västerås. The only thing missing now is the funding of 
 approximately SEK 40 billion.

Battery feast

HOUSING
– from hot to not
THE HOUSING HYSTERIA CONTINUED into 2017 
with a strong construction rate. The government 
identified areas for nine new cities and districts, 
the Sweden negotiations shook hands with the 
municipalities on almost 300,000 new homes, and 
double tracks between Stockholm and Uppsala 
makes for another 50,000. But the market jolted 
in the second half of the year, followed by excess 
supply (in the upmarket segments, affordable 
housing is still lacking) and stricter amortisation 
requirements. We saw housing developers redirect 
projects from tenant-owner apartments to rental 
apartments, while both NCC and Oscar Properties 
issued profit warnings and had to sell projects. To 
be continued in 2018.
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Northvolts factory will be

built in Skellefteå.

#METOO
THE POWERFUL WAVE where sexual harassment was brought to 
light through social media swept the world. In Sweden, a  number 
of professionals, including the construction industry and  architects, 
stepped forward and provided evidence using the hashtag 
 #sistaspikenikistan. Hopefully, we will see a 2018 of actions and 
initiatives that can achieve a working environment where respect 
means something.

Fastighetsnytt 201814
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LET’S SET UP A
CONSORTIUM
THE FACT THAT SEVERAL COMPANIES JOIN FORCES to draft proposals 
or offer a comprehensive solution for an area, was a common feature 
during the year. Most noted, perhaps, was the presentation of the plans 
for Culture Casbah in Malmö that was presented just before the turn of 
2016/2017. Balder, Heimstaden, Victoria Park and MKB set up a joint 
venture that acquires 1,650 existing apartments in the immediate area, 
and is responsible for the construction of 200 new apartments and 30 
premises for commercial activities, as well as a new landmark in the 
form of the 22-storey tower.

In Gothenburg, the consortium “Plats för Göteborg” with Balder, 
Castellum, HSB, Platzer, Riksbyggen, Skanska, Stena Fastigheter, 
Wallenstam, the architects Semrén & Månsson, White, Wingårdhs and 
Sweco have pooled their efforts to attract land. The companies want 
to have the land between Valhalla and Ullevi allocated to them to 
develop a city featuring housing, shops, restaurants and hotels. If they 
get it, the companies will finance the new multi-arena, said to cost 
 approximately SEK 2 billion.

In Stockholm, as many as five consortia applied to build on the 
ground at the former Söderstadion and Hovet. Wallenstam, Åke 
 Sundvall and Castellum won the contract.

Things are coming along 
for the Riksbank
FINALLY! That is probably how the conversation went in the Riksbank now that the 
much-vaunted inflation target seems to have settled around 2 percent. Then they opt to 
reintroduce a tolerance interval and change the measure from CPI CPIF. Otherwise it is 
business as usual, the interest rate remains unchanged and outgoing Stefan Ingves stays.

RIKSBANKEN

Stefan Ingves will stay 
on as governor of 
Sveriges Riksbank.

Green is keen
ISSUING GREEN BONDS is a great growing trend. In 
other words, borrowing capital to invest in projects 
in, for  example, renewable energy, energy efficiency 
or green buildings. Among the issuers of green bonds 
during the year were Specialfastigheter, Svensk 

 Fastighetsfinansiering, Platzer, Fabege and 
 Atrium Ljungberg. Aiming 
 slightly higher, 
 Vasakronan launched 
dark green bonds.

”Söderhov”, the location formerly of 
Söderstadion and Hovet.

Fastighetsnytt 2018 15
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Housing research
LAST TIME WHAT WE NOW CALL BOSTAD 1.0 saw the 
light at KTH was in 2001-2003. A number of PhDs, 28 
 reports and published articles was the result. However, 
the current housing market looks very different, so it is 
felt that it is time for a retake of housing research and 
Bostad 2.0 is being launched.

– The market has changed quite radically. One could say 
that there is no housing policy today and for some years, 
that is, there is no one who treats the housing market 
holistically and it is our ambition in this project to be 
holistic, Stellan Lundström, Professor Emeritus of Real 
Estate Management at KTH, commented in an interview 
with Fastighetsnytt.

Investment
rain over
Denmark
THERE IS A WILLINGNESS TO INVEST, 
but perhaps Sweden is considered 
expensive at the moment. In any 
case, there has been a minor invasion 
of our neighbouring country with 
 several large investments from 
 Swedish real estate companies. 
 Wihlborgs is there, of course, but, 
during the year, we have also seen 
Klövern, Niam and Akelius invest. 
However, the heavy buyer was 
 Heimstaden, which invested almost 
SEK 12 billion during the year. 
 According to News Øresund, Swedish 
investors own property worth SEK 40 
billion in Denmark.

SKISSERNAS MUSEUM IN LUND was awarded the 
 Kasper Salin award. Architects are Elding  Oscarsson 
and the project was commissioned by 
Statens Fastighetsverk.

Kasper Salin 
award 2017
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Skissernas Museum 
was awarded the 
Kasper Salin Award.

One of the 
buildings acquired 

by Heimstaden.
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T he biggest riser on the  Stockholm 
Stock Exchange last year was 
Corem’s A-share. The share rose 
by 50.3 percent from the last 

trading day of 2016 to the last trading day 
of 2017, which is almost 20 percent more 
than Victoria Park, the second biggest 
 riser. Among the fallers, housing developer 
SSM topped the list. This, according to a 
 compilation made by Fastighetsnytt.

As previously indicated, the stock 
 market was two-fold last year, the  tradi- 
tional real estate companies did well, while 
it was tougher for housing  developers and 
construction companies. This confirms 
the compilation made by Fastighetsnytt. 
Most real estate companies are rising, with 
 Hufvudstaden and Atrium Ljungberg as 
clear exceptions, while housing  developers 
are slumping. The compilation includes 
the companies that are included in the 
 property price index of the Stockholm 
Stock Exchange. Where companies have 
more than one share listed, the most liquid 
share has been used – except in the case 
of Corem where the B-share only has been 
listed since 8 December 2017.

As mentioned initially, the biggest riser 
in 2017 was precisely Corem’s A-share. 
The fact that the rise was as drastic as 
 indicated in the figure may be attributed 
to the  considerable confusion arising from 
the  valuation of the share at the time of 
the split in December. The share price went 
up and down like a yo-yo, a trend that has 
continued in the new year. On the other 
hand, it rose quite sharply up to the break-
point on 7 December, 37.5 percent from 
the start of the year.

Victoria Park’s B-share was the second 
biggest riser, up 31.3 percent,  followed by 
Hemfosa up 29.3 percent. Other  compa- 
nies in the top 5 list are the logistics 
 companies Catena and Sagax, reflecting 
the economic boom that is being felt in the 
logistics segment.

ONLY FOUR TRADITIONAL real estate compa- 
nies have seen their shares fall in price 
in 2017. Hufvudstaden’s A-share was the 
 biggest faller, down 8.7 percent, followed 
by Atrium Ljungberg, down 8.3 percent. 
Diös has fallen by 7.1 percent, which is 
solely attributable to the reissue that was 
made at the start of the year, where the 
share was shorted substantially due to 
 trading of subscription rights. The Diös 
share took a beating in this context, but has 
recovered much of the lost ground.

The fourth falling share was Heba, who-
se value fell by 2.6 percent and  other falling 
shares included the  housing  developers’. 
Much has been written about how the 
 housing market turmoil has  affected the 
housing developers’  share  prices, so there is 
nothing else to add about it, but the fact that 
the falling real estate companies (in addition 
to Diös) are  precisely  Hufvudstaden, Atrium 
Ljungberg and Heba is causing quite a stir. 
They are among the most sound and solid 
real estate companies of the stock exchange 
and are not really known to take big risks, 
which in itself may be precisely the reason 
why the shares have taken a beating. It may 
well be that the market risk appetite has 
picked up, in which case risk-averse compa-
nies are not to the liking of the market. n

SVERRIR THÓR

COREM AND 
VICTORIA PARK LAST YEAR’S
STOCK MARKET 
WINNERS
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A comparison of the property price index of the Stockholm 
Stock Exchange with Fastighetsnytt’s slightly broader 
 community-building index, FSBX, reveals a twofold picture.

Text: Sverrir Thór

R eal estate has, as usual, done 
well in the stock market during 
2017, while the  construction 
sector has run at a massive 

loss, leaving its mark in the FSBX. Thus, 
at lunch time on the last trading day 
of the year, FSBX PI has fallen by 1.48 
 percent since the beginning of the year, 
while the stock exchange property price 
 index, OMX Stockholm Real Estate PI, has  
isen by 6.47 percent since the beginning 
of the year.

An increase of 6.47 percent may seem 
quite small over a year, at least  compared 
to the phenomenal development in  recent 
years, but it must be borne in mind that 
one of the main components of the stock 
ex change property price index, the  housing 
deve loper JM, has fallen by almost 30 
 percent and the competitor Bonava, which 
also is a major company, has fallen by  almost 
20 percent. Now, JM’s weight in the index 
has certainly decreased in recent years, 
 since mainly  Balder and  Castellum have 

 become significantly  larger  companies, 
but the housing developer should still 
be a heavy component in the stock ex-
change  property price index.  Indeed, the 
 movement of the index in 2017, despite 
JM’s and Bonava’s decline, indicates that 
the real estate sector still is doing very well.

GOOD SPIRITS

This should come as no surprise; the under - 
lying fundamentals with a continued boom- 
ing economy and low interest rates that 

TWOFOLD
THE 2017 
STOCK MARKET IS

SPECIAL ISSUE
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combined result in rising values remain 
 robust. In other words, the industry is doing 
well, and those who have  listened to the IR 
pod during the year should  probably be able 
to sense confidence among the real estate 
company  leaders. The only fly in the oint-
ment, given that the  housing market feast 
does not spill-over into the  commercial side, 
is the  continued  un certainty  surrounding 
the tax  legislation, more  specifically the 
 packaging report and the new interest de-
duction  rules. The new rules would  enter 
into  force in 2018, but time will tell if that 
 really is the case, and as regards the interest 
 deduction  rules, we shall see if the govern-
ment  chooses to  implement the “tougher” 
version  previously  communicated.

The upcoming tax changes may well 
be a partial explanation to why the 
 property price index “only” had risen by 
6.5 percent during the year. In that case, 
the market has, at least to some extent, 
 anticipated new tax regulations. If not, the 
new  regulations should adversely  affect 
the real estate  companies’ share prices, 
but on the other hand, it can actually be 
seen as  positive when the uncertainty is 
 eradicated. Events will show, but with the 
benefit of hindsight of the last few years 
and the strong underlying trade, we can be 
fairly sure that there will be a general price 
rise for property shares also in 2018.

TOUGH YEAR FOR 

HOUSING DEVELOPERS

It has been hard to identify a clear stock 
 market trend in 2017. For the real estate 
companies, it has been business as usual, but 
what has stood out is the bad year for  housing 
developers and construction  companies. 
Although it is still too early to say that 
the housing market is exhausted, housing 
 developers’ share prices have been severely 
affected by the concern that has character-
ised the market in the fourth  quarter. This 
applies in particular to  companies, such 
as Oscar Properties and  Tobin Properties, 
which are aimed at a luxury segment in a 
geographically limited market.

Tobin’s share has fallen by more than 70 
percent during the year and the company’s 
principal owners had to dilute  themselves to 
save the company. Whether Oscar  Properties 
will be forced into a  defensive reissue in 
2018 remains to be seen, but  Oscar has sold 
assets  amounting to  approximately SEK 2 

billion to ensure its  liquidity. Also, Tobin 
has had to withdraw from  projects and this 
has  allowed  financially strong  commercial 
actors to buy good property at bargain 
 prices, most  recently Kungsleden.

JM and Bonava have been hit hard on 
the stock exchange, but in these  companies, 
there is no doubt that they will be able to 
cope with the “crisis” and if the rumours 
on the market are true, they have also been 
able to secure good projects for the future 
at bargain prices.

A LOST YEAR

Of the three listed construction giants, it is 
mainly Skanska and NCC that have been 
hit hard, and in both cases, the decline 
of 20 and 30 percent, respectively, during 
the year can be attributed to write-downs 
in projects outside Sweden. NCC has had 
a really tough year with major  write- 
downs and hence a poor profitability that 
 eventually claimed a victim in the form of 
CEO Peter Wågström, who had to leave the 
company at the end of October. How NCC 
has been affected by the spin-off of Bonava 
in 2016 is unclear, but it has hardly had a 
positive impact so far.

For the shareholders of the construction 
giants, 2017 has been a tough year, not to 
say lost year, but that in turn creates a lot 
of recovery potential in 2018.

As often is the case, it is hard to make 
predictions about the coming year, the 
 future is a clean slate, as they put it. As 
 mentioned above, an important  parameter 
is the tax legislation and housing feast, 
which may well spill over into other 
segments of the real estate market – in 
 particular if the economy takes a beating – 
but perhaps the most important parameter 
of all is the interest rate situation. There 
are strong indications that the Riksbank 
will raise interest rates in 2018, in that 
case at the end of the year, but we can be 
quite confident that the Swedish real estate 
market will operate in a low interest rate 
environment for a long time to come. n

For the 
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The figures were lower on the Swedish transaction market 
compared to 2016, but it was also expected. The big deals 
failed to materialise, but at the same time, the Swedish actors 
were active in our neighbouring countries.

Text: Mattias Fröjd

A ccording to Pangea Property 
Partners, the forecast for this 
year’s trading volume amounts 
to approximately SEK 150 

 billion after a strong finish in December. 
That is approximately 30 percent lower than 
last year’s record high of SEK 210  billion.

– There have been no giant deals this 
year, if you make a SEK two billion deal, 
you almost make the top five lists. There 
have been a few somewhat large resident ial 
portfolios and some major single objects in 
Stockholm, but no corporate  transactions 
like Norrporten last year or Sponda in 
 Finland, says Mikael Söderlundh, Partner 
at Pangea.

Remarkably, the number of deals is 
in line with last year at approximately 
450 deals over SEK 50 million. In terms 
of  volume, however, our Nordic neigh-
bours have done very well. Norway sees 
an  increase of over 10 percent, and both 
 Finland and Denmark increase by as much 
as 30 percent.

– If you look at the Nordic countries 
as a whole, we arrive at an almost identi-
cal  trading volume as last year, just over 
SEK 400 billion. The decline in Sweden is 
 compensated by the increase in our neigh-
bouring countries, says Mikael Söderlundh.

A trend, according to Mikael  Söderlundh, 
is a greater focus on inventory/logistics, 
 accounting for almost 15 percent of the 
transaction volume this year, a substantial 
increase from 8 percent last year. This  comes 
after the lengthy boost of e-commerce, but 
we are now starting to see some business 
volumes as it has become interesting for 
 institutions and also new actors. Otherwise, 
it is business as usual in Sweden. Housing 
leads the market with approximately 35 
percent of the volume. Here, for example 
Heimstaden has been extremely active in 
the transaction market during the year. 
 Noteworthy acquisitions in Sweden that 
can be mentioned are the cooperation on 
Culture Casbah in Rosengård, Malmö, the 
acquisition of Ståhl Fastigheter as well as 

2017: STRONG
YEAR FOR
TRANSACTIONS
IN THE NORDIC  COUNTRIES
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400 billion
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1,600 apartments in Umeå. But it has been 
very much about Denmark for the  company; 
almost 3,500 homes, many of which are 
project properties have been purchased for 
almost SEK 12 billion. The single largest 
 acquisition took place in September with 
the purchase of 26 properties in five regions.

Other actors have also seen Denmark as 
a good investment. Niam acquired all  shares 
in the privately owned real estate  company 
HD Ejendomme A/S whose  portfolio is 
 valued at over SEK 5.5  billion. Balder 
bought four hotel  properties in  central 
Copenhagen for a total of SEK one billion. 
 Wihlborgs has invested SEK 2.3  billion 
and Akelius Residential bought  eleven 
 properties comprising 128  apartments in 
Copenhagen for SEK 480 million.

Otherwise, Akelius has continued the 
divestment of its residential properties in 
Sweden. In two separate deals  totalling SEK 
3.8 billion, 2 229 apartments in  Helsingborg 
were sold to Willhem and the Folksam 
 Group. And in December, the   largest deal 
of the year (so far) was  completed, where 
 Akelius sold a portfolio of 27  residential 

properties with 1,420 apartments in the 
outskirts of Greater Stockholm. The buyer 
was D. Carnegie & Co and the price  landed 
at SEK 2.47 billion. A few days later, 
 another SEK 765 million were bought from 
the public housing sector in Västerås.

