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VICTORIA PARK AB 

 

YEAR-END REPORT 2017  

JANUARY-DECEMBER 
 
 

 Revenues increased by 28 percent, to  
SEK 1 062 M (832). 
 

 Profit from property management increased 
by 49 percent to SEK 328 M (220), equal to 
SEK 1.37 per share (0.96). 
 

 Profit after tax amounted to SEK 1,901 M  
(1,217), equal to SEK 7.83 per share (4.98). 
 

 Net asset value growth increased by  
48 percent to SEK 29.65 per share (20.08). 
 

 The Board of Directors proposes a raised 
dividend of SEK 0.40 per ordinary share 
(0.30), an increase of 33 percent, and of SEK 
20.00 per preference share (20.00). 
 
 
 

 
 

 
 

 
 
 

Victoria Park is a property company listed on Nasdaq 
Stockholm, Mid Cap, with a focus on residential properties  
in growth districts across Sweden. At 31 December 2017,  
the market value of Victoria Park’s property portfolio was  
SEK 15.4 Bn (12.3). 
 

 

 
 
 
 

In the event of discrepancies between this Interim Report and the Swedish Interim Report, 
the Swedish Interim Report shall prevail. 
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October-December quarter in brief  

 

 Revenues increased by 14 percent, to SEK 277 M 
(243). 
 

 Profit from property management increased by  
47 percent to SEK 73 M (50), equal to SEK 0.30 per 
share (0.21). 
 

 Profit after tax amounted to SEK 572 M (540), equal 
to SEK 2.35 per share (2.22). 
 

 Cash flow from operating activities before changes in 
working capital increased by 33 percent to SEK 69 M 
(52). 
 

 Net asset value growth increased by 48 percent to  
SEK 29.65 per share (20.08). 
 

 The loan-to-value ratio was 52.5 percent (57.3). 
 

 Possession was taken of 1,660 flats in Malmö 
through the acquisition of an associated company,  
of which 25 percent is owned by Victoria Park, to 
realise the urban development project Culture 
Casbah. 

 

 285 flats were acquired in Malmö with possession 
planned on 1 March 2018. 
 

Events after the end of the period 

 In January, 327 flats were acquired in Malmö and Trelleborg with possession scheduled for 15 May 2018. 
 

 In February, the Board of Directors appointed the current Property Director Per Ekelund as new CEO and the 
current CFO Tommy Åstrand as new Deputy CEO effective directly after the Annual General Meeting on 24 April. 
 

 In February, an agreement was signed to divest the lifestyle property segment with the operations to change 
hands on 1 March 2018. 
 

Ahead of the 2018 AGM 

 The Nomination Committee proposes the election of the current CEO Peter Strand as new Chairman of the Board 
after Bo Forsén, who has declined reelection on grounds of age, and the reelection of other members. 

 

 For the financial year 2017, the Board of Directors proposes a dividend of SEK 0.40 per ordinary share and SEK 20 
per preference share. 
 

 

2017                           
3 mths                          

Oct-dec 

2016                           
3 mths                          

Oct-dec 

2017 
12 mths 
Jan-Dec                            

2016 
12 mths 
Jan-Dec                            

2015 
12 mths 
Jan-Dec                            

2014 
12 mths 
Jan-Dec                            

 

Revenues, SEK M 277 243 1,062 832 622 298 

Net operating income, SEK M 135 108 570 419 314 128 

Profit from property management, SEK M 73 50 328 220 155 36 

Profit after tax, SEK M 572 540 1,901 1,217 1,240 368 

Earnings per share, SEK 2.35 2.22 7.83 5.20 5.29 1.50 

Net asset value per share, SEK 29.65 20.08 29.65 20.08 13.41 6.46 

Cash flow from operating activities  
before changes in working capital, SEK M 69 52 342 230 162 52 

Equity/assets ratio, % 37.8 33.8 37.8 33.8 35.1 39.0 

Loan-to-value ratio, % 52.5 57.3 52.5 57.3 55.8 54.9 

Interest-coverage ratio, multiple 2.9 2.6 2.9 2.6 2.4 1.7 

 

 Financial objectives and fulfilment 
 Equity/assets ratio  Loan-to-value ratio  Interest-coverage ratio   

Target >30    

 

Target >2.0 

Target <65 

3.0 
 
 
 

2.5 
 
 
 

2.0 
 
 

 
1.5 
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Statement from CEO Peter Strand:
 

Continued expansion with proven business model  
»  Continued high rate of renovation is creating value 
 

»  Efficient and scalable management model with a social dimension. 
 