But also, the other Nordic countries have 
been attractive to investors. In Finland, 
Blackstone and Areim launched a joint bid 
for the Finnish real estate company  Sponda 
of almost SEK 17 billion. Then we have 
also seen a couple of Swedish purchases in 
Norway, which is unusual,  including the 
acquisition by Samhälls byggnadsbolaget 
of DNB’s headquarters in Oslo for SEK 4.5 
billion and nine  community properties for 
SEK 1.2 billion.

– The Nordic countries as a whole are 
very active and the volume this year has 
been largely driven by cross-border deals. 
Many Swedes find it expensive in  Sweden, 
but have money and want to invest, in 
 particular in Finland and Denmark. In 
 certain segments, you get a one percent 
higher dividend yield, while the economy 
really has taken off in Denmark and in 

 particular Finland during the year. While 
the Swedes are a big buying group, we 
are not alone but the proportion of foreign 
buyers is very high this year, approximately 
60 percent in Denmark and over 80  percent 
in Finland, says Mikael Söderlundh.

For Mikael Söderlundh, the first half of 
2017 was marked by the packaging issue 
and the second half by the housing prices. 
It focused on these two issues, although not 
much came of the packaging report and the 
housing prices still have not fallen that much. 
So, what can we look forward to in 2018?

– It can be an eventful year. Slightly 
more difficult market conditions where 
everyone will not earn money automati-
cally. In 2017, office and logistics have 
been winners, not least on the stock 
 market, while the housing developers and 
builders have seen slow progress. There 
has been a decoupling, where things go in 
different directions, which can trigger new 
kinds of business in 2018. There is a great 
deal of investors on the side-lines right 
now waiting for interesting opportunities, 
says Mikael Söderlundh. n

THE 10 LARGEST TRANSACTIONS
IN SWEDEN 2017

MONTH BUYER SELLER OBJECT EST. VALUE

December D. Carnegie & Co Akelius 1,420 apartments in larger Stockholm area SEK 2.5 billion

January Alecta Carlyle 10 buildings (housing projects) in Nacka Strand SEK 2.3 billion

February CBRE Global Investors Starwood Handelsplatsen Bromma Blocks i Stockholm SEK 2.3 billion

January M&G Real Estate Niam V The office facility Blekholmen in Stockholm CBD SEK 2.2 billion

December China Investment Corporation Blackstone/Areim 9 logistic facilities in Sweden (part of a larger portfolio) SEK 2.0 billion

December Humlegården Länsförsäkringar Liv Two office facilities in Stockholm SEK 2.0 billion

June Folksam Akelius 1,161 apartments in Helsingborg SEK 1.9 billion

June Willhem Akelius 1,138 apartments in Helsingborg SEK 1.9 billion

July Several Platzer Construction rights for about 2,000 apartments in Gothenburg SEK 1.8 billion

August SPP Fastigheter NREP 11 trading facilities around Sweden SEK 1.8 billion
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A fter many years where the 
debate has centred on how 
housing construction could 
increase, 2017 could be men-

tioned as the year it happened. During the 
first three quarters of the year, construction 
started of 49,800 apartments according to 
preliminary figures from SCB. That is an 
 increase of 11 percent compared to the 
same period the year before.

At the same time, the year has been 
marked by a new kind of debate – where 
more and more concerns have been  raised 

about what it really is we are building and 
how it impacts people and the market. 
Once the construction rate picked up, the 
market reacted somewhat coolly – and, as 
the year-end approaches, new  production, 
which in the year received increasing 
 criticism for being too expensive – becomes 
increasingly hard to sell/hard to let.

SOCIAL ISSUES IN FOCUS

If we are to take the housing policy 2017 
from the beginning, we can take another 
part that marked the year as a starting point: 

the social pieces of the housing  policy. It 
was in February that the Social  Democrats 
appointed a new group of experts from the 
construction industry, headed by Veidekke 
Lennart Weiss. The aim of the group is to 
develop alternative action for a new social 
housing policy, to strengthen economically 
vulnerable groups.

The year went on and while Fastighets-
nytt wrote about land allocations and new 
housing projects nearly every day, Minister 
of Finance Magdalena Andersson present-
ed this year’s spring change budget. For the 

INCREASED 
CONSTRUCTION 

RATE IN 2017
...AND A SHAKY MARKET

It has been an eventful 2017 in terms of developments in the 
Swedish housing market. The construction rate has picked up, 

state construction bonuses have been distributed and the rental 
issue is still being discussed intensively. But maybe the year will 

be remembered as the year the market turned around?

Text: Maria Nordlander Photo: Dreamstime
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real estate industry, news was scarce, even 
though the industry had hoped for more.

Marie Linder, Chairman of the Tenants’ 
Association, said in particular, that it had 
 hoped to see a tax reform in the rented sec-
tor to further boost the housing construction.

– In view of the fact that there was a 
great deal of discussions about different tax 
proposals for today’s budget presentation 
that have not been expressed in the bill, we 
assume that the government will include 
the issue of fiscal imbalance in this autumn’s 
budget discussions, said Marie Linder.

In May, the National Board of  Housing, 
Building and Planning presented its 
 housing market survey, which indicated 
that construction would keep  increasing 
during the year and in 2018. A total of 
255 of the 290 surveyed  municipalities 
 maintain that there is a shortage of 
 housing, 15 more than last year.

However, the National Board of 
 Housing, Building and Planning  indicated 
that it is hard to assess the strength of 
demand and capacity in the  construction 
 sector. These uncertainties imply that a 
slight  decline in housing starts in 2018 can-
not be ruled out.

NEW CITIES AND HOUSING POLICY 

SPOKESPERSONS

The government kick-started the  housing 
policy autumn in September by  presenting 
a program to coordinate larger,  aggregate 
exploitations. Swedish Housing  Minister, 
 Peter  Eriksson, presented nine areas in 
six  municipalities that government  co- 
ordinator  Johan Edstav had chosen to 
 proceed with on the basis of the mission of 
enabling plans for new sustainable urban 
areas and cities.

– In total, this is about approximately 
100,000 new homes. The idea is that the  state 
should be able to remove obstacles to ex-
ploitation by supporting the  development of 
new infrastructure. It can include new tracks, 
station locations and aid for  innovations. Two 
new railway lines to  Uppsala in the national 
infrastructure plan is a clear example of 
how this work already has produced results, 
commented Peter Eriksson.

Later, the autumn budget was present-
ed, which, just as the spring change 
 budget, was met with disappointment in 
the   industry, which felt it focused far too 
little on the real estate industry issues. 

In the autumn, the Moderate Party 
also appointed a new housing policy 
 spokesperson and possible candidate for 
the ministerial post, depending on next 
year’s parliamentary elections. Mats Green 
was appointed in October, and believes 
that we need to change fundamentals of 
housing policy.

– There is no area of society that is not 
hampered by the housing crisis. It spills 
over into all policy areas and now runs so 
deep that we can no longer keep polishing 
the margins. We need to start changing 
fundamentals of housing policy. There I 
have a clear and strict mandate, he said 
in an interview with Fastighetsnytt shortly 
 after he took office.

TIGHTENING OF THE AMORTISATION 

REQUIREMENT

With all due respect to Mats Green and 
the autumn budget – the talk of the 
 autumn regarding housing policy must 
still be the tightening of the amortisation 
 requirement. It was in November that the 
Financial Supervisory Authority  presented 
its proposal, which already had been 
 discussed during the year, and  passed on 
the  decision-making to the government. 
Under en  presskonferens drygt två veckor 
senare sin finansmarknadsminister Per 
 Bolund meddelade att regeringen går 
 vidare med det skärpta kravet, som ska 
börja gälla i mars 2018.

– Household debt has risen sharply over 
a number of years. The mounting debt  poses 
major risks to the Swedish economy. It is 
reasonable that new mortgagors who take 
out large loans in relation to their  incomes 
amortise their debts, said Per Bolund.

The amortisation requirement sparked 
strong reactions from the industry – which, 
in short, argued that the timing was 
 horrific. The announcement was made at 
the same time as more and more evidence 
started to suggest that the housing market 
was on its knees.

During a lengthy period of record price 
increases in the housing market, prices start-
ed to stagnate, and in many places, also 
decrease. This, together with the fact that 
 several companies, including  Wallenstam, 
Tobin Properties and  Oscar Properties, 
 started to rearrange their  portfolios to  bolster 
up against difficult times – caused the market 
to shake. Several experts believe that it is the 

first months of 2018 that will show if we are 
facing a real or a passing crisis.

Otherwise, we welcome an  eventful 
2018 on several fronts. Election year  usual- 
ly means more politics in general – more 
political debates, positions and commit-
ments. It remains to be seen how big a part 
the housing policy will play. n

THE GOVERNMENT INVESTS SEK 30 
 million in a digitalised community-
building process. Lantmäteriet and the 
National Board of Housing, Building 
and Planning are commissioned to 
promote the process.

THE RENT OF 256,068 apartments has so 
far been negotiated for next year. The 
average rent increase is 0.74 percent 
for the public housing sector and 0.88 
percent for private property owners.

THE NATIONAL BOARD OF HOUSING, 

Building and Planning announced that 
the government is awarding a total of 
SEK 1.8 billion to two-thirds of Sweden’s 
municipalities. The winner is Stockholm 
County, which is granted a total of SEK 
471 million.

80,000 NEW HOMES BY 2025. That is 
the new housing target of the City of 
Stockholm in the new budget that was 
presented in October.

FOLLOWING SEVERAL YEARS of 
to-ing and fro-ing, the government 
 announced that SEK 50 million have 
been allocated in the autumn budget to 
the relocation of Bällstaradarn outside 
Stockholm, which, in many people’s 
eyes, has been one of the biggest 
obstacles to housing construction 
in the city.

INVESTIGATOR JAN JOSEFSSON 
 produced a report on black trade in 
the rental market that was submitted 
to the government during the year. 
Among the actions listed to counter 
illegal trade of rental apartments are 
increased sentences – including prison.

OTHER 
HOUSING 
POLICY 
EVENTS
IN2017:
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Bonds are now a common feature of the funding mix of 
most  major Swedish real estate companies. So far,  funding 
 themselves in the Swedish market has been enough, but now 
more and more  companies are looking to funding in Euros.

Text: Sverrir Thór Illustration: Petter Furå

Article previously published in Fastighetsnytt 2/2017

BIG FISH 
BECOME 
SMALL FISH 
IN A BIG POND
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B efore the Lehman crash in 
 September 2008 and the 
subsequent financial crisis, 
the presence of Swedish real 

estate companies in the money market 
was  virtually non-existent. The reason was 
simple. There was no need, since the banks 
could provide the sector with the  necessary 
funding. This, despite the fact that the 
real estate industry, before the crisis, had 
a  greater risk appetite than today, in any 
case, in terms of loan-to-value ratios.

Then, Lehman Brothers fell and the 
world changed overnight. The banks got 
cold feet, they were confronted by growing 
demands from regulatory authorities and 
needed to reduce their risk, and the real 
estate companies also had to reduce the 
risk, that is, lower the loan-to-value ratios, 
and diversify their funding. They sought 
refuge in the money market and started 
borrowing money through both short-term 
commercial papers and more long-term 
corporate bonds.

It took a while to really get started, but 
for some years now, the capital-intensive 
Swedish real estate companies have been 
very active, almost to the point that one 
can say dominant, in the Swedish corp orate 
bond market. This applies in  particular 
to public companies and those  owned by 
pension funds, but also a number of major 
private companies have been very active in 

the money market. The industry has now 
also discovered a new and even bigger, and 
seemingly never-ending, source of capital, 
that is, the Euro corporate bond market 
– so-called Eurobonds.

SOME HAVE ALREADY STARTED ISSUING

In September 2015, Sagax issued a EUR 
30 million bond loan. Whether it was the 
first Swedish real estate company to do so 
is unclear, and really insignificant, but it 
was clearly not commonplace. In fact, still 
today it is not, but since then, Sagax has 
issued another EUR 30 million, but also 
Hemsö and Akelius have issued  Eurobonds 
and even taken it a step further by listing 
these on the Dublin Stock Exchange. Just 
a couple of weeks after Sagax’s first Euro 
 issue, Akelius followed, issuing EUR 300 
million and a year later, in September 
2016, it was Hemsö’s turn.

The social property company, which in 
fact is very active in Germany, issued a EUR 
500 million bond loan and, like Akelius, 
decided to list these on the Dublin Stock 
Exchange. Hemsö has also established an 
EMTN program with a financial envelope 
of EUR 3 billion, which in this context must 
be considered a staggering amount since 
Hemsö’s total real estate value amounts to 
more than EUR 3.5 billion.

The fact that Akelius, Sagax and  Hemsö 
borrow money in the EU seems quite  natural, 

since all of these companies now are rather 
active in the Euro zone countries. Akelius 
has been active in Germany for many years 
and has now established itself in France, 
like Sagax, which is also active in  Finland. 
Hemsö is also active in Finland and 
Germany, and in order to fund this  activity 
it is reasonable to raise capital in the 
 currency of the countries.

RATING – A GOOD FOUNDATION

However, several Swedish companies have 
now started planning, or evaluating, to 
fund themselves in the Eurobond market, 
which obviously is much larger than the 
Swedish bond market. It can therefore be 
an attractive option for Swedish real estate 
companies who instead of being big fish 
in a small pond become small fish in a big 
pond, with all it entails. For the Swedish 
real estate companies are likely to be very 
small fish in a very big pond. According to 
information from Danske Bank Markets, 
the Swedish corporate bond market totals 
some SEK 420 billion, of which the real 
estate sector accounts for approximately 
SEK 160 billion, 38.1 percent. At the same 
time, the corporate bond market amounts 
to an impressive EUR 2,000 billion, of 
which property accounts for approximately 
EUR 100 billion.

Fastighetsnytt 5/2016 revealed that 
the need for public credit ratings (rating) 
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of the Swedish real estate companies has 
increased since the European Supervisory 
Authority ESMA has banned banks from 
providing shadow rating to bond issuers. 
A trend not everyone welcomes, but on 
the bright side, we can see that rating, in 
a quite different way, opens up the possi-
bility of funding themselves in Euros. 
One of the listed real estate companies, 
which has been rated by two different 
credit rating agencies, Standard & Poor’s 
and Moody’s, is Gothenburg based Balder, 
which, in addition to Sweden, has assets 
in Finland and Denmark. Balder received 
an investment grade rating from both 
 institutes and on 22 February, the  comp- 
any informed the market that four banks 
had been commissioned to explore the 

 feasibility of a first issue in the European 
credit market.

Also, Rikshem, owned equally by the 
Fourth Swedish National Pension Fund and 
AMF, has announced that it is preparing an 
EMTN program. There are no details as to 
how much capital the two companies can 
raise in the Eurobond market, but unlike the 
above mentioned four companies, Rikshem 
has no assets outside Sweden. The company’s 
CFO Jacob Bruzelius tells Fastighetsnytt that 
Euro issues is part of the company’s strategy 
to constantly broaden the funding basis.

– This was done in 2016 when Rikshem 
established a presence in the Norwegian 
bond market. In 2017, the objective is to 
step into the large European bond market, 
he says.

It is notable that of all the above-
mentioned companies, Sagax is the only 
one with out public rating, even though 
it has been announced that the goal is to 
get an investment grade rating like the 
other  companies. Another company that 
has received an investment grade rating 
is Atrium Ljungberg, which on February 
20 announced that it had been awarded a 
Baa2 grade by Moody’s. Fastighetsnytt met 
Atrium Ljungberg’s CFO Martin Lindqvist 
at the company’s capital market day, four 
days after going public with the rating, and 
asked him in the course of conversation if 
the company intends to fund itself in Euros.

Basically, the answer was that the possi-
bility is being evaluated.

BETTER CONDITIONS, 

LONGER MATURITIES

The trend seems obvious. More and more 
Swedish companies are looking to the 
Euro bond market. However, the question 
is why. Swedish real estate companies are, 
I repeat, big fish in a small pond in the 
 Swedish money market, and it does not 
seem entirely unreasonable to wonder if 
the fish are getting too big.