»  More attractive and safer residential areas through densification projects.  
 

»  Net asset value increased by 48 percent to SEK 29.65.  

 
 

 

High rate of renovation is creating value  
Our renovation rate remained high during the fourth quarter, 
when approximately 300 flats were renovated and completed 
during the period, meaning almost 1,200 flats in whole 2017, 
compared with about 1,000 flats in 2016. Following the 
completed acquisitions, the development potential in the 
portfolio remains high, since the proportion of renovated flats 
is only about 28 percent. Our intensified renovation rate is 
continuously strengthening our earnings capacity, and 
contributing to continued net asset value growth.  

Efficient and scalable management model 
Net operating income increased for the fourth quarter by 25 
percent to SEK 135 M, representing a surplus ratio of 49.4 
percent (45.0). Profit from property management for the year 
totalled SEK 328 million, up 49 percent. We can increasingly see 
and realize economies of scale in our operations, at the same 
time as the substantial investments in recent years in energy-
saving measures are yielding returns in the form of lower costs. 

Continuing favourable value growth  
In addition to efficient and proactive property management, 
the high rate of renovation promotes continuing high growth in 
net operating income, which yields favourable value growth. At 
year-end, we conducted an external valuation of the portfolio. 
The yield requirement has been set at 4.3 percent. The value 
increase amounted to SEK 641 M during the quarter and SEK 
2,016 M for the full-year. At December 31, the value of our 
portfolio amounted to SEK 15,440 M (12,301). During the year, 
net asset value increased by a full 48 percent to SEK 29.65. 

Continued expansion 
We work constantly to identify and carry out more acquisitions 
that fit into our model, and regularly meet representatives 
from both municipal and private players to this end.  
 During the fourth quarter, we signed an agreement with 
Fastighets AB Trianon to acquire a property portfolio 
comprising 722 flats and a minor share of commercial premises, 
with a total lettable area of approximately 47,700 sqm. The 
properties are located in Lindängen, Malmö. We will be  
long-term owners of almost 300 flats with a total area of just 
over 20,000 sqm, and a property value corresponding to  
SEK 16,400 per sqm, with an average residential rent of about 
SEK 1,200 per sqm. Possession is scheduled for 1 March 2018. 

After year-end, we acquired another residential property 
portfolio comprising six properties with more than 300 flats 
in the Malmö region and a total lettable area of just over  
26,000 sqm. The acquisition will take place at an underlying 
property value of SEK 17,800 per sqm. The rental value 
amounts to approximately SEK 30 M per year. We already have 
just over 1,700 flats in Malmö and the surrounding area, and 
we want to continue to grow in the region. The acquisition is a 
supplement to our existing portfolio with properties in prime 
locations and it provides us with additional synergies in our 
property management. Possession is preliminarily scheduled 
for 15 May 2018. 
 Recently, we have also opted to refrain from some 
transactions as the price and the yield requirement were, in our 
opinion, under too much pressure.   

More attractive and safer areas    
Some of Victoria Park’s properties are in disadvantaged and 
socioeconomically weak residential areas with a high level of 
criminality, and lower employment and education levels than in 
the rest of the country. In order to reduce social exclusion and 
to make the areas more attractive, we are working with several 
social projects, and are planning to continue in this vein. If a 
variety of housing is available in a single area, then people are 
more willing to remain in the area. This counteracts housing 
segregation, which would be a major step towards greater 
equality in urban areas. Our ambition is to gradually build a 
substantial portfolio of building rights for residential units, both 
rental and tenant-owned. At present, the total densification 
potential is estimated at just over 220,000 GFA sqm, comprising 
more than 3,000 flats. 

Successful business model   
Overall, the trend during the fourth quarter provides further 
evidence that our business model of value-creating investments 
is successful and we look forward to continuing on our 
established path with further expansion in order to achieve our 
long-term goal of a property portfolio of SEK 20 Bn not later 
than 2020. 
 
Malmö, 14 February 2018  
 
Peter Strand, Chief Executive Officer 
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Property portfolio 
At 31 December 2017, Victoria Park’s property portfolio 
amounted to 1,062,000 sqm (1,016,000), comprising 13,437 
flats, with a market value of SEK 15,4 Bn (12,4), of which  
SEK 227 M (0) relates to building rights. 
 The economic occupancy rate was 97.0 percent (97.4)  
and remaining vacancies mainly comprised unleased  
parking spaces and turnover vacancies.  
 Turnover vacancies mainly occur in connection with 
renovation of the existing portfolio with ROT renovation.  
This means that flats are renovated when tenants terminate 
their leases and move out, after which renovation continues 
for four to six weeks before the next tenant moves in. During 
the renovation period, the flat is reported as vacant. Demand 
for newly renovated flats has been, and remains, very strong. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Flat renovations  
A total of 3,827 flats, of the portfolio’s 13,437 flats have  
been renovated, with subsequent rent adjustment. During  
the quarter, 296 flats were renovated. Victoria Park’s  
objective is to raise the standard of all flats in the portfolio  
in connection with turnover. With an average turnover rate  
of 16 percent and 72 percentage of unrenovated flats, the  
rate of investment will remain high in the future. At the end  
of the accounting period, another 419 flats have been 
approved for renovation compared with 351 at the end of the 
preceding quarter. Moreover, 12 new flats were completed in 
the fourth quarter through the refurbishment of unutilised 
and previously secondary areas in our existing portfolio, such 
as storage and basement spaces and vacant premises. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

Change in the property portfolio 
During the period, a total of SEK 612 M (516) was invested  
in existing properties. Most of the investments are rent- 
driven but investments are also made in the portfolio in  
order to reduce energy consumption.  
 During the year, the property portfolio, including building 
rights, changed according to the table shown.  
 
 
 
 

SEK M 

2017                
12 mths                          
Jan-Dec 

2016                           
12 mths                          
Jan-Dec 

Opening value of property portfolio 12,301 7,372 

Of which assets held for sale   -27 

Investments in existing properties 612 516 

Acquisitions 511 3,523 

Divestments   -348 

Unrealised changes in value 2 ,16 1,265 

Closing value of property portfolio 15,440 12,301 

 

Property portfolio at 31 December 2017 

 
 
Lettable area, %  Rental value per region, % Percentage of unrenovated flats, %

 
 
 

Rental- Economic

revenues, occupancy Turnover

Management regions Prop Flats Ren. Flats Total Resid. Prem. SEK M SEK/sqm SEK M rate, % rate, %

Region Stockholm 97 6,027 1,830 491 463 28 531 1,081 508 96 17

Region Gothenburg 17 2,365 0,390 189 153 35 206 1,089 203 99 11

Region Malmö 103 5,045 1,607 382 338 44 407 1,066 399 98 17

Total 217 13,437 3,827 1,062 955 108 1,144 1,077 1,110 97 16

Number of Lettable area, ́ 000 sqm Rental value

SEK 612 M 
Invested in existing 

properties 
 

97% 
Economic  

occupancy rate 
 

16% 
Turnover rate 

 

72% 
Percentage of 

unrenovated flats 
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Densification projects
In addition to value-creating investments and social 
management, densification projects are conducted on 
existing land to increase the lettable area and attractiveness 
of the areas. The ambition is to gradually build a substantial 
portfolio of building rights for residential units, both rental 
and tenant-owned. The densification process takes place in 
different phases and may last for several years, which is why 

it should take place in close collaboration with municipalities 
and other stakeholders. 
 At present, the total densification potential is just over 
222,000 GFA sqm, with a market value of SEK 227 M (0), 
comprising over 3,000 flats, distributed between the 
categories of land ready for development, planning in 
process and preparation of new detailed development plan. 
 