Fastighetsnytt, among others, has reveal-
ed that the banks do not want a much 
 greater exposure to the real estate sector 
than they already have, and it is reasonable 
to assume that somewhere, there is a limit to 
the possible and desired level of exposure of 
the money market to the real estate  sector. 
However, we have not run out of money, if 
Louis Landeman, Head of Credit Analysis at 
Danske Bank Markets, is to be believed.

– There is very good activity in Sweden, 
but in Euro, investment grade rating holds 
out the possibility of receiving very attract-
ive interest rates. Furthermore, longer 
 maturities can be achieved than in Sweden, 
so this, combined with the fact that larger 
loan volumes can be obtained in the Euro 
market, is a more likely explanation why 
the Swedish companies want to fund them-
selves in Euros, he says to Fastighetsnytt.

In addition, as mentioned above, it is 
natural for Swedish companies  operating 
in the EU to fund themselves in that 
 currency, Louis Landeman points out.

He is backed by Mats Karlsson, Finance 
Expert at Newsec, who also points out that 
you can access new investors by entering a 
new market.

In his email to Fastighetsnytt, Claes 
Helgstrand, CEO of Svensk Fastighets-
Finansiering (SFF), one of the major  players 
in the Swedish bond market,  indicates that 
the trend towards funding is driven by the 
fact that the interest rate spreads in the 

It’s easy,  
efficient and 
profitable to 

hedge through 
loans instead 

of making 
 derivatives 

with all new 
and  upcoming 

 burdens on 
banks

Claes
Helgstrand.

The EU Parliament.
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Euro market are lower than in Sweden. 
He observes that it is a lot thanks to the 
 European Central Bank’s quantitative easing 
 programme, which buys corporate bonds 
in the market in order to reduce the risk, 
 thereby stimulating the interest rate market.

– It is also easy, efficient and profitable 
to hedge through loans instead of making 
derivatives with all new and upcoming 
burdens on banks, says Claes Helgstrand.

A LOOMING TREND

There are companies without operations in 
the Euro zone countries, such as Rikshem 
and Atrium Ljungberg. They take a  certain 
currency risk by funding themselves in 
Euros, but it can be protected against or 
hedged away, as we call it in our jargon, as 
both Louis Landeman and Martin Lindqvist 
point out.

A currency hedge costs money, of  course, 
and that has to be taken into  account. The 
cost is usually dismissed as negligible, but it 
has to be borne since both the currency risk 

and the hedge cost are there, something 
foreign investors some times mention as 
a deterrent in the  Swedish market, but 
there are also strong arguments for Swe-
dish real estate  companies to fund them-
selves in the European financial market. 
Firstly, as Louis Landeman points out, they 
enjoy attractive interest terms; secondly, 
they have access to new investors, thereby 

spreading the risk in their credit portfolio 
by diversifying it.

Whether more Swedish companies 
 follow suit by getting public rating and 
funding themselves in Euros, remains to be 
seen, but to all appearances, an embryo of 
a trend is emerging.

To say that rating is a condition for 
 issuing Euro bonds is taking it a little too 
far, as the Sagax example clearly shows, but 
it is undoubtedly an advantage and affects 
the terms, as Louis Landeman points out. No 
Svensk FastighetsFinansiering position has 
yet been taken on the issue, but according to 
Claes Helgstrand, there will probably be no 
Eurobonds until there is a public rating. n

In 2017, the 
 objective is 

to step into the 
large European 

bond market
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Martin Lindqvist.

Mats Karlsson.
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T he Swedish real estate  sector 
is growing year by year. The 
 combination of equity and 
 financial leverage is a formid-

able value creator, but on the  other hand it 
also means the sector relies on  borrowed 
capital. The fact that the  sector is capital-
intensive and in constant need of loan 
 financing is no news, but  precisely in 
2018 that need is  tremendous. Large 
loans  mature and need refinancing. 
 Fastighetsnytt has compiled the loan 
 maturities of the ten largest listed real 
estate companies in 2018, based on the 
companies’ third-quarter 2017 interim 
 reports, and according to this  compilation, 
specifically these companies have to 
 refinance (or pay up) SEK 58.1 billion 
during the year.

If this is extrapolated and large unlist-
ed real estate companies also are added, it 
is quite likely that the industry has to re-
finance over SEK 100 billion only this year. 

Of course, this applies not only to bank 
 financing but also other types of financing, 
such as bonds and certificates.

Financing is one of the most  important 
aspects of the operating activities of 
 commercial real estate companies and, 
consequently, refinancing as well. They 
have entire departments  dedicated to this 
activity and a quite different understand ing 
than in the past of how the capital  market 
works. Nowadays, for example, issuers 
of commercial papers are not  considered 
serious without backup  facilities for their 
certificates, that is, a loan commitment 

REFINANCED
A compilation made by Fastighetsnytt shows that the ten largest 
real estate companies of the Stockholm Stock Exchange will have to 
 refinance approximately SEK 60 billion in 2018, and it is estimated that 
the refinancing requirement of the entire industry is over SEK 100 
 billion. The banking sector and capital market will not have any trouble 
achieving this, according to the observers Fastighetsnytt has talked to.

Text: Sverrir Thór Photo: istock

OVER 100 BILLION NEED TO BE

Fastighetsnytt 201828

SPECIAL ISSUE



REFINANCED

Fastighetsnytt 2018 29

SPECIAL ISSUE



from a bank to  cover  maturity of the certifi-
cates where  re financing cannot be secured.

DECLINING LOAN-TO-VALUE RATIOS

Anyone who regularly follows reporting on 
the real estate industry will no doubt recog-
nise the theme: the loan-to-value  ratios 
of the real estate companies have fallen 
in recent years. Big falls were seen when 
the banks tightened up the market in the 
wake of the fall of Lehman Brothers in the 
autumn of 2008, after which they  maybe 
recovered slightly. However, this time, the 
falling loan-to-value ratios in  recent years 
cannot be attributed to the fact that the 
access to capital has been limited, but to 
rising property values.

Suppose a property owner buys a 
prop erty for SEK 500 million. The deal 
is  financed partially with borrowed 
 money, where the purchased property is 
 collateralised. SEK 300 million is borrowed 
and the remaining SEK 200 million is paid 
with equity. The loan-to-value ratio of the 
property (300/500) is thus 60  percent. 
Now, suppose the property is  re-evaluated 
at the next quarter, and then rental 
 agreements have been  renegotiated, as a 
result of which rental income has  risen, as 

has the value of the property. We can say 
that the value of the property has risen to 
SEK 550 million and since the  property 
 owner has not taken out any new loan on 
the property, the loan-to-value  ratio has 
 fallen to 54.5 percent. Whether we apply 
this calculation to single properties or 

 entire stocks, the same principle applies 
(even if more parameters may be added).

Rising real estate values lower loan-to-
value ratios, but however paradoxical this 
may appear to the uninitiated, it is  probably 
likely that the Swedish real estate industry 
never at any time has been as  indebted as it 
is today in terms of absolute amounts, even 
though the loan-to-value ratios have fallen.

BORROWING MONEY FOR 

VALUE CREATION

Something that also can puzzle anyone who 
does not follow the real estate  sector on a 
daily basis, or for that matter the  financial 
markets, is the fact that when real estate 
companies take out loans on their  properties, 
they would rather not  repay the borrowed 
amount. Or, rather, they  repay the loan at 
maturity, of course, but by refinancing. So, 
they borrow money, often from the same len-
der, to repay the loan. The real estate  sector 
is capital- intensive and there is a  reason for 
this; firstly, the real estate companies want to 
borrow money (given that the capital cost – 
the interest rate – is not too high), secondly, 
the capital holders want to lend money to 
make a profit. That is the whole essence of 
what we call the capital market.

It is  probably 
 likely that the 
Swedish real 

estate industry 
never at any 

time has been as 
 indebted as it is 
today, in terms 

of absolute 
amounts
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The money borrowed by the real estate 
companies is then ploughed into the  fertile 
soils of the real estate market, where it 
 develops into beautiful buildings. Jokes 
apart, the real estate  companies naturally 
use the borrowed money (in combination 
with their cash flows) for investments, 
either in their existing  buildings, to buy new 
ones or to develop new buildings. Ultima-
tely, the objective is to  increase the value 
of the  properties,  mainly  through  increased 
rental income,  optimally  resulting in in-
creased values for the  company owners.

ARE NEW INVESTMENTS AFFECTED?

Enough about that. Our topic is refinancing 
and the question that arises is, of course, 
whether there is enough money in the 
 system to refinance all these billions. SEK 
100 billion is a staggering sum, although 
it is a fraction of the total value of the real 
estate stock, where estimates range from 
SEK 4,000 to 4,500 billion, and that is a lot 
of money. However, the consensus among 
the financing experts, bankers and  property 
owners that Fastighetsnytt has talked to is 
that the market, i.e. the  combination of 
banks and investors in the capital market, 
will be able to provide the money required 
for refinancing.

Another relevant issue in this context 
is whether the large refinancing hump in 
2018 will cause money shortage for new 
investments. There too, experts believe 
there is money.

The commercial real estate  industry 
is doing very well and so far, there is no 
 indication that the housing market  turmoil 
has started to spill over to the  commercial 
side. Of course, there is a risk somewhere, 
but it is considered by most as fairly 
small. In that case, the cyclical risk 
is greater, that is, under lying 
 demand decreases and, in turn, 
tenant solvency. That in turn 
would result in falling  rent- 
al income and,  ultimately, 
 falling values. In extreme 
 cases, it could even threat-
en the ability of real estate 
companies to pay their 
interest  charges.

WHAT HAPPENS WHEN OTHER 

OPTIONS ARISE?

The prime concern of the financiers is 
 precisely the ability to pay the interest. 
Whether you are a bank or an investor 
in the capital market, you have put your 
 money to work and the income is the 
 return you get. In particular, when it  comes 

to secured debt where, in a worst-case 
 scenario, your collateral may be liquidated.

Of course, there are limits to the  desired 
level of exposure of banks and  investors to 
a sector and, as Fastighetsnytt has  reported 
on multiple previous occasions, in  particular 
banks have often been close to that limit, 
in any case, to the extent that they have 
become  significantly more  selective as 
to which  property  owners they finance. 
 Large listed real estate  companies with low 
 loan-to-value ratios and  stable cash flows 
have not had any  major  problems in securing 
bank  financing, while smaller  companies, to 
a greater  extent, have had to rely on other 
channels.  Sometimes,  however, individual 
banks have had to turn down even the most 
stable real estate  companies, since their 
so-called one-hand commitments to these 
companies have  become too large, but then, 
in many  cases, they have been able to enter 
into a  syndicate with other banks.

The capital market has in recent years 
relieved the banks significantly in financing 
the real estate market, and together they 
should be able to provide the sector with 
the loans required to refinance at least the 
existing debt. A key variable in the  equation 
is that in recent years, there has been no 
significant demand for capital from sectors 
other than real estate, which has enabled 
the sector to raise funds. The question is 
therefore what will happen when other 
 industries start demanding capital or when 
the banks and the capital market get the 
idea that the risk in the real estate industry 
is on the rise. In both cases, more will be 
charged for lending money to real estate 
companies, and then perhaps the industry’s 
appetite for money will start to decline. n

Ultimately, the 
objective is to 

 increase the value 
of the  properties

Sverrir 
Thór.
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“I create nothing – I own.” Gordon Gekko’s words in 
Wall Street have provoked a lot of people, but a new 
ground-breaking report shows that huge  returns have 
been reaped over long  periods simply by owning. It is 
a question of having the right  assets and in the right 
places. It has not been where you might think.

Text: Magnus Dagel Graphics: Petter Furå

Magnus 
Dagel.

M any small investors are 
shocked when the stock ex-
change suddenly dives, like 
a bolt out of the blue, after 

several years of very small movements. But 
when we look back on the stock exchange 
for long periods, the normal condition is 
instability. Volatility has been high – not 
low, and sometimes the falls have come 
without any warning, as now.

All cannot cope with the big movements 
of the stock exchange, but those who do 
have been richly rewarded. Anyone who 

has saved over the last few years or for 
longer periods, like 20 years, knows that. 
But how have equities and other assets 
 developed for very long periods – say 100 
or 150 years? Have the returns been as 
good, and are there equities one should 
have had, and if so, in which countries 
should one have invested?

It is less well known, even among re-
searchers, because of a lack of good data 
– until now, that is.

A few years ago, a team of researchers 
from the US and Germany took on the 

giant task to compile the returns on both 
equities, housing and bonds since 1870 in 
sixteen developed countries. Interestingly, 
Sweden is one of them, which makes the 
material hyper interesting also for us.

JUST BEFORE CHRISTMAS, a report carrying 
the slightly cocky headline “The Rate of 
 Return on Everything” was published – but 
in this case, it is well founded.

The very long-time series turn some 
financial theory on its head. The theory 
basically claims that the greater risk you 

ANALYSIS: THE 
BEST RETURN 
COMES FROM AN 
UNEXPECTED 
SOURCE

Previously published in 
Dagens Industri February 7TH 2018
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take, the higher returns you will earn over 
time, and vice versa. But, according to the 
report, this has not always been the case.

Equities are the riskiest asset class and 
shall therefore yield the highest return. 
But the fact is that, it is not equities that 
have yielded the highest returns since 1870 
– but housing.

THE LINE BETWEEN THE TWO is  however very 
fine. A weighted average of the countries 
shows that housing has yielded 7.1  percent 
per year in real terms, that is, adjusted 
for inflation, compared to 6.9  percent for 
 equities. But the risk,  measured as  standard 
deviation, has been  significantly lower, 
more precisely 10  percent,  compared to 22 
percent for equities.

After 1950, the return on equities is 
slightly better, 8.3 percent, compared to 
7.4 percent on housing, but it has happen-
ed at the expense of a situation where the 
risk of equities has increased further while 
the risk of housing has fallen.

Safe assets, bonds and treasury bills 
have yielded 2.5 and 1 percent in real 
terms per year. The figure is higher in 

nomi nal terms: 6.1 percent for bonds and 
4.6 percent for bills.

It is a surprisingly weak real return for 
such a long period. Certainly, the risk, that 
is, the standard deviation, was half that 

of equities, but it was in line with  hous- 
ing, even though housing yielded a much 
 higher return.

The return has also been very weak for 
long periods, in particular during the world 
wars, when one might seek their stability 
the most.

IN THE WESTERN WORLD, we find the  cur- 
rent situation in the interest rate  market 
with a low or even negative real interest 
rate strange. In Sweden, for example, 
the key interest rate is negative and the 
 ten-year government bond is approxi-
mately 0.8 percent, while inflation hovers 
around 2 percent.

But in the report, researchers show 
that negative real interest rates are not at 
all unusual historically. This was the case 
at the time of the first and second world 
war, during the 1950s, and for bonds even 
in the 1970s when the world was plagued 
by high inflation. The situation has also 
persisted for long periods and could keep 
doing so in the future, without seeming 
historically abnormal.

Interestingly, both equity and housing 
and even bond returns followed similar 
trajectories until World War II. But after 
World War II, housing and equity returns 

Both equity and 
housing returns 
followed similar 

trajectories 
until World 

War II
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behaved differently, but also as a group 
compared to safe assets.

Equities fell during World War II, but 
recovered significantly when the western 
world was rebuilt after the war. During 
the 1970s of the oil crisis,  collapse of the 
gold standard and high  inflation, equi-
ties  developed poorly, but recovered 
 significantly again with all the  deregulations 
and privatisations of the 1980s. During the 

financial crisis, returns fell, but have reco-
vered well in recent years.

In parallel with the volatile equity 
 returns in the post-war period,  researchers 
show that the housing returns have been 
surprisingly stable. The covariation with 
equities, which was very high until 
World War II, disappeared after the war. 
 According to the researchers, that in turn 
offers great possibilities for diversification, 

if you can combine the two asset classes.
The housing returns come from two 

components, price rise and rent yield. We 
Swedes, find it a bit more difficult to relate 
to the latter, since it is not often that we 
own housing simply to rent it out. In other 
countries, it is much more common, which 
the researchers have taken into account. 
The owner then gets both price rise and 
rent less operating costs.

SPECIAL ISSUE

THE ALLURING 
STOCK EXCHANGE 
HOMEOWNERS
One of the most sensational findings in the  report “The Rate of Return on 
Everything”   covered in the preceding pages, is that housing has done so well over 
long periods. The fact that prices have risen significantly in Sweden in recent years 
cannot have gone unnoticed. But that they developed so well in so many countries 
since 1870 was new.