 

List of current densification projects at 31 December 2017  
 

Region Municipality No. of flats GFA sqm 
 

Category 

Gothenburg Borås 30 1,750 
 

Land ready for development   

Gothenburg Gothenburg 146 11,500  Land ready for development   

Gothenburg Gothenburg 100 6,500  Land ready for development   

Stockholm Stockholm 176 16,000  Land ready for development   

Malmö Växjö 32 2,500  Land ready for development   

Land ready for development, total  484 38,250 
 

  

           

Stockholm Eskilstuna  500 30,000  Planning in process  

Malmö Karlskrona 200 12,000  Planning in process  

Stockholm Linköping 570 50,000  Planning in process  

Planning in process, total 1,270 92,000 
 

  

           

Stockholm Eskilstuna 650 45,000  New development plan required 

Stockholm Eskilstuna  190 15,000  New development plan required 

Malmö Kristianstad 30 2,000  New development plan required 

Stockholm Linköping 200 15,000  New development plan required 

Stockholm Linköping  100 6,500  New development plan required 

Stockholm Nyköping 30 2,000  New development plan required 

Malmö Växjö 96 6,500  New development plan required 

New development plan required, total 1,296 92,000 
 

  

 

 
 
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
  

At the end of 2016, the new development plan in Stockholm became legally 
binding, comprising 176 flats and premises on ground level, distributed 
between several buildings. Programme documentation is currently on going.    

In Linköping, plans are ongoing to build 570 flats, distributed between several 
different types of buildings on existing and unused parking areas. 
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Quarter 1 October-31 December 2017 

The income statement and balance sheet items below are for the period October-December 2017. Comparisons within parentheses 
pertain to the equivalent period in the preceding year.  

 

Net operating income  
During the quarter, revenues increased to 277 SEK M (243). 
The increase was mainly attributable to the impact of a higher 
rate of investment in standard-enhancement measures, new 
portfolios in Växjö, Örebro and Gothenburg, higher rents in 
Eskilstuna due to utility valuation and the annual general rent 
increases of 0.6-1.1 percent.  
 During the quarter, 296 flats were renovated and 12 new 
flats were completed. Optional upgrades were also conducted.
 Costs for the period amounted to SEK -142 M (-135), mainly 
due to a larger portfolio. 
 The net operating income for the quarter amounted to  
SEK 135 M (108), representing a surplus ratio of 49.4 percent 
(45.0).  

Profit 
Administrative costs amounted to a SEK -17 M (-17) and 
mainly consist of personnel costs, Group-wide costs and 
marketing and selling expenses. 
 During the quarter, net financial items amounted to an 
expense of SEK -45 M (-41). The cost increase was mainly 
related to new borrowing in connection with acquisitions  
and to refinancing existing loans. This cost reduction is in  
part offset by the early redemption of existing loans with 
higher interest rates. 
 The profit from property management for the quarter 
amounted to SEK 73 M (50), equal to SEK 0.30 per ordinary 
share (0.21). 

Change in property values amounted to SEK 641 M (602).  
The positive unrealised change in value is mainly attributable 
to the portfolio’s rental value increase due to standard-
enhancement measures, lower property costs linked to 
implemented energy projects, the utility valuation conducted 
on parts of the portfolio in Kristianstad and a lower yield 
requirement. At the end of the accounting period, all 
properties had been externally valued by Savills Sweden and 
Bryggan Fastighetsekonomi. The residual value was calculated 
using an average yield requirement of 4.3 percent, which is a 
reduction by 0.1 percentage point compared with the 
preceding quarter’s internal valuations.  
 The proportion of earnings from associated companies 
pertains to the share in profit from the associated company 
Rosengård Fastighets AB, the aim of which is to realise the 
urban development project Culture Casbah. 
 During the quarter, tax expense was SEK -156 M (-158) and 
related to deferred tax on changes in the value of properties 
and derivatives and a change in the Group’s capitalised tax 
loss carryforwards. 
 The profit after tax for the quarter amounted to SEK 572 M 
(541), equal to SEK 2.35 per ordinary share (2.22), adjusted  
for a dividend payment of SEK -5 M (-5) on preference shares 
during the quarter. 
 

 

 
 

Net operating income growth  Profit from property management trend 
 

  

 

 

  

Profit from property management, 12-month rolling 

SEK M SEK M  
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The income statement and cash flow items below refer to the period January-December 2017. Comparisons within parentheses 
pertain to the equivalent period in the preceding year. 
 

Revenues  
Revenues increased by 28 percent to SEK 1,062 M (832).  
The increase in revenues is mainly due to the possession of 
new portfolios, the impact of a higher rate of investment in 
standard-enhancement measures, higher rents in Eskilstuna 
due to utility valuation and the annual general rental 
negotiations. For comparable portfolios, revenue growth was 
6 percent.  
 During the period, a total of 1,157 flats were renovated and 
optional upgrades were also conducted.  
 During the period, the annual general rental negotiations for 
2017 were finalised for all property portfolios within the range 
of 0.6-1.1 percent. 