Text: Magnus Dagel Graphics: Petter Furå

T he fact that Sweden had the 
second highest housing returns 
of 16 developed countries since 
1870 is certainly also news. 

Even if you choose 1950 and 1980,  Sweden 
and the Nordic countries will be at the top.

Another novelty was that housing 
 developed just as well as equities, but that 
the risk, measured as standard deviation, 
has been twice as high for equities com-
pared to housing since 1870, and 2.5 times 
as high if measured from 1950.

It is also interesting that equity returns 
have become increasingly correlated across 
the different countries in the past two 
 decades. This may be attributed to inter-

nationalisation, and the fact that it is easier 
to trade equities between countries.

HOWEVER, HOUSING RETURNS have  re- 
mained less correlated across the  countries. 
This is attributed to the fact that it is more 
difficult to trade housing between count-
ries and that housing is more exposed to 
country- specific risks, which we can see in 
Sweden for  example in the last six months.

According to the researchers, the ideal 
investor should therefore keep an inter-
nationally diversified housing portfolio. It 
is virtually impossible for most people, but 
then the maximum risk adjusted return can 
be obtained.

For most of us, housing is already the 
most important asset in the private  balance 
sheet, and many find that exposure 
 sufficient. But for those who do not own 
their own housing or want greater exposure, 
there is a good variety of equities to invest 
in, both in Sweden, Europe and the US.

These are listed companies that special-
ise in owning housing and should not be 
confused with housing developers whose 
operational risk is far higher.

IN THE US ALONE, there are 28 listed  hous- 
ing companies, many of which are very 
 large. The three largest Avalon Bay,  Equity 
Residential and Essex  Property have  market 
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In fact, price rise and rent yield have 
been almost identical since 1870. Since 
1950, the price rise has become a bit more 
important, accounting for 58 percent of the 
total return.

IN COMPARISON, when it comes to equities, 
dividends account for 39 percent of the 
total return since 1870 and for 29  percent 
since 1950.

Perhaps it is the high share of rents 
that has caused housing to yield posi-
tive returns at relatively low risk. While 
Mr. Market was both hopeful and fear-
ful in the stock market, particularly in 
the post-war period, housing generated 
rent year after year, which, in  combi- 
nation with a small price rise every year, 
 generated the stable return indicated in 
the report.

When the researchers analyse the re-
turns across the sixteen different countries, 
another very interesting image emerges. 
Italy, Portugal, France and Spain are at the 
bottom both when it comes to both  equities 
and housing. The civil wars in Portugal 
in 1974 and Spain in 1936-1939 came 
down hard on the countries. Spain then 
 trailed helplessly behind under the Franco 
 dictatorship.

France was clearly negatively affected 
by the world wars as well as by the extens-
ive nationalisations that occurred after 
World War II.

Unexpectedly, instead all the Nordic 
countries top the list of countries with 
the highest return. Both when it comes to 
 equities and shares. As regards  housing, 
 Finland is top-drawer with a real  annual 
 increase of 9.6 percent, followed by 
 Sweden at 8.3 percent, and Denmark and 
Norway in third and fourth place.

ALSO, IN TERMS OF EQUITIES, Finland is the 
best market since 1870, according to the 
report, while the US ranks second, follow-
ed by Sweden in third place.

The strong development of the Nordic 
countries does not seem to be explained 
by a low base, where both Sweden and 
its neighbours have gone from very low 
 levels of development to some of the most 
 efficient countries in the world.

Because even when the researchers 
look at the period from 1950 to 1980, the 
Nordic countries rank top. For instance, 

Sweden has the second-best stock market 
both since 1950 and 1980. The housing 
return ranks fourth in Sweden since 1950, 
and third best since 1980.

Anyone who owned housing or equities 
in the past decade got a good deal. It is well 
known, but after this report it is clear that 
the development in Sweden even has been 
among the best in the world since 1870.

In addition, housing leveraging oppor-
tunities have been good, so the return on 
equity has in many cases been even higher.

One thing is left unanswered by the 
 researchers in the 137-page report. That 
is, how the return will develop over the 
next 150 years. Will housing and equities 
 continue to do well?

That cannot be known, but as Mark 
Twain once put it – history does not repeat 
itself but it often rhymes. n

Those who want to increase their exposure to  residential 
housing can choose from a variety of listed residential 
companies in Sweden, Europe and the US.

Market cap, SEK bln
(revenue 2017, projected, 

SEK bln)

LISTED RESIDENTIALS

189
(23,3)
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(GER)

*2018

Deutsche
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(GER)

Segro
(UK)

Grainger
(UK)

Avalon
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Commu-
nities

Equity
Resi-

dential
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Property

Trust

Balder Wallen-
stam
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Carnegie

Victoria
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Immo-

bilien AG
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37
(5,9) 23

(1,4) 10
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7
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5
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57
(5,3)
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14
(0,6)

EUROPE UNITED STATES SWEDEN

Lettable
space
64% Lettable

space
54%

values of SEK 185, 177 and 120 billion. 
These are some that may be interesting 
if you want expo sure to US housing. 
They have  developed well over time, 
but been slow in the past six months as 
interest rates climbed in the US.

There are also several housing equi-
ties in Europe, the largest in Germany. 
Vonovia and Deutsche Wohnen are 
the biggest, while LEG Immobilien is 
 slightly smaller.

Both Vonovia and Deutsche Wohnen 
have grown significantly in recent years, 
where the net asset value has increased 
by 275 and 169 percent since 2013. 
With relatively low property values and 
rents, as well as population growth, 
conditions remain good in Germany.

In the UK, we have Grainger. The 
company previously owned a stock 
in Germany, but has now successfully 
narrowed the focus on the UK, where 
it owns residential properties across 
the country.

The Stockholm Stock Exchange also 
boasts several homeowners. Victoria 
Park, Carnegie and Heba are  dedicated 

to housing and the first two focus on 
owning and renovating Million  Prog- 
ramme properties.

Heba has a stock of almost SEK 9 
billion in Stockholm. Also, D.  Carnegie 
focuses on the Stockholm region, while 
Victoria Park has a more spread out 
stock, even though almost half the 
 rental value is in the Stockholm region.

BALDER AND WALLENSTAM ALSO HAVE 
 large housing stocks. For  Wallenstam, 
residential properties account for 54 
 percent of the total area. For  Balder, 
 housing accounts for 64  percent of 
the area and 58 percent of the  value 
 reported. That share is  somewhat over-
estimated since the entire  ownership in 
the large Finnish housing company Sato, 
with 23,000  apartments, is fully consoli-
dated in the accounts because the ow-
nership amounts to 53 percent.

The researchers have shown that 
Finland was the market with the 
 highest long-term return in the housing 
market. If you want exposure to it, you 
can buy shares in Balder. n
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LONDON IS BEING 
REFURBISHED

Article previously published in Fastighetsnytt 4/2017
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I f you take the train to the city 
from one of the airports of the 
UK’s  capital, the extent of the 
city’s  renovation debt, as it is so 

 fancily referred to nowadays, manifests 
itself fairly quickly. Rickety residential 
 buildings, both terrace houses and blocks 
of flats, show not only that the city is 

old, but also that people live in severe 
 poverty in many parts of  London – at least 
 compared to the standard we are used to 
in Sweden. Slowly but  surely, however, 
the city is being  refurbished. Whether 
the  refurbishment will benefit London’s 
poorest, or if they will be forced to move 
because of a  gentrification process, is an 
entirely  different question.

When listing the most important cities 
of the world, London will no doubt always 
be at top of the list. The city is the most 
important financial centre of the world, 
a cultural metropolis and so on and so 
forth, and according to many the most 
famous city in the world. Oddly enough, 
the city has not grown, in terms of number 
of  residents, since World War II. In 1939, 
 approximately 8.7 million people lived in 
the city and at the turn of the millennium, 
the population had dropped to 7.2 million.

This development has been partly 
attributed to the green belt that sur-

rounds the city, and many other 
 major cities in the UK. The green 
belt is a British phenomenon 
that may seem quite unique. 
The green belt acts as a girdle 
around the city and inhibits its 
 horizontal growth. The  purpose 
of green belts is mainly to 
 prevent urban sprawl, but at 

the same time, the phenomenon results 
in a reduction in the availability of land 
 available for construction in peri-urban 
areas and thus acts as a break on urban 
growth, probably for better or for worse.

VERTICAL CONSTRUCTION 

STARTED LATE

A girdle surrounding the city requires the 
city to be in a constant process of change to 
grow, something a city of London’s calibre 
must be in any case for that matter. Growth 
is achieved at the expense of the green 
 areas, as well as vertically and in some cases 
by transforming and refining brownfields.

The construction of tall buildings was 
for a long time not possible in London 
thanks to the city’s building code (London 
Building Act) of 1894 that severely restrict-
ed building heights. Under the code, the 
building height was limited to 24.4  meters, 
unless it was a church or a chapel. Further-
more, a tower could be added to a  building, 
as well as a couple of storeys to the roof, for 
decoration purposes. City  Council permits 
were required to build  higher buildings, so 
it was only in the 1960s that London got 
its first building of more than 100  meters, 
which was not a church. Prior to that, 
the magnificent St. Paul’s Cathedral was 
the city’s tallest building. The 111-metre-
tall cathedral was overtaken as London’s 

There is considerable refurbishing and modernisation work under 
way in London, where new, modern office properties and profiled 
 skyscrapers replace old. Much of the work has Swedish connections.

Text & photo: Sverrir Thór Graphics: Petter Furå
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 tallest structure by the BT Tower, during its 
 construction phase in 1962. The tower was 
inaugurated in 1965 and is 177 metres tall.

It would take a few more years  before 
the construction of tall buildings really 
took off and it was only in the early 1980s 
that London got its first real skyscraper, 
the NatWest Tower (183 meters),  formally 
inaugurated by Queen Elisabeth II in June 
1981. Since then, the city has added a 
number of new high-profile skyscrapers 
to its skyline, such as The Shard, The 
 Walkie-Talkie and The Gherkin, which was 
erected by Skanska.

– We’re one of the largest  construction 
companies in the UK but it is a very  frag- 
mented market and our market share is ap-
proximately 2 percent, says Andreas Joons, 
Press Officer at Skanska to Fastighetsnytt.

THE FASTEST POPULATION GROWTH 

IN A CENTURY

However, the skyscrapers are only part of 
the refurbishment of London. There is a 
myriad of old houses in the city, houses in 

different conditions. Some are  dilap idated 
while others are perfectly  preserved, 
in particular in the wealthier areas of 
the city and in the parts where tourists 
walk around.

Looking a little beyond that, the housing 
standards are quite low by Swedish 
stand ards. This applies in particular to 
 residential buildings that are both poorly 
insulated and poorly maintained. London 
is a very old city, dating back to Roman 
 times, and, like the rings on a tree, the 
 different districts give a fascinating  insight 
into the history and development of the 
city over time. However, the city badly 
needs a face lift, both the central areas and 
when moving away from the centre along 
the Thames, as well as away from it.

As London is growing again, at the 
 fastest pace since the start of the 20th 
 century, there is a need not only for 
 refurbished existing buildings and newly 
constructed ones, but also new workplaces. 
The process is underway – notably with 
Swedish involvement.

As mentioned above, the building group 
Skanska is one of the companies involved 
in the process. Firstly, it has built profile 
sky scraper such as The Gherkin, or 30 St 

Mary Axe, and the Heron Tower, the  tallest 
 building in the City of London financial 
 district. Secondly, the Scalpel (a 190-metre-
tall skyscraper) is under construction and 
expected to be operational this year, and the 
power station in Battersea, a  well-known 
landmark in south-west London, is being 
modernised. The power station, which 
 featured in the Beatles film Help, and on 
the cover of Pink Floyd’s album Animals, 
will when renovated accommodate 1,400 
of IT giant Apple’s employees in London.

There will be giving and taking, and 
although companies such as Skanska 
has much to contribute, lessons can be 
drawn from its operations in the UK and, 
 according to Andreas Joons, the British 
 organisation is important for Skanska.

– On the one hand, we see that many 
trends in the construction market,  including 
contract types and  collaboration models, 
come from England, on the other hand, we 
have won large contracts in  Sweden and 
Norway, for example, thanks to the expertise 
in the management of  large projects that we 
have in our UK  operating branch, he says.

Andreas Joons adds that in the past, 
Skanska was mainly active in the greater 
London area.

DREAMSTIMEDREAMSTIME
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LONDON’S TALLEST BUILDINGS
(at the time they were built)
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– In light of the change in the market, 
today we have a better regional footprint. 
The expansion of infrastructure in the UK 
strengthens this development, he says.

CENTRALLY LOCATED 

BROWNFIELDS ARE RARE

Another company with strong links to 
 Sweden that has been prominent in the re-
furbishment of London, is CLS Holdings, 
51 percent of which belongs to Swedish in-
vestor Sten Mörtstedt, managed by  Executive 

Chairman Henry Klotz and CEO Fredrik 
Widlund. CLS, listed on the London Stock 
Exchange and included in the FTSE 250 
index, has a total real estate value of GBP 
1,537 million, of which 827 million are 
located in London and 95 million in other 
parts of the UK. The rest is in Germany 
(GBP 357 million) and France (GBP 258 
million). The company was among the 
investors initially behind The Shard and 
has recently been involved in the develop-
ment of Vauxhall Square, a stone’s throw 

away from the headquarters of the British 
 Intelligence Service, MI6 and only a few 
 kilometres from Westminster.

Vauxhall Square, recently sold to 
 Chinese investors, is a so-called  brownfield, 
that is, an old industrial area that now is 
being revived as a residential and office 
area. According to Fredrik Widlund, it is 
difficult to find such areas in such a prime 
spot as Vauxhall Square today.

– Brownfield sites within transport zone 
one are rare, most major projects that are 

         Brownfield sites within 
 transport zone one are rare, most 
major projects that are now being 
developed are further out

Fredrik
Widlund.
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now being developed are further out, such 
as Earls Court or Canada Water. As for CLS, 
we continue to develop what we have in 
the portfolio, many of the properties we 
own have long-term development oppor-
tunities, he says.

In this context, he mentions for  example 
Spring Gardens near Vauxhall Station 
(towards Waterloo) that CLS developed 
approximately 20 years ago. This  property 
is four-storey, but now surrounded by 
much taller buildings.

– In total, we own some 40 properties 
in Greater London and there are always 
 opportunities to reposition some of the 
properties. Earlier this year, we bought 
a portfolio including four properties in 
 zones 4 to 6 that we intend to renovate or 
 develop in the long term.

According to Fredrik Widlund, Greater 
London outside the central areas is one of 
CLS’s priority areas along with major cities 
in Germany.

HOUSING IS IN CHRONIC SHORT SUPPLY

When asked how the refurbishment of 
 London will affect the city’s real  estate 
market, Fredrik Widlund says that 
 development is positive and that there is 
a lot going on with, for example, the new 
Crossrail commuter train project that will 
change many of the city’s areas.

– Housing is and will remain in short 
supply in the foreseeable future. This 
also affects the office market with many 
 con versions of older office properties to the 

benefit of other existing office buildings in 
the right locations.

So what role can CLS Holdings have in 
the refurbishment of London, according to 
the company’s CEO? He emphasises that 
the company basically is a management 
company focusing on cash flow.

– However, there are always opportuni-
ties to develop the stock. We will con tinu-
ously have some projects that are more 
developmental. Our portfolio is now  dis- 
tributed as follows: 54 percent UK (of 
which 90 percent is London), 31 
 percent Germany and 15 percent 
France. However, what we do is 
very similar in all countries, non-
prime multi-let office prop- 
erties in major cities, says 
Fredrik Widlund. n

LONDON’S POPULATION 
GROWTH
Since 1801

Source: Wikipedia

Year Inhab.

1801 1 011 157

1811 1 197 673

1821 1 450 122

1831 1 729 949

1841 1 917 013

1851 2 286 609

1861 3 094 391

1871 3 902 178

Year Inhab.

1881 4 709 960

1891 5 565 856

1901 6 226 494

1911 7 157 875

1921 7 553 526

1931 8 098 942

1941 7 987 936

1951 8 164 416

Year Inhab.

1961 7 781 342

1971 7 449 184

1981 6 608 513

1991 6 887 280

2001 7 172 036

2011 8 173 941

2015 8 673 713
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WHAT DO INVESTORS THINK?
Interviews with James Raynor and Pertti Vanhanen from 2016. By Mattias Fröjd.

FASTIGHETSNYTT MET WITH 
PERTTI  VANHANEN, Global Head 
of Property at  Aberdeen when he 
visited Sweden.

One of the purposes of Pertti 
Vanhanen’s visit to Sweden was 
to review the new fund Aberdeen 
Swedish Balanced Property Fund, 
which was launched at the end 
of the summer. A core fund, the 
fund will invest in offices, retail 
and logistic properties. The task to 
find the right properties in a world 
where investors regard property 
as a natural part of their portfolio is 
difficult. There is fierce competition 
about every single property on the 
market and many investors only 
invest in core property. Does that 
mean that the definition of core 
has changed?

– Neither Inrev nor us have 
changed the definition of core but 
I know that in many places around 
the world, the definition has been 
stretched slightly. However, we 

stick to the definition made by 
Inrev and we follow the same 
principles, regardless if it is in 
Singapore, London or Stockholm, 
Pertti Vanhanen says.

He is a big fan of the Swedish 
market with its stable population 
growth and diverse economy. As 
an example of interesting real 
estate classes he mentions, not 
all that surprisingly, residential 
housing which is a good long-term 
investment, despite yields being 
a little bit lower. He also regards 
logistic properties as a good 
future investment as the entire 
value chain is transforming due 
to  technological development. 
The odd supermarket or shopping 
 centre wouldn’t be of order either.

– I hope we can do much 
more here in Sweden, Pertti 
Vanhanen says.

The new fund will primarily be 
intended for Swedish investors, 
one of the reasons being the 

new Alternative Investment Fund 
Manages Directive (AIFMD) which 
has made the process harder 
and thus a fund isn’t marketed 
 internationally in the same way 
as before. It is also part of the 
reason for Aberdeen’s decision 
to  outsource management 
and  reporting in their Swedish 
operation, today done by CBRE. 
The reason for the more stringent 
regulatory frameworks is of 
course the financial crisis but 
according to Pertti Vanhanen we 
have learned much from the crisis. 
He  emphasizes the importance 
of timely preparation. Today, 
the investment process is also 
more thorough, focusing on the 
 availability of assets instead of 
geography. 

– We employ a so-called 
 bottom-up strategy. You also 
need a global investment- and 
 management process  strategy, 
 embedded in the different 

 countries, not a separate process 
for each country.

Pertti Vanhanen’s advice is not 
to put all eggs in the same basket, 
just to be on the safe side, when it 
comes to investment in property. 

– You need to diversify, just 
as when investing in equity. 
The  Nordics, Europe or the 
world, depending on your size. 
 Diversification is the best way to 
handle risk. n

“Don’t put all eggs in one basket”

Pertti Vanhanen.

GROSVENOR GROUP is one of 
the world‘s largest, privately held, 
property portfolios, owned by 
Gerald Cavendish Grosvenor, the 
6th Duke of Westminster. The 
company is geographically divided 
into Europe, the USA and Asia 
and of course, Europe, where 60 
per cent of its assets are located. 
 Fastighetsnytt met with James 
Raynor, who is in charge of the 
company’s European operations.

He joined Grosvenor in 2004 
and became CEO Europe in 2013, 
before that he spent about twelve 
years at RBS, which included being 
on the board of Nordisk Renting. 
He is well familiar with Sweden 
as he got to know Swedes during 
his time at university and visited 
Sweden when he was younger so 
establishing Grosvenor in Sweden 
is a highlight, in his own view.

– Establishing the Swedish 
operation was amazing, it is a 
highlight for me. From making the 
decision to successfully executing 
it, James Raynor says.

Grosvenor’s key European 
markets are France, Spain, Italy 
and Sweden and retail makes up 

about 75 per cent of the portfolio. 
The first Swedish acquisition took 
place in 2011 and one year later, 
 Grosvenor opened its Stockholm 
office, today manned with eight 
people. The latest investment was 
the acquisition of Skärholmen 
shopping centre from Centeni 
 (previously Boultbee) which is 
owned by The Royal Bank of 
Scotland. Raynor is happy with the 
achievements in Sweden thus far.

– It feels really well. When 
doing business, you often have an 
idea that feels good but then it is 
the question of realizing it, which 
sometimes it is more difficult. Here, 
however, we have achieved more 
than we had hoped for. Today, 
we have about 8 billion SEK in 
assets, including the Skärholmen 
transaction last year. It was a big 
deal for us, partly to prove that we 
can do something of that size and 
complexity but it is also exactly the 
kind of the project we want to do.

James Raynor points out that 
retail works well from a multi-
country perspective. It is easy 
to share experiences as retailers 
operate in different locations and 

as company, you can help them 
expand their concepts. Sweden 
is interesting as it differs in 
many ways.

– Take your Systembolaget 
concept for example. It is unique 
to Sweden but I like it. When I 
first  visited Sweden during my 
 university days, Systembolaget was 
a hole in the wall and you ordered 
through a magazine.  Looking at it 
today, the spend much effort on 
building a feeling and it is one of 
the best store concepts you have. 
Another example is Clas Ohlson, 
who have a few warehouses in 
the UK but are otherwise a local 
phenomenon. You haven’t heard of 
Systembolaget and Clas Ohlson in 
other countries than Sweden but 
having a shopping centre without 
them is unthinkable.

Sweden also differs in the way 
that many international retailers 
are not found there. Raynor thinks 
that this might be due to the 
relatively small size of the Swedish 
economy which deters retailer 
from establishing themselves in 
the market. He points out that in 
e.g. Spain, you could open 40-50 

stores over a few years but only 
a handful in Sweden in the same 
period of time.

– However, more players 
will look towards Sweden and 
Scandinavia. The labour force is 
well educated, wealth in terms 
of disposable income is high and 
people like shopping. I think we will 
see the composition of the market 
change quite a lot over the coming 
four to six years. It is interesting 
for us to be a part of the market 
as the dynamics will change and 
it is  important to be dynamic,  
 otherwise click and buy 
becomes easier. n

“Sweden will attract attention”

James Raynor.
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The graph shows how the most imortant market benchmark interest rates in the Swedish economy have developed over a ten year period, from March 1st, 
2008 until February 28th, 2018. The development thus covers the period from before the Lehman-crash. Additionally, the graph shows how the repo rate, the 
most important policy rate of the Swedish Riksbank has developed over the same period. Source: Riksbanken

The graph shows how the OMX Stockholm Real Estate GI sector index of Nasdaq Stockholm has developed over a period of ten years, ending February 28th, 
2018. As the index is a gross index, the graph thus shows the total return of the listed Swedish property sector since 2008. Source: Nasdaq

Fastighetsnytt 201842

SPECIAL ISSUE



FSBX PI & FSBX GI (For more information, visit: www.fastighetsnytt.se/fsbx-2)
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FSBX is Fastighetsnytt’s own stock market index, launched on May 6th, 2014. It is designed to show how all listed companies in the urban development sector 
have traded and thus differs from the regular OMX real estate indices that only focus on real estate companies and housing developers listed on the main 
 market. FSBX is a market value index, compounding the market value of all instruments included. The index includes property companies, large developers 
such as Skanska and NCC, niched housing developers, technical consultants, niche banks and  facility management companies. Source: Fastighetsnytt

The graph shows how the estimated CBD yields in Stockholm have developed since 1980 and thus covers both the Swedish housing and property crisis of the 
earl 1990‘s as well as the financial crisis. Source: Brunswick Real Estate  
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CONCEPT AND 
PROGRAMME

JOHAN ZETTERSTEDT 
+46 (0)8 652 89 83 
+46 (0)70 733 41 80 

johan.zetterstedt@fastighetsnytt.se

LINDA LAGERDAHL 
+46 (0)8 652 89 80 

+46 (0)70 996 66 98 
linda.lagerdahl@fastighetsnytt.se

SVERRIR THÓR
+46(0)8 522 25 560 
+46(0)76 250 77 45 

sverrir.thor@fastighetsnytt.se

AGENDA
WEDNESDAY MAY 16TH

5 pm-7 pm Welcome reception at Park Plaza 

 Westminster Bridge, Hotel bar Primo. 

 Drinks and canapées will be served.

THURSDAY MAY 17TH

8 am Registration and coffee 

9 am Opening session part 1 

9.45 am Coffee break and networking 

10 am Opening session part 2 

11 am Coffee break and networking 

11.30 am Parallellel seminars and special topics 

12.30 pm Lunch and networking 

1.30 pm Parallellel seminars and special topics 

2.30 pm Coffee break and networking 

2.45 pm Parallellel seminars and special topics 

3.45 pm Coffee break and networking

4.15 pm Parallellel seminars and special topics 

5.15 pm Coffee break and networking

5.30 pm Concluding session 

6.15 pm Dinner, drinks and networking 

FRIDAY MAY 18TH

8.30 am Registration and coffe 

9 am Parallell seminars 

10.30 am Coffe break and networking 

11 am Parallell seminars 

12.30 pm Lunch

SPECIAL
FOCUS:

Stockholm and 

UK investment 

opportunities
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It is customary to start Business Arena with a common opening session where 
all attendees gather to listen to our keynote speakers to set the mood for the 
day. Business Arena London is no exception. In the first of two such  sessions, 
world leading economist Mr. Martin Wolf, gives his view on the Nordic 
 economies in a global context. Then, after a short break, a distinguished panel 
will paint the general picture of the economic and political situation in the 
Nordic, followed by short presentations on the global real estate capital flows 
and the Nordic property market.

Key Note by Martin Wolf, Chief Economics Commentator, 
Financial Times
While the world, in general, has recovered well from The Great Recession 
there are still apparent imbalances in the global economy. Inflation is yet to 
gain pace and growth is relative low, albeit stable. Interest rates are virtually 
non-existing and employment is returning to higher levels. Amidst all this, the 
world‘s biggest economy is preparing for massive stimuli and the perceived 
threat of policy rate hikes has caused turmoil on the world’s financial markets. 
Hence, it is only natural to wonder, in what shape is the global economy going 
forward? One of the most prominent economic commentators on the planet 
gives us a guided tour through the world economy, putting the safe-havens of 
the north in a global context.

The Nordics: Poster children of stability and prosperity
Regardless of whether it is sports, music and arts, innovation, equality or 
prosperity; the Nordics have been among the global leaders for decades. 
Political stability, a consistent global political initiative (especially in matters 
of peace and equality) and a high standard of living. Despite their relatively 
small size, in terms of population, the Nordic countries, with Sweden as 
the main growth engine and the best developed property market, have an 
impressive track-record of success in almost every field. This has also earned 
Sweden the respect of the global community. What is the secret behind the 
Swedish model, why does it work and why should you invest in Sweden and 
the Nordics?

Global capital flows in real estate
In a world of free capital flows, or next to free, capital usually seeks work 
where it can grow most efficiently, i.e. it seeks the highest possible returns 
given the risk profile of the investor. Therefore, analysing the movements of 
the global property capital can give us a good indication of which markets 
attract investors, at any given time. Where do professional investors employ 
their capital? Which parameters matter the most; for institutions as well as 
privately owned capital?

Nordic real estate market overview – transactions
The Nordics have since long established themselves among the most 
active property transaction markets in Europe. This makes them not only 
susceptible for trend in the global markets but also able to move other 
 markets. What are currently the main trends in the Nordic property  markets? 
Who are the biggest buyers and sellers and which are the most active 
 segments? How are property values and yields likely to develop?

Market overview: Investor panel
While there is always room for more, a number of large global investors have 
already entered the Nordic property market. It is a market characterized by 
strong returns and relatively low risks as the fundamental macro factors 
are strong and corruption is virtually non-existent. A panel of international 
 investors share their experiences and describe the opportunities as well as 
which pitfalls to avoid.

GREG CLARK
Professor of City & 
Regional Leadership

NICK AXFORD
Global Head of 
Research, CBRE

ERIK GÄRDÉN
Partner, Brunswick 
Real Estate

JAMES RAYNOR
CEO, Grosvenor Europe

MICHAEL SWANK
Principal, Real Estate 
Nordics, Blackstone

MARTIN WOLF
Chief Economics 
Commentator, 
Financial Times

LOTTA EDLING
Editor in Chief, 
Dagens Industri

FREDRIK WIDLUND
CEO, CLS Holdings 

URBAN EDENSTRÖM
CEO, Stronghold/ 
Chairman of the Board, 
Stockholm Chamber 
of Commerce 

SELECTED SPEAKERS

Opening and final sessions
Business Arena London, 
May 17th, 2018
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A large and liquid market that consistently performs well
Within the Nordics, Sweden is by far the largest market for publicly listed 
property companies. The number of companies listed on the main market 
amounts to 27 and in addition a number of companies is listed on growth 
markets and alternative exchanges as well. The market has consistently 
 performed well for the past ten years and fundamental factors indicate 
 nothing that would change that. In this seminar, representatives from 
 prominent listed companies give a short presentation of their companies, 
followed by a Q&A session for each company.

Market overview – the Nordic Property stock market
With a double digit total return per annum for the past ten consecutive years, 
the Nordic market for listed property companies is still going strong. It is 
a diverse market in terms of real estate classes with both commercial and 
 residential companies performing well. The Swedish market in particular is 
highly liquid and efficient but how is the general environment for indirect 
 property investment through the Nordic equity markets? Do record low 
 interest rates affect the market? How sensitive are stock prices to global 
trends and how has the underlying business developed?

During the seminars the following companies will be presented. To find out 
more about our partner listed partner companies, please see page 82.

• Fabege AB

• Atrium Ljungberg AB

• Kungsleden AB

• Platzer Fastigheter Holding AB

• Diös Fastigheter AB

• Catena AB

• Samhällsbyggnadsbolaget i Norden AB

• Wihlborgs Fastigheter AB

Capital markets 
– listed companies

BILJANA PEHRSSON
CEO, Kungsleden AB

KNUT ROST
CEO, Diös 
Fastigheter AB

ANNICA ÅNÄS
CEO, Atrium 
Ljungberg AB

CHRISTIAN HERMELIN
CEO, Fabege AB

P-G PERSSON
CEO, Platzer 
Fastigheter AB

ULRIKA HALLENGREN
CEO, Wihlborgs

ILIJA BATLJAN
CEO, SBB

BENNY THÖGERSEN
CEO, Catena AB

SELECTED SPEAKERS
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Corporate bonds in the property market – here to stay? 
Traditionally, Nordic property companies have relied heavily on bank funding 
but in the wake of the Great Recession, they have not only turned their 
 attention to the bond market, they have literally invaded it. In Sweden, for 
example, the property sector makes up over 40 per cent of the corporate 
bond market, and as a result, a number of companies have now turned to the 
eurobond market and some have even issued sterling denominated bonds. 
Welcome to a seminar that gives you everything you need to know about the 
corporate bond market and property companies in the Nordics.

• Market overview 

• The Green Wall of Money – how it works

• Issuers (capital markets presentation)

• The recent urge for ratings

 

Capital markets – funds
Alternative investments in an alternative asset class 
As is the case in most well-developed property markets, property funds are 
a natural part of the Nordic property market fauna and a clear alternative to 
investment in listed companies. They come in all shapes and sizes and as is to 
be expected, they cover all different segments of the market. In this seminar, 
a number of the most prominent pan-Nordic funds introduce themselves in  
 addition to a discussion on the larger pension funds that, of course, have a 
considerable stake in the property market. Moreover, we get an  introduction 
into the market environment, answering questions such as how the 
 regulatory framework works, etc.

• Nordic funds – how does it work?

• Market overview – Nordic funds (capital market presentation)

Capital markets 
– fixed income

NILS STYF
CEO, Hemsö

ILIJA BATLJAN
CEO, SBB

JENNIFER ANDERSSON
COO, Niam

THERESE RATTIK
CEO, AREIM

FREDRIK JONSSON
CEO, NIAM

SELECTED SPEAKERS
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Norden som helhet har levererat en transaktionsvolym på över 40  miljarder 
euro per år under de tre senaste åren. Den internationella närvaron har 
också vuxit när kapitalet efter finanskrisen sökt sig mot transparenta länder 
med goda ekonomiska fundamenta. Intresset har hållit i sig och Norden ses 
fort farande som ett safe haven för fastighetsinvesteringar, trots en högre 
pris sättning. Regionen är också konkurrenskraftiga på flera framtidsområden, 
inte minst vad gäller utvecklingen på miljöområdet samt inom den 
digitala  transformationen.