Rental value growth for housing units  
  

 

 

 

 

 

 

 

 
 

Due to value-creating investments and completed utility valuation, 
Victoria Park’s rental value per sqm since year-end 2012 has increased 
by 25 percentage points, compared with 6 percentage points, which is 
the general annual increase. 
 

Net operating income 
The period’s property costs amounted to SEK -492 M (-413).  
The increased costs were largely due to the possession of new 
properties. Costs associated with the property management 
operation include operating costs, maintenance expenses, 
property tax and insurance, as well as other administrative 
expenses. Operating costs mainly comprised use of heating, 
water and electricity, and waste management. Due to seasonal 
variations, heating costs rise during the winter months. 
 The net operating income for the period was SEK 570 M 
(419), representing a surplus ratio of 54.4 percent (51.2)  
for the property management operation. For comparable 
portfolios, the surplus ratio was 56.1 percent (51.2). 

Profit from property management 
Administrative costs amounted to SEK -66 M (-33). The 
increase was mainly a result of higher personnel expenses  
and increased operational costs related to the acquisitions and 
nonrecurring effects associated with the utility valuation in 
Eskilstuna. 
 Net financial items for the period amounted to SEK -176 M  
(-136) and the increase was mainly associated with the  
expanded financing requirements in connection with the 
acquisitions,  the uncovered corporate bond totalling SEK  
600 M issued in 2016 and signed derivative instruments for 

hedging the Group against fluctuations in market interest 
rates.  
 Profit from property management for the period amounted 
to SEK 328 M (220), equal to SEK 1.37 per ordinary share 
(0.96). 

Changes in value of properties/derivatives  
During the period, properties were externally valued on  
one occasion and internally valued on two occasions. In the 
external valuation, the Group uses the authorised valuation 
firms Savills Sweden and Bryggan Fastighetsekonomi.  
 At year-end, the properties were internally valued at a 
market value of SEK 15,440 M (12,301), where the tax  
value was calculated with an average yield requirement  
of 4.3 percent compared with 4.5 percent at the beginning  
of the year.  
 The unrealised change in value was SEK 2,016 M (1,287), of 
which most was attributable to rent-driven measures and 
valued building rights.  
 The rent-driven measures with a positive effect on value 
were mainly continuing standard-enhancement investments, 
utility valuation of the portfolio in Eskilstuna, broadband 
connections, parking space agreements and water settlements 
for over-consumption through individual metering. 
 The outcome of the concluded general rent increases for 
2017 was slightly higher than the assumptions in previous 
valuations, which also resulted in a positive value effect. 
 To reduce sensitivity to market interest rate fluctuations, the 
Group has hedged its loan portfolio using a range of derivative 
instruments, including interest rate swaps, interest rate caps 
and interest rate floors. Derivatives are recognised each 
period at market value, with changes recognised through 
profit or loss. In addition to derivatives, the Group has loan 
agreements with fixed interest rates. 
 During the period, market interest rates increased, with a 
positive impact on the market value of the derivatives 
portfolio, and an unrealised earnings effect of SEK 1 M (-41). 
The change in market value does not affect cash flow, and on 
the final maturity date of the derivatives, the value is zero. 

Tax  
The tax effect for the period was SEK -522 M (-285), and 
comprised both deferred tax attributable to changes in the 
value of properties and derivatives, and changes in the 
Group’s remaining tax loss carryforwards. 
 Current tax only occurs in exceptional circumstances, due to 
opportunities for tax depreciation, tax deductions for certain 
investments, the utilisation of existing tax loss carry-forwards 
and for making Group contributions.  

Profit 
Profit from discontinued operations of SEK 61 M (35) pertains 
to the impact on earnings from the sale of 64 tenant-owner 
apartments in the final stage of a project linked to the lifestyle 
property segment. 
 Profit for the period after tax amounted to SEK 1,901 M 
(1,217), equal to SEK 7.83 per ordinary share (4.98), adjusted 
for a dividend payment of SEK -20 M (-20) on preference 
shares during the period.  