Sweden
Overview: Consistent stability and transparency

In-depth: Tax reforms and housing 

Finland
Overview: Increased transactions intensity 

In-depth: A market without currency risks?

Norway
Overview: A domestic market opening up 

In-depth: Tighter screws in the housing market and a trillion dollar fund 

Denmark
Overview: An attractive market on the top of a rebound? 

In-depth: The link to Europe

The Nordics 
– market overview

PÄR MAGNUSSON
Räntestrateg, Swedbank

HANNA KALEVA
MD, KTI

HÅKON STYRVOLD
Head of Capital Markets, 
Newsec Advisory Norway

MIKKO TENHOLA
Head of Capital Markets, 
Newsec Advisory in 
Finland

LAS OLSEN
Chief Economist, 
Danske Bank

MAX BARCLAY
CEO, Newsec Sweden

VIKTOR SANDBERG
Managing Partner, Svalner

ERIKA ÅSLUND
Partner, Cederquist

TED LINDQVIST
CEO, Evidens
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ULLA WERKELL
Tax Lawyer, 
Fastighetsägarna

VIKTOR SANDBERG
Managing Partner, Svalner

JONATHAN LYE
Director, JCRA

PETER PAPADAKOS
MD, Green Street Advisors

SELECTED SPEAKERS

As a recurring feature of Business Arena we address different topics of 
 importance, that do not fit into the regular seminar programme. 
In one hour sessions we discuss topics for any investor interested in the 
Nordic market  in-depth. 

• Taxes and regulations in the Nordic property markets 

• How big is the currency risk? 

• Stockholm – investment opportunities  

• A Nordic housing bubble? 

• Good Growth by Design – is it possible? 

• City competitiveness: Emerging trends 

• High leveraging in the Nordic property sector – how does it work? 

• Theme: Nordic USPs: Sustainability – best practise

Special topics  
– in-depth

SPECIAL ISSUE

BUSINESS ARENA
LONDON 2018

FRIDAY, MAY 18TH

While the main event of Business Arena London will take place on 
Thursday, May 17th, there will also be activities on the day after.

On Friday, May 18th, Stockholm Business Region will host a half-day 
seminar on investment opportunities in the Stockholm region.

Similarly, the UK Department of International Trade will host special 
half day seminars on investment opportunities in the UK.

The programme process for the half-day seminars is ongoing. 
Stay tuned at www.businessarena.nu/london

SPECIAL
PROGRAMME!
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Learn how your organisation can benefit today. 

Contact us on +44 (0)20 7775 6667 or at econdev@ft.com

The partnership of fDi Intelligence and GIS Planning makes us the world’s leading online investment 
promotion service, with the most powerful and comprehensive portfolio of online products and 
services to help you to drive investment into your location.

Our portfolio of services includes:

Track crossborder greenfield 
investment  across all countries 
and sectors worldwide with the 
most comprehensive database 
on the market.

Benchmark the competitiveness 
of countries and cities worldwide 
in more than 65 sectors with the 
only online tool in the industry.

Provide the comprehensive 
demographic and industry 
data businesses need to make 
successful location decisions in 
your community.

Drive investment  
to your location



Newsec, the Full Service Property House in Northern Europe, is  
the solid choice of partner within Advisory and Property Asset 
Management. With sharp analyses, hard facts and just the right  
skill set, we’ve got you covered.

YOUR PARTNER IN THE NORTH

THE FULL SERVICE PROPERTY HOUSE  
IN NORTHERN EUROPE



PROPERTY DEVELOPMENT – For over 20 years we 
have worked with a long-term perspective on our 
properties. We specialize in project development and 
management of commercial and residential real estate.

SOCIAL DEVELOPMENT – Together with munici-
palities, property managers, project developers and 
tenants, we develop our real estate based on genuine 
understanding of our customers’ needs and the priori-
ties of the local community.

VALUE DEVELOPMENT – Niam is a stable, long-term 
investor who continuously strives to improve the prop-
erties we invest in. The properties are developed to 
their full potential, simultaneously increasing in value.

Let’s talk about what we can develop together.
Read more at www.niam.com.

No wonder Niam 
has developed  
into the leading 
private equity  
real estate firm  
in the Nordics.

Everything we do is 
about development.



Brunswick Real Estate Investment Banking - known as Leimdörfer until 2017 - 
is fully independent and has for 25 years advised clients in numerous value 
creating transactions including several of the most sizeable and sophisticated. 
Brunswick Real Estate Investment Banking has 40 employees with offices in 
Stockholm, Copenhagen, Helsinki and Malmö.www.brunswickrealestate.com

Best Nordic Real Estate M&A  Adviser
Euromoney  |  2017     2016     2015     2014     2013

The leading financial adviser for 
real estate related transactions in the Nordics

BRUNSWICK REAL ESTATE  
INVESTMENT BANKING

WANT TO 
MAKE SURE 
YOU MAKE 
THE RIGHT  
INVESTMENT?
With our collected expertise and 
specialised forecasting models, we 
can demystify the housing market 
and evaluate the potential of future 
development projects. Contact us if 
you want to identify whether your 
market is saturated, or to get a 
better handle on what price level to 
expect for new construction units. 
Read more about how we can help 
you at evidensgruppen.se/english



THANK YOU TO OUR E ARLY SP ONSORS:

#EPRAconf

EPRA 
CONFERENCE 
2018

JOIN US FOR THE REAL
DISRUPTION DEBATE!

THE ADLON
KEMPINSKI HOTEL 
BERLIN 4-6 SEPTEMBER

Join our global network of over 40,000 

real estate and land use professionals 

committed to creating and sustaining 

thriving communities worldwide. 

Learn more at europe.uli.org.

Leading the future 
of global urban 
development



Only in  
Stockholm.
We are a property investment and development  
business focused on the Stockholm region. We  
manage institutional capital with top tier track record. 

Read more on profi.se/investors

Innovative hedging 
solutions and 
unrivalled insight

Financial Risk Advisors  
Advice you can trust

 
JCRA are independent financial risk advisors with over 25 years’ experience, 
and specialise in hedging and debt advice for the real estate sector. 
  
jcragroup.com



Together with our 2 000 member 
companies, and through close 
contact with poliliticians and leading 
business experts across industries, 
we advocate for pro-business 
political decisions in the Stockholm 
and Uppsala Capital Region.

BOOSTING THE CAPITAL

WELCOME 
TO A LAND 
ALIVE WITH 
OPPORTUNITY 



Total makeover c/o

Where most only see problems, challenges and difficulties, 
we see potential and possibilities. Fabege is a property 
company focusing on city district development and 
commercial properties in Stockholm. Our passion is 
creating the right conditions for all living, working and 
visiting our areas. For more information,  www.fabege.com

Smarter
Better
Faster

The shortcut to smarter logistics catenafastigheter.se
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To penetrate new markets successfully, your 

business will need a logistics partner that can provide 

customisable facilities and flexible leases based on 

your needs.

We can offer you immediate business opportunities 

in strategic hotspots 

As a leading logistics property owner, we can help 

you expand into new markets. So, why not contact us 

today to discuss your requirements and learn how a 

partnership can benefit you.

Establish your business with us





The Swedish 
law firm of 
choice

At Vinge you will meet many of the most prominent business lawyers in Sweden.  

Our 30-strong team of real estate lawyers represents international and Swedish real 
estate companies, as well as traditional industrial companies and local, regional 
and national authorities. We also represent several international investment funds, 
along with banks, insurance companies and other financial institutions. Being a 
full-service firm means we can quickly assemble a team of experts for a specific 
matter, or reinforce a team with a key competence at a crucial moment.

More information can be found at vinge.se



COMMUNITY SERVICE PROPERTIES IN THE NORDICS AND 
REGULATED RESIDENTIAL IN SWEDEN ARE OUR PRIMARY FOCUS 

PROPERTY VALUE OCCUPANCY RATE

SEK 23 bn 96.8%

# OF PROPERTIES PORTFOLIO YIELD

749 5.1%

RENTAL INCOME ADJUSTED EQUITY RATIO

SEK 1,588 m 37%

PROPERTY PORTFOLIO

Strong income from low risk tenants Rental Income SEKm 
Goverment/or govermet funded CPS 906 57%
Regulated Residentials  501 32%
Commercial   181 11%
Total    1588 100%



An active property company 
in the Öresund Region
Wihlborgs offers commercial premises to companies and organisations in the 
Öresund region. The business model is growth-based and includes  property 
 management as well as project development. We have a focused portfolio 
consisting of 308 properties in Malmö, Lund, Helsingborg and Copenhagen.  
In the three Swedish cities, Wihlborgs is the market leader. 

1.2 2.1
INCOME FROM PROPERTY MANAGEMENT,  
SEK BILLION

MILLION SQUARE METRES

2.7
RENTAL VALUE, SEK BILLION

38.6
PROPERTY VALUE, SEK BILLION

www.wihlborgs.se

An investment in Platzer is an investment in Gothenburg

1>> 4>>

5>>2>>

3>>

Focus on commercial properties 
in Gothenburg

An extensive portfolio  
of development projects

Committed to social  
responsibility

Gothenburg is undergoing 
change due to rapid growth

A clear model for value  
creation



ATTEND OUR
NETWORKING EVENT 

IN LONDON ON
MARCH 27TH!  

For more information, please visit www.businessarena.nu/london

BUSINESS ARENA 
LONDON 2018

NORDIC CAPITAL MARKET AND PROPERTY INVESTMENT

MAY 17TH | PARK PLAZA WESTMINSTER BRIDGE

Svalners fastighetsgrupp består av några 
av Sveriges ledande skatteexperter inom 
fastighets- och byggsektorn. 

Vi hjälper ditt företag med alla viktiga frågor och ger 
dig förut sättningarna för skatteeffektiv förvaltning, förvärv, 
exploatering och avyttring av fastigheter. 

Våra kunder är allt från fastighetsägare, bygg- och fastighetsbolag till svenska och 
internationella fastighetsfonder.

www.svalner.se

Trassligt?
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WANT TO KNOW
MORE ABOUT
THE NORDICS?  
Join Fastighetsnytt’s and Business Arena’s 
seminar at MIPIM!

March 14th 2018 | 08:30-09:30
Verrière Californie
Organizer: Fastighetsnytt

During the financial crisis, the Nordics were considered an 
economic safe haven and they were able to remain prosperous 
even after the crisis. However, there are still some challenges 
on the horizon – will the Nordics region be able to keep their 
economies thriving and to turn these new challenges 
into opportunities?

MODERATOR:
Thomas Ernhagen, Chief Economist, Swedish Property Federation

PANEL:
Therese Rattik, CEO, Areim
Louise Richnau, Partner, Brunswick Real Estate
Håvard Bjorå, Head of Research Nordics, Cushman & Wakefield
Peter Winther, CEO, Sadolin & Albæk
Mikko Tenhola, Head of Capital Markets, Newsec Finland



The most consistently 
outperforming 

PERE manager worldwide1

Building value hands-on
for tenants, investors and 

local communities 

At home in the Nordics, NREP is a vertically 
integrated real estate product innovator, 
developer, investor and operator that seeks 
to make real estate better. We take a multi-
stakeholder approach and leverage our 
multidisciplinary team to develop real estate 
products and real estate anchored businesses 
that create real long term value for tenants, 
investors and the wider communities in 
which we invest. NREP was established in 
2005 and currently has total assets under 
management of €4 billion and employs more 
than 100 professionals across four offices in 
Copenhagen, Stockholm, Helsinki and Oslo.

1 Preqin 2018

Make real estate better.
nrep.com



Cederquist is a leading business law firm in Sweden and 
is consistently acknowledged as being a top tier legal 
provider. The firm consists of more than 100 lawyers  
and offers full service within most areas of business law. 
Our practices within Commercial Real Estate M&A  
and Equity Capital Markets are both top ranked and  
consistently recognized as leading within their fields.
 
Cederquist’s Commercial Real Estate practice is among the 
foremost in Sweden. We regularly represent both vendors and 
investors in the largest and most complex real estate transactions 
on the market. Our dedicated Commercial Real Estate practice 
is highly regarded in the market and possesses the resources, 
expertise and experience required to provide a full service on  
all aspects of buying and selling investment properties. This  
includes deal structuring, investment advice, establishing invest-
ment vehicles, strategic and tactical advice, asset management 

and property management arrangements, transactional manage-
ment as well as Due Diligence. 

As one of the preferred advisers in the market, our Equity Capital 
Markets team has gained a long-standing and broad experience 
and our advice covers the whole spectrum with a focus on IPOs, 
public takeovers, capital raisings, spin-offs and other stock  
market transactions. 

With relevant knowledge and experience, combined with 
effective project management and an excellent teamwork, 
Cederquist assures you that each assignment is staffed with 
required expertise. Visit our website to find out more. 

CONTACT
ERIKA ÅSLUND & LOUISE BJÄRGÅRD
ADVOKAT@CEDERQUIST.SE 
TEL: +46 8 522 065 00

Build a Better 
Business with
Cederquist.

LAW HANDMADE
CEDERQUIST.SE

ERIKA ÅSLUND
Partner, Commercial 
Real Estate

LOUISE BJÄRGÅRD
Partner, Commercial 
Real Estate

WILHELM LÜNING 
Partner, Equity 
Capital Markets 

TONE MYHRE-JENSEN
Managing Partner, 
Equity Capital Markets

FREDRIK LUNDÉN
Partner, Equity 
Capital Markets
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O ne of the reasons why the Swedish real property 
 market is an attractive market for foreign investors 
is that the Swedish corporate tax climate is  favorable 
compared with other OECD nations. The low 

 thresholds for entering and exiting the Swedish market contributes 
to the high liquidity of the market.

Swedish commercial real property is typically owned by a 
 Swedish limited liability company. To facilitate a sale of the  property, 
it is common that the company is a single asset entity. A foreign in-
vestor typically invests in Sweden by establishing a  Swedish single-
purpose vehicle, typically a Swedish limited  liability company, that 
acquires the shares in a Swedish property-owning company.

A Swedish limited liability company is generally taxed on its 
world-wide income less deductible expenses and each  company is 
a separate taxable entity (tax consolidation is,  however,  typically 
 possible within a Swedish group). Certain income may be tax 
 exempt, for example dividends and capital gains on  unlisted 
 shares may be tax exempt under the Swedish participation 
 exemption.  Since Sweden does currently not have any limitation 
 rules in  relation to deduction of interest on external loans, or thin 
 capitalization rules, such interest expenses could be deducted to 
shelter taxable income (such as rental income). Also, Sweden has 
rather generous rules in relation to depreciation of real  property 
and it is, under certain conditions, possible to obtain  immediate 
 deductions for tax pur poses for construction/refurbishment costs 
on real  property. In  relation to the deductibility of  expenses it 
should, however, be  noted that  Sweden has limitation rules in 
 relation to interest  expenses on debts to affiliated companies 
and general  interest  deduction  limitation rules is expected to be 
 introduced as a consequence of the EU directive, ATAD I.

As set out above, a transfer of Swedish commercial real property 
is typically structured as a share deal, i.e. the buyer acquires the 

shares in a Swedish limited liability company that owns the  relevant 
property. The main reasons for transferring the property through a 
share deal is that the sale of shares is typically tax exempt under 
the Swedish participation exemption and no stamp duty is levied in 
connection with a share sale. It has been proposed to introduce new 
rules to tax a sale of real property by way of a share deal in a similar 
manner as if the real property is sold directly (i.e. capital gains tax 
and stamp duty). The proposal has received severe criticism and it is 
currently unclear whether the proposal will result in new legislation 
(and if so how the legislation would be drafted).

IN RELATION TO CASH REPATRIATION to a foreign investor, Sweden 
does not levy any withholding tax in relation to interest. As regards 
dividends, it is possible to upstream dividends from a Swedish 
property-owning company to a Swedish holding company without 
triggering any tax. Also, even if Sweden has withholding tax on 
dividends to foreign shareholders, it may be possible to  structure 
an investment so that such withholding tax is avoided (either 
 under Swedish internal law, EU law or Swedish tax treaties). If a 
 foreign investor sells the shares in a Swedish company, such a sale 
is  typically not subject to Swedish tax.