18 percentage points 
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Comments on the segment information  

The Group’s reporting is done by segment. The net operating 
income for segments and the Group, respectively, does not 
differ. The difference between net operating income and 
profit before tax is presented in the consolidated statement of 
comprehensive income. 
 In the third quarter of the preceding year, the Group’s 
segment reporting was changed in order to better reflect the 
Group’s operations. Historical figures have been restated to 
illustrate the performance. 
 

Segment reporting for the management operation is divided 
into the following geographic regions: Stockholm, Gothenburg 
and Malmö. 
 The lifestyle property operation consists of a service 
operation that runs a spa facility and services adjacent to the 
lifestyle property, and project development related to the 
construction of tenant-owned units.  
  

Comments on the consolidated cash-flow statement

Operating activities before changes in working capital 
generated cash flow of SEK 342 M (230). Cash flow from 
operating activities amounted to SEK 369 M (267).  
 During the period, investing activities had an impact of  
SEK -922 M (-2,239) and mainly comprised investments in 
standard-enhancement measures, new production and sales 
related to the lifestyle property.  
 
  

Cash flow from financing activities was SEK 917 M (1,795), 
attributable to refinancing existing loans and new loans 
pertaining to the acquisition in Örebro and Gothenburg. 
Approved dividends of SEK -93 M (-66) were paid to holders  
of ordinary and preference shares. The Group received a 
subscription payment of SEK 38 M in connection with 
employees exercising warrants issued within the framework  
of an incentive scheme.  
 At the end of the period, consolidated cash and cash 
equivalents amounted to SEK 765 M (401).  
 

 

Parent Company

The operations mainly consist of Group-wide services 
including sales, market and accounting/finance. The Parent 
Company has overall responsibility for strategy-related 
issues and business development, financial control and 

monitoring, and planning. Parent Company sales totalled  
SEK 22 M (22), and mainly consisted of invoiced 
management fees.  
 Profit for the period after tax amounted to SEK -349 M 
(123). 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Varberga block, Örebro.
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Comments on the consolidated statement of financial position  
The amounts and comparative figures of balance-sheet items refer to the position at the end of the period. Comparisons within 
parentheses pertain to the equivalent period in the preceding year.  
 

Properties  
Properties are valued on a quarterly basis and properties are 
recognized at fair value in accordance with IFRS 13 Level 3.  
It is company policy to have the entire portfolio valued 
externally at least once per year. In 2017, Savills Sweden and 
Bryggan Fastighetsekonomi appraised the entire property 
portfolio twice. 
 At the end of the accounting period, all properties had been 
internally valued. The primary method used is cash flow 
estimates in which the present value of operating net, 
investments and residual values are calculated. The calculation 
period is adjusted according to the remaining term of existing 
leases, and varies between 5 and 20 years.  
 To calculate the market value of the properties, the residual 
value was calculated using a yield requirement of 4.3 percent. 
 According to the summary on page 5, Victoria Park’s building 
rights were valued at SEK 227 M. Victoria Park regularly 
evaluates the progress of the planning processes. 
 At 31 December, Victoria Park’s property portfolio, excluding 
building rights, comprised 1,062,000 sqm (1,016,000) with a 
rental value of SEK 1,144 M (1,036) and a market value of  
SEK 15,214 M (12,301), equal to SEK 14,319/sqm (12,108).  
 
Market value growth, excluding building rights 

 

 

 

 

 

Financial assets 
During the period, possession was taken of 1,660 flats in 
Malmö through the acquisition of an associated company, of 
which Victoria Park holds a 25-percent stake. The value 
includes, in addition to the acquisition, a positive share in profit 
since taking possession on 1 October. 

Cash and cash equivalents 
Consolidated liquidity amounted to SEK 765 M (401) at the  
end of the period. During the period, investments amounted  
to SEK 612 M (569) and mainly related to value-enhancing 
investments in existing portfolios. 
 During the period, just over SEK 900 M was contributed to 
the cash balance from the previously agreed refinancing. 
 Possession was taken of the two acquisitions in Gothenburg 
and Örebro, were partly financed with own cash. In addition, an 
ordinary and preference shares dividend reduced cash flow by 
about SEK -93 M (-66).  