In sum, the main benefits with the Swedish tax system are that 
no capital duty or similar is levied in connection with the establish-
ment of a local Swedish company, a sale of real property could 
typically be structured so that no capital gains tax or stamp duty is 
triggered and it is currently possible to deduct interest  expenses on 
external loans without any limitations. Also, Sweden has  beneficial 
internal rules in relation to cash repatriation, an  extensive tax  treaty 
network (comprehensive treaties with more than 80  countries) and 
the Swedish corporate income tax rate is not above average by 
 international standards (currently 22% but is has been proposed to 
decrease the tax rate). n

TAX

Column
Anna Persson &
Victor Sandberg

Business Arena London 
– Swedish corporate tax climate

PARTNER & MANAGING PARTNER, SVALNER
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T he Northern European property market is hot.  Local 
as well as international institutional investors,  private 
equity funds, real estate moguls and family  offices are 
buying and selling like never before. 2017 marked 

 record high transaction volumes in Finland and Denmark and 
 solidly high levels in the rest of the Nordics and Baltics. The 
 underlying fundamentals driving this development are among 
other things low interest rates, beneficial currency effects and a 
relatively stable political climate.

In Sweden, which reached a total transaction volume of SEK 
148 billion, the low vacancy levels for centrally located office space 
have been a focus of ours. We are now down to less than 2 percent 
vacancy in Stockholm CBD and do not see a quick change coming 
since investments in the new stock are at low levels. This causes 
rental levels to go up and the average rate in central Stockholm is 
now at around SEK 6 100 – 6 500 /sqm with top notations reaching 
as high as SEK 10 000/sqm. 

On top of this, the market for residential property  investments 
has been unusually lucrative, which has turned a number of 
 buildings from offices to luxury apartments. This trend was 
 especially strong in the beginning of 2017 but towards the fall, the 
sentiment shifted and housing prices started to fall. 

SOME HAVE INTERPRETED THIS as the beginning of a heavy downturn 
but our analysis is that the underlying economic pre- conditions are 
intact and that the slow-down we now see is undramatic.  However, 
we do see a crying need for more attractive office space, especially 
in Stockholm. Being able to provide this will be an  important part 
of preserving a competitive edge for the entire country.

Both Finland and Denmark reported record high transaction 
 levels in 2017, Finland reaching EUR 10.2 billion and Denmark 
EUR 11.3 billion (an increase of 31 percent compared to 2016). 
The Danish economy was stable with GDP growth of 2 percent, 

primarily an effect of increasing investments in gross fixed  assets 
and a slight increase in household consumption. In Finland, 
 international  investors accounted for almost 70 percent of the 
transaction  volume and commercial properties comprised more 
than 80 percent of the total volume. Residential properties only 

accounted for 10 percent of the volume (EUR 1.05 billion), which 
is a significant decrease from 2016 when residential properties 
 accounted for  approximately 38 percent of the transaction volume.

Strong property fundamentals coupled with favorable  economic 
conditions resulted in another strong transaction year for the 
 Norwegian property market. In the 4th quarter, Newsec registered 
90 transactions amounting to a total of EUR 3 billion.

Daring to make a guess about the future, Newsec has quite a 
 positive view on the transaction market 2018. Overall, we  believe 
that the total volume for the Nordic region will reach EUR 42 
 billion and that the breakdown per country will be approx. 7.5 for 
 Finland, 15.5 for Sweden, 7.5 for Norway and 11.5 for Denmark. 
For the Baltic countries, our prediction is a total of EUR 750  million. 
Will we be right? Well, time will tell. n

P RO P E RT Y M A R K E T

Column
Max Barclay

A market outlook 
from the north

VD NEWSEC SWEDEN AB

The low vacancy levels 
for centrally located 

office space have been 
a focus of ours
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C orporate financing in Sweden is undergoing a structur-
al shift as corporate borrowers increasingly turn to the 
capital markets rather than traditional bank lending. 
S&P Global Ratings believes capital-intensive sectors, 

such as real estate, will continue to lead the transition. As a result, 
we expect the number of Swedish real estate company ratings will 
continue to increase in the coming years.

We publicly rate four real estate companies in Sweden using 
corporate ratings’ criteria, three of them investment grade (‘BBB-’ 
or higher). These companies are typically market leaders with  large 
diverse real estate portfolios that we assess as having relatively 
strong business risk profiles. Generally, they display  above-average 
asset quality, long-term contracted cash flows from  creditworthy 
tenants, and fairly low vacancy rates. In our view, residential 
 property in Sweden represents particularly low risk, especially in 
attractive areas, since rent levels are highly predictable because of 
supportive regulation, structurally low occupancy rates, and index-
ation of rents to inflation. The outlook for retail real estate is more 
mixed, however, with the best quality retail shopping centers able 
to withstand consumers’ increasing preference for online shopping, 

while second-tier shopping locations will likely struggle.  Office 
real estate is enjoying cyclical highs, backed by relatively strong 
 economic growth and high rent levels.

INVESTMENT-GRADE SWEDISH REAL ESTATE COMPANIES typically 
aim to maintain loan-to-value (LTV) ratios lower than 50%, which 
provides good headroom to falling asset values. However, com-
pared with their European peers, they typically have a shorter debt 
duration and are over-indexed toward floating interest rates, which 
we believe slightly increase financial risk. A short debt maturity 
schedule could also weigh on our assessment of liquidity risk and, 
ultimately ratings, as it exposes companies to refinancing risk.

We see stable prospects for most Swedish real estate companies 
we rate in the near term, but the medium-term outlook is more 
 clouded. Swedish prime property rent levels and valuations are 
 currently at cyclical highs, boosted by low interest and  capitalization 
rates, booming investor demand, and relatively strong  underlying 
economic fundamentals. However, the combination of inflated 
 asset values, expectations of gradual interest rate hikes in coming 
years, and progressively more aggressive financial policies point to 
a potential increase in risk for Swedish property companies over the 
medium to long term. As capital costs represent a large share of a 
real estate company’s cost base and interest rate coverage ratios are 
intrinsically low, even a series of smaller interest rate hikes would 
increase the pressure on free cash flow generation and cash flow 
credit measures. Moreover, higher interest rates are likely to depress 
asset valuations through higher capitalization yields. A fall in asset 
values would reduce balance sheet flexibility, which could potentially 
pressure the credit ratings of some Swedish real estate companies. n

R AT I N G S

Column
Andreas Kindahl

This could be the 
turning of Swedish 
real estate

MANAGING DIRECTOR, S&P GLOBAL RATINGS

*Includes government support

Company Rating/outlook

Jernhusen A/stable*

Fastighets AB Balder BBB/stable

Akelius Residential Property AB BBB/stable

Samhällsbyggnadsbolaget i Norden AB BB/stable

RATINGS
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T he Nordics in general, and Sweden in particular, are 
 characterised by very liquid property transaction 
 markets. A high level of transaction activity has been 
the norm in these countries during a long period of time. 

Sweden has the highest turnover of commercial property stock in 
Europe and the Nordics is the 3rd largest market in Europe for trans-
actions (see graphs). Another distinct characteristic is that  foreign 
investors account for a large share of the transaction volume.

What are the reasons behind the high liquidity in the Nordics? 
We have identified six main reasons:

1. LOW TRANSACTION COSTS: low or no stamp duty, the ability to 
postpone capital gains tax indefinitely (in Denmark and Sweden so 
far) and the absence of notary fees.
2. SELF-REINFORCING DYNAMICS: investors with a limited  investment 
horizon (e.g. funds) find the Nordics attractive because liquidity is 
high, thus lowering their future exit risk. As many investors of this 
kind enter the market, it increases liquidity further, since they buy 
and sell assets within a limited time span.
3. ACTIVE INSTITUTIONS: Nordic institutional investors see property 
as an asset class and are continuously monitoring their exposure to 
property and to different types of property. Not the least due to low 
transaction costs (see point 1 above), they have been more than 
willing to rebalance their holdings; entering and exiting property 
investments.
4. LISTED COMPANIES: the listed property companies in Sweden, 
which hold a sizeable portion of the property stock particularly in 
Sweden, have been active buying and selling properties .
5. TRANSPARENCY: a lot of information in the Nordics is public; 
 property ownership, deeds, transactions, as well as information 
about companies, individuals, etc.
6. EASE OF DOING BUSINESS: it is our experience that non-Nordic 
 investors find the Nordics an easy place to do business,  compared 

to other jurisdictions. One reason for this is the availability of 
 professional providers of relevant services; financing, legal, 
 transaction advisory, property valuation, etc. In addition, many 
 foreign investors highlight, for what it’s worth, that they perceive 
people in the Nordics to be “trustworthy”. 

THESE FACTORS ARE OBVIOUSLY INTERRELATED, and it is not 
 possible to isolate them from each other. Given the non-transient 
nature of most of these factors, it seems very likely, that the high 
liquidity on the Nordic property markets will be persistent. n

Column
Sven Dahlin

Liquidity in the Nordics 
– a self-playing piano?

PARTNER, BRUNSWICK REAL ESTATE INVESTMENT BANKING

Nordics among most 
liquid market in Europe

Europe’s 3rd largest 
market for property 
transactions
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A listing can provide access to capital markets for real 
property companies that are seeking to expand their 
businesses. In 2017, 115 new issuers were listed on 
Nasdaq Nordic’s stock markets raising 3.8 billion EUR 

in capital, and Stockholm is the most active venue.
Issuers typically commence their preparations for an IPO  process 

6-18 months before the execution of the listing. Here are five work 
streams which, preferably, can be initiated well before a decision is 
made to commence an active listing process.

1. THE BOARD OF DIRECTORS

Different markets have different requirements on the board com-
position. In order to be listed on Nasdaq Stockholm, the board of 
the issuer must be composed such that it has sufficient  competence 
and experience to manage and control a listed company. In 
 practice, the requirement involves that the board must have at 
least two  members with relevant stock exchange experience. The 
 Swedish Code of Corporate Governance requires independent 
board  members.  Further, the working procedures of the board is 
subject to review during the listing process and needs to fulfil the 
quality standards of a listed company.

2. ACCOUNTING PRINCIPLES

Companies to be listed on a regulated market such as Nasdaq 
Stockholm must prepare consolidated annual reports in accordance 
with International Financial Reporting Standards (IFRS). The EU 

Prospectus Regulation, involves, in practice, a requirement for IFRS 
conversion of the issuer group’s financial history prior to the listing 
on Nasdaq Stockholm for purpose of the listing prospectus.

3. INTERIM REPORTING

The quarterly reporting needs to be adapted and tailored to each 
 issuer. Issuers should consider which information (such as key 
 ratios, segment information, level of detail) that they wish to 
 present whilst meeting the demands of analysts and investors. 
 Nasdaq Stockholm’s recommendation is that companies shall have 
produced at least two quarterly reports before listing.

4. RISK ANALYSIS AND MANAGEMENT

As part of ensuring good internal control, companies in a listed 
environment must have satisfactory processes and procedures 
for analyzing and managing risks. Therefore, it is necessary to 
 establish risk matrices and flow charts for key processes and ensure 
that  reporting is carried out to the board and, where appropriate, 
to the audit committee.

5. THE EQUITY STORY

During the process, the company will be reviewed in detail as an 
investment case. At best, the company succeeds in establishing an 
in-depth understanding of the company and its value drivers, cash 
flow, market positioning, sector and market competition, and how 
the different parts of the story support each other. n

R EGU L ATO RY

”We are considering 
an IPO – how shall 
we prepare?”

SENIOR ASSOCIATE & PARTNER, CEDERQUIST

Column
Linn Ejderhamn 
& Fredrik Lundén
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T he Swedish housing market is subject to intense  de bate. 
A fundamental question is whether the strong price 
trend has been sustainable. Rising prices have also 
 stimulated a historically significant new output and 

increased household debt. In autumn 2017, prices dropped and 
both large and small housing developers have seen their share 
price plummet. New housing projects are being postponed and 
 statistics indicate falling new production in the next years. What is 
 happening? Are we facing a significant price drop?

AVAILABLE ANALYSES INDICATE that this hardly is the case. 
 Riksbank Research Unit and IMF analyses, for instance, show that 
the price trend can be well explained by the income, interest rate 
and wealth trend of Swedish households in recent decades. Studies 
also show that expectations of future price trends and interest rates 
seem  realistic. Rental housing at market prices generates at least 
as high housing costs as owned housing. In the near future, basic 
demand  variables such as employment, population growth,  income 
and  interest rates are favourable to demand. The household 
 saving ratio is at an all-time high. At the same time, the household 
 resilience to shocks is unprecedented. The annual surveys of the 
Swedish  Financial  Supervisory Authority show that the  proportion 
of households severely  affected by a price or interest rate shock 
has fallen to very low levels. Lending seems fairly strict from a 
stability perspective.

WHY DID PRICES FALL IN 2017? Part of the explanation is the 
 increased supply of new production. But this does not tell the 
 whole story. Since 2016, everyone with loans over 70 per cent of 
the value, are forced to amortise 2 per cent, while most banks have 
implemented debt ratio ceilings of 4-5x the household income. In 
markets such as Stockholm and Gothenburg, a large proportion 
of households have needed larger loans, over 6 times the annual 

 income, to buy at current price levels. The relationship between 
the average mortgage loan size and the price drop in autumn 2017 
is strong. The relationship between supply growth and price drop 
is weaker. The conclusion is that the market has had to adapt to 
two  fundamental changes in a short period of time – new  credit 
 restrictions and increased supply. It looks like the adjustment 
now has been  completed, because prices from January 2018 have 
 stabilised or increased slightly.

THE SHARP RISE in new output and credit rationing means that 
 market players face an entirely different market than before. 
 Until 2017, new housing units sold quickly. Now, players need to 
adapt their strategies to great competition for home buyers. In a 
 competitive market with borrowing restrictions, greater  knowledge 
of which product and pricing to apply to optimise revenue and sale 
rates is crucial to success. There are plenty of examples of  players 
who have not done their homework. In addition to  access to  capital, 
such skills will determine which players in the market still can 
 benefit from a fundamentally strong housing demand in Sweden. n

H O U S I N G

Has the market adjusted 
to new price levels?

MANAGING DIRECTOR, EVIDENS

Part of the explanation 
is the  increased supply of 
new production. But this 

does not tell the  
whole story
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Ted Lindqvist
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T he Swedish economy is going strong and Stockholm is 
now one of Europe’s fastest growing capital  regions. 
The growth rate is not far below what typically 
 characterises emerging markets.

According to the most recent statistics, Stockholm’s economy 
is growing by almost six per cent annually. How fast is China 
 growing? By approximately 6.7 per cent. Even though Stockholm 
is a well-developed and ‘mature’ market, we are hot on the heels of 
China. This can only be described as impressive.

The success of Stockholm can be attributed to three factors. The 
first factor is the strong cluster of global headquarters. The   second 
is the ability to promote innovative start-ups. The third  factor 
 involves Stockholm as a magnet for global talent.

Recently, Forbes listed the world’s 2,000 leading companies. A 
total of 26 Swedish companies were listed, of which no less than 
23 were in the Stockholm region. This means we are playing in 
the ultimate world elite. Stockholm ranks in a tie with Osaka, one 
of Japan’s main trading centres with about twice the population 
of Stockholm. Among the Nordic countries, Stockholm holds the 
undisputed first place as hub for headquarters of global companies.

IN ADDITION TO BEING THE HUB FOR HEADQUARTERS, Stockholm has 
become a factory for so-called unicorns, that is, start-ups worth at 
least USD 1 billion. The Financial Times has even called  Stockholm 
a unicorn factory, a flattering yet true epithet. After Silicon Valley, 
Stockholm features the highest number of unicorns per  capita in the 
world. Even on this front we lead the Nordic league. While Sweden 

boasts seven unicorns, Finland is home to three and  Denmark to 
one of these companies.

A new international ranking of cities’ ability to attract global 
talent confirmed Stockholm’s position as a talent mecca. In the 
 so-called Global Talent Competitiveness Index, Stockholm ranks 
second in the world.

THE LATEST ECONOMIC OUTLOOK for Stockholm confirms the  robust 
performance. Businesses sentiment continues to be well above the 
historical average. The IT sector in particular has been one of the 
most important growth drivers of the Stockholm economy. This has 
contributed to the fact that computer programming now is the most 
common profession in the capital region.

Sweden is not immune to the risks present in the global economy. 
The financial crisis did hit Sweden quite hard and in 2009 Swedish 
GDP fell by more than five percent. Stockholm, however, managed to 
deliver growth even midst of the financial crisis. This demonstrates 
an exceptional level of resilience, which is important to have in mind 
when we analyse potential opportunities and threats going forward.

Although we have not yet felt the full impact of Brexit for 
 example – and despite some stock market turbulence recently – the 
fact is that the global economic situation looks better than it has in 
some time. For the first time in many years, all EU countries grow 
simultaneously. This is especially good news for the export oriented 
Swedish economy. I am convinced Sweden and especially its capital 
region, Stockholm, has the potential to establish itself as the prime 
centre for growth in Northern Europe. n

ECO N O M I C S

Column
Andreas Hatzigeorgiou

Stockholm is a Nordic 
engine of growth hot 
on the heels of China

CHIEF ECONOMIST, STOCKHOLM CHAMBER OF COMMERCE



€1,2 billion
Ports Railways and tramways

€11 billion

A warm welcome to a seminar, May 18th in London  
about investments planned in the Stockholm region until 2030. 
Venue is Park Plaza Westminister Bridge #InvestStockholm
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Areim
Areim manages real estate and capital in various funds focusing on offices and 
commerce. The business idea is to find real estate projects where you can add 
value by improving and adding something, for example, by renting, restoring 
or modernizing.

CEO: Therese Rattik

Chairman: Leif Andersson

Comment Therese Rattik: ”Our business is international. We act as a bridge 
between real estate and capital with both global and local investors. When Areim 
started, it was as a local partner for Blackstone. But it’s important for us to continue 
to attract international capital to the Nordic market. International capital brings more 
 professionalism to the industry.”

Atrium Ljungberg
Atrium Ljungberg is a Swedish property company. The vision is to own, manage 
and actively participate in the development of each property. The portfolio 
mainly contains commercial properties in major Swedish cities. 
Atrium Ljungberg was founded in 2006 when Ljungberggruppen was mergered 
with Atrium Fastigheter. The head office is located in Nacka, Stockholm.

CEO: Annica Ånäs

Chairman: Johan Ljungberg

Comment Annica Ånäs: ”We consider Business Arena London to be an interesting 
concept where we can together create interest in the Swedish property market. 
We expect to meet players whom we don’t usually meet in our other activities. Our 
reason for participation is primarily to create new contacts and increase the interest 
in our company.”

ANNIKA ÅNÄS

ERIK ELIASSON

THERESE RATTIK

Brunswick Real Estate
Brunswick Real Estate is an adviser, lender and investor in the Nordics. Their 
services include real estate related transactions advisory, corporate finance and 
investment management through credit financing and real estate investments. 
The investment management team, former Sveafastigheter and Brunswick 
Real Estate Capital, includes investment management and credit financing. The 
team includes 100 employees in Stockholm, Malmö, Helsinki, Copenhagen and 
London. Over the years they have raised €1,1 billion in capital, €1,3 billion AUM, 
real estate investments and €0,4 billion AUM in credit financing.

CEO: Erik Eliasson

Comment Ann-Sofi Öberg, Investment Banking:: Meeting investors from around 
the globe is crucial for us in order to maintain and expand our strong  international 
network. The presence of international investors in the Nordics has had an 
 enormous impact on the market; liquidity in the Nordics is second to none and the 
market is characterised by a high level of professionalism. REAL ESTATE
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Diös Fastigheter
Diös Fastigheter AB is a Swedish property company focusing on proprietary 
property management and city district development in the central parts of ten 
growth regions in the northern parts of Sweden. The company operates a mixed 
segment portfolio mainly focusing on offices, retail and residentials. Diös is listed 
on the Stockholm Stock Exchange’s main market (Mid Cap).

CEO: Knut Rost

Chairman: Bob Persson

Comment Knut Rost: We offer a unique exposure towards a low risk property 
market in the northern part of Sweden. We pay an attractive dividend and have had 
a historical high growth. To enable us to continue our growth we aim to find the 
lowest cost of capital. The Swedish capital market is limited to what extend it can 
allocate exposure towards the real estate sector.

Fabege AB
Fabege AB is a Swedish property company that focuses on city district 
 development and proprietary property management. The company mainly 
develops and owns modern office buildings in the Stockholm region. Fabege is 
listed on the Stockholm Stock Exchange (Large Cap) and is one of the largest 
listed property companies in Sweden.

CEO: Christian Hermelin

Chairman: Erik Paulsson

Comment Christian Hermelin: Fabege has roughly 40 per cent foreign 
 shareholders and to us, London is one of the most important international capital 
markets By joining Business Arena London, we hope to find a very efficient arena 
for meeting with both existing and potential investors. The competitiveness that is 
 created by foreign investors is good for the industry and the Nordic region 
as a whole.

CHRISTIAN HERMELIN

KNUT ROST

BENNY THÖGERSEN

Catena
Catena is a real estate company that owns and develops strategically located 
logistics properties. Tenants consist mainly of logistics, trade and manufacturing 
companies. Most of the real estate portfolio is located in metropolitan areas, 
with the vision of being a partner for other actors involved in freight handling, 
from shipping, air, rail and road. The head office is located in Helsingborg.

CEO: Benny Thögersen

Chairman: Gustaf Hermelin

Comment Benny Thögersen: For Catena, we want to create a greater interest in our 
share. We gained some headway but there is more to get and a broader capital base 
offers us greater opportunities to ensure growth over time. A tip to  international 
investors, is to take an extra look on companies focusing on logistics as they are 
valued lower in Sweden than other parts of Europe.
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Kungsleden
Kungsleden is a Swedish long term property-owner that provides attractive, 
 functional premises that enrich people’s working days. The company creates 
value by owning, managing and developing offices and other commercial 
properties in Stockholm and Sweden’s other growth regions. A large portion of 
its properties belong to attractively located clusters where we also engage in the 
development of the whole area. Kungsleden’s goal is to deliver an attractive total 
return on its properties and for its shareholders. Kungsleden is listed on 
NASDAQ Nordic Large Cap.

CEO: Biljana Pehrsson

Chairman: Göran Larsson

Comment Biljana Pehrsson: ”Together with you and other participants from 
Sweden, we want to increase interest in and knowledge of the excellent Swedish 
property market in order to attract foreign investors to both the Swedish property 
sector and Kungsleden. The Business Arena concept is well established and a 
 well-known event in the Nordics and we believe it is right that Business Arena is 
behind the new BA London. We hope that the concept will attract many investors 
and other market players and hence create an even bigger interest in Sweden and 
the Swedish property market.” 

BILJANA PEHRSSON

Newsec
Newsec offers real estate owners, investors and tenants a full range of services 
within Advisory and Property Asset Management. Newsec was founded in 1994 
and is today a partner-owned company with some 1 700 co-workers spread 
across the seven Nordic and Baltic markets. Newsec has approx. EUR 37 billion 
under management and annually signs lease agreements of some 1.3 million 
square meters, manages transactions of some EUR 3 billion and does real estate 
valuations of underlying property worth almost EUR 140 billion.

CEO: Max Barclay

Comment Max Barclay: Newsec is the full service property house in northern 
Europe with clients from all over the region and we see an increasing interest from 
international institutional investors to invest. Inflow of foreign capital creates a 
 dynamic that benefits the entire market. International investors should get a good 
advisor with deep knowledge of the local environment as well as a broad network.

MAX BARCLAY

NILS STYF

Hemsö
Hemsö is a private owner of community service properties, which manages 
and develops real estate for retirement housing, education, care and justice. 
The stock consists of 346 community service properties, with a combined 
market value of SEK 38,9 billion. In Sweden, tenants are mainly state, county 
councils, municipalities and private companies. Hemsö also own real estate 
in Finland and Germany – where tenants are dominated by municipalities and 
private retirement homes.

CEO: Nils Styf

Chairman: Pär Nuder

Comment Nils Styf: An increasing proportion of our credit investors come from 
the international market and Hemsö is active in markets outside the Nordics. It is 
very important to create a stable, long-term liquidity in the property market and 
international capital can give us new insights needed to develop the Nordic property 
market in the future.
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Platzer
Platzer Fastigheter Holding is a real estate group with its largest business in the 
Gothenburg area. The company primarily leases premises for offices,  industry 
and warehouses. Active management and acquisition are also part of the 
company’s business model, which consists of three business areas: Real Estate 
Development, Commercial Management and Operations and Services. 
The head office is located in Gothenburg.

CEO: Per-Gunnar Persson

Chairman: Fabian Hielte

Comment Per-Gunnar Persson: As a publicly traded company, we are not limited 
to being owned by national investors and it is both possible and desirable for us to 
reach a broader market. In order to attract international investors it is necessary to 
find forums to be seen. More foreign investment in the Nordic market gives us more 
muscles to develop our respective businesses.

Niam AB
Niam is the leading real estate private equity firm in Northern Europe with real 
estate assets under management of approximately €3.5 billion. Niam offers 
global institutions the opportunity to invest in the Nordic property markets. 
Niam was established in 1998 and has invested over €7.5 billion through its own 
funds since 2000. Niam has a fully integrated investment team of 55+ dedicated 
real estate professionals with experience across all major asset classes. The 
company is headquartered in Stockholm and has offices in Oslo, Helsinki and 
Copenhagen. For more information, please visit www.niam.com.

CEO: Fredrik Jonsson

Chairman: Johan Bergman

Comment Fredrik Jonsson: Niam invests in Nordic properties but all other aspects 
of the business are international. International capital has played a role in the Nordic 
real estate market for some time. International investors increase the transaction 
volume which supports the liquidity in the markets here. 

FREDRIK JONSSON

PER-GUNNAR PERSSON

NREP
NREP is a Nordic private equity real estate firm focused on generating  superior 
risk-adjusted returns for institutional investors by working with thematic 
 value-add investment strategies and active asset management. NREP has 
to date focused predominantly on modern logistics, necessity driven retail, 
 self-storage and residential. The firm was established in 2005 and has since 
then raised nine funds and executed 180 transactions of which  approximately 
35  percent has been realised. The firm currently has total assets under 
 management of €3.3 billion. The company har 100 employees in four offices in 
Copenhagen, Stockholm, Helsinki and Oslo.

CEO: Mikkel Bülow-Lehnsby

MIKKEL BÜLOW-LEHNSBY
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ANDERS JARL

Wihlborgs Fastigheter AB
Wihlborgs Fastigheter AB is a Swedish property company operating in the 
 commercial properties and industrials and warehousing segments in the 
Öresund region. The company focuses on both city district development and 
proprietary property management. Wihlborgs is listed on the Stockholm Stock 
Exchange’s main market (Large Cap).

CEO: Anders Jarl

Chairman: Erik Paulsson

Comment Anders Jarl: The capital markets are global and we have a growing 
proportion of international shareholders, now exceeding 40 per cent.  You can 
find plenty of ways to get exposure to the Nordic markets, not only via direct 
 investments but also via shares in listed property companies, bonds or fund 
 structures, but remember to do your homework.

ILIJA BATLJAN

Samhällsbyggnadsbolaget
i Norden AB
The company was formed in 2016 by Ilija Batljan and focuses on long-term 
ownership of residential and community service properties. The goal is a stock 
value of SEK 20 to 25 billion within five years.

CEO: Ilija Batljan

Chairman: Lennart Schuss

Profi Fastigheter
Profi Fastigheter focuses on commercial real estate, primarily in the 
 Stockholm-area. The stock covers approximately 550,000 square meters. 
Among the company’s investors are Kåpan Pensions, Alecta, SPK, the Posten 
Pension Foundation and the SEB Pension Foundation. The business idea is to 
invest in commercial real estate, where values can be created thorugh active 
management and development.

CEO: Thomas Sipos

Chairman: Staffan Olsson

Comment Thomas Sipos: Since Profi Real Estate only is active in the Stockholm 
region, it is particularly important to market our business concept and track 
record internationally. Today, we mostly have Swedish institutions as investors, 
but  international capital should also be interested in investing with us. The Nordic 
countries and Sweden have been attractive for international capital for a long time. 
It is important to maintain this position as capital becomes even more global. 

THOMAS SIPOS



orebro.se

Genom att begränsa mängden nya markanvisningar i 
områden där det redan byggs mycket sänker vi risken. 
Kommunen har en stor planlagd markreserv, men genom 
att arbeta smart med markanvisningar kompletterar vi den 
privata marknadens utbud av tomtmark.

Pågående markanvisningar kan behöva mer tid innan 
byggstart. Genom vår modell att inte sälja mark förrän 
projektet byggstartats har vi dock möjlighet att ta tillbaka 
markanvisningar som inte klarar förlängda tidsramar.  
På så vis underlättar vi för övriga projekt och bibehåller 
rådighet över kommunens tomtmark.

Ökad transparens genom bättre marknadsinformation 
effektiviserar marknaden. Kommunen har tillgång till  
värdefull data om bland annat markanvisningar och 
bygglovsstatistik. Genom att kommunicera dessa data  
ger vi bättre beslutsunderlag för marknadens aktörer.

I kommande markanvisningar ska kommunen nå fler  
olika delmarknader. Det kan handla om det geografiska 
läget eller den tänkta målgruppen för projekten.

–  Genom Örebromodellen och 
vårt stora markinnehav kan kom-
munen använda Ansvarsfullt  
byggande till att sänka risken 
på bostadsmarknaden och skapa 
trygghet för de byggaktörer som 
investerar i Örebro. Kommunen 
tar ansvar för sin starka roll på 
marknaden och Örebro kan även 
framöver bygga mest i landet säger  
Erik Skagerlund enhetschef  exploatering Stadsbyggnad. 

Örebro kommun är också först ut i landet med en juri-
diskt hållbar modell för markanvisning där en viss andel 
mark reserveras för fastighetsägare som bygger nya bostä-
der med en lägre hyra. Det underlättar snabbt byggande 
av hög kvalitet och möjliggör också ökade ambitioner för 
social och ekonomisk hållbarhet. Modellen leder till lägre 
hyror och kan kombineras med statligt investeringsstöd 
för bostäder som efterfrågas av många fler.

ANSVARSFULLT BYGGANDE.

Bostadsbyggandet är större än på många år i Sverige och Örebro ligger i topp i antalet färdigställda bostäder per capita. 
Under 2017 kom dock alltfler signaler om att bostadsmarknaden börjat svikta. På många delmarknader sjönk priserna 
på bostäder och vissa projekt hade osålda eller svåruthyrbara lägenheter. I Örebro har kommunen en stor roll som sälja-
re av mark och som ansvarstagande aktör vill vi bidra till en mer motståndskraftig marknad och upprätthålla en långsik-
tigt hållbar bostadsproduktion. Det gör vi genom något vi kallar Ansvarsfullt byggande.
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HANINGE  
IS GROWING

– Benefit from the growth!

Haninge is one of the fastest growing municipalities 
in Stockholm. Haninge’s new city centre is currently 
under construction. It will be a medium-sized 
Swedish city with up to 60,000 residents by 2050.

Hemfosa in Haninge can also become a city with 
12,000 new homes — good news for investors who 
want to see their investments grow.

Speed date Haninge Municipality
Would you like to learn more about the available 
investment opportunities? Speed date Haninge 
Municipality at MIPIM on 14 March between 2 and 
3 p.m. in the small meeting room at the Stockholm 
booth. No need to sign up — just drop by!

Read more at haninge.se or contact Senada Custovic,  
establishment manager: +46 (0) 70 606 74 46, +46 (0) 8 606 74 96, 
senada.custovic@haninge.se

SPEED DATE  
HANINGE  

MUNICIPALITY!



BUSINESS ARENA 
LONDON 2018

NORDIC CAPITAL MARKET AND PROPERTY INVESTMENT

MAY 17TH | PARK PLAZA WESTMINSTER BRIDGE

PRESENTING PARTNERS
AS OF MARCH 2018

YOUR GUIDE TO
INVESTMENT
IN NORDIC PROPERTY MARKETS

SHARES | BONDS | DEBT | FUNDS & PE | DIRECT INVESTMENTS

ORGANIZERS MEDIA PARTNERS

For more information: www.businessarena.nu



LONDON
17 MAJ

Business Arena is the leading forum for top executives in the Nordic property- and urban development sectors.
As a delegate, you get access to a comprehensive and versatile seminar programme focusing on a variety of relevant issues, trends and future issues

that may be decisive for the development of our region. For more information, please visit www.businessarena.nu

UMEÅ
14 FEB
2019

GOTHENBURG
10 APR

MALMÖ
24 APR

STOCKHOLM
19-20 SEP

ALMEDALEN
VECKA 27

LULEÅ
29 MAJ

BUSINESS ARENA
The Swedish property 
market on one plate 
since 2001.
 
Now we’re heading 
to London!

ORGANIZERS MEDIA PARTNERS