Equity  
As of 31 December 2017, consolidated equity amounted to  
SEK 6,180 M (3,792), with an equity/asset ratio of 37.8 percent 
(33.8). During the period, profit of SEK 1,902 M (1,217) for the 
year and paid warrant premiums of SEK 2 M had a positive 
impact on equity. The Group has also received a subscription 
payment of SEK 38 M in connection with employees exercising 
warrants issued within the framework of an incentive scheme. 
Dividend payments on ordinary and preference shares had an 
impact of SEK -93 M (-66) on equity during the period. 

Deferred tax liability  
A deferred tax liability of SEK 1,281 M (758) comprised a 
deferred tax liability of SEK 1,406 M (853) attributable to 
changes in the value of properties and derivatives, and a 
deferred tax asset of SEK 125 M (95) attributable to the Group’s 
tax loss carryforwards. 

Interest-bearing liabilities  
The Group’s interest-bearing liabilities amounted to SEK 8,573 
M (7,351). Loan-to-value ratio was 52.5 percent (57.3) and far 
below the maximum long-term objective of 65 percent. The 
capital tie-up period and average interest rate was positively 
impacted by refinancing of SEK 600 M. At the end of the 
accounting period, the capital tie-up period was 4.2 years (4.4). 
The average interest rate for the Group’s total interest-bearing 
liability, including interest rate swaps, interest rate caps and 
interest rate floors was 2.0 percent (2.2). During the period, 
new interest-rate caps of SEK 1,270 M were entered into. The 
fixed-interest period, including interest rate swaps and interest 
rate caps, was 2.0 years (2.3). The share of interest-rate hedged 
loans via derivatives or fixed interest was 50.1 percent (50.1). 
 

  Capital tied-up   Fixed-interest   Interest rate swaps 1) 

Year of maturity SEK M Share, %   SEK M Share, %   SEK M 
Interest 
rate, % 

2018 743 8.7   4,275 49.9       

2019 1,676 19.6   420 4.9       

2020 2,055 24.0   1,279 14.9   750 -0.1 

2021 2,303 26.9   1,030 12.0   180 0.9 

2022 866 10.1   350 4.1   350 1.0 

 > 2023 931 10.9   1,219 14.2   1,219 0.8 

Total 8,573 100.0   8,573 100.0   2,499 0.6 

 
1) In addition to interest rate swaps, there are interest-rate hedges in the form of interest rate caps, interest rate floors and fixed-rate loans. 
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Current earnings capacity 12 months 
Victoria Park’s annual earnings capacity is presented below. 
The table describes a pro forma 12-month period, and 
considers the company’s property portfolio by the end of  
the accounting period, associated company excluded. It is 
important to note that the actual earnings capacity must not 
be considered comparable to a forecast. For example, the 
earnings capacity does not incorporate any assessment of 
changes in rents, vacancies or interest rates. 
 Victoria Park’s income statement is also affected by the 
property portfolio’s value growth, as well as future property 
acquisitions and/or divestments. Additional items that affect 
the outcome changes in the value of derivative instruments. 
None of the factors above have been taken into account in 

the actual earnings capacity. The earnings capacity is based 
on the property portfolio’s contracted rental revenues, 
estimated property costs over a normal year and 
administrative costs.  
 Costs for interest-bearing liabilities are based on the 
Group’s average interest rate during the most recent quarter, 
including the effect of existing derivative instruments. Tax is 
calculated at the current rate and is predominantly 
considered to comprise deferred tax, which does not affect 
cash flow. 
 
 

 

SEK M 
2017                     

31 dec 
2017                     

30 sep 
2017                     

30 jun 
2017                     

31 mar 
2016                     

31 dec 
2015                     

31 dec 
2014                      

31 dec 

              

Revenues 1,115 1,094 1,042 1,033 1,009 675 638 

Property costs  -513 -515 -494 -494 -494 -344 -345 

Net operating income 603 579 548 539 515 331 293 

              

Administrative costs -61 -55 -54 -52 -51 -45 -41 

Operating profit/loss 542 524 494 487 464 286 252 

              

Interest expenses -170 -166 -163 -164 -164 -100 -107 

Profit from property management 372 358 332 323 300 186 145 

              

Tax expense -82 -79 -73 -71 -66 -41 -39 

Profit for the period  290 279 259 252 234 145 106 

     
 

        

     
 

        

Profit after tax attributable to:    
 

        

Ordinary shareholders 269 258 238 231 213 124 85 

Preference shareholders 21 21 21 21 21 21 21 

     
 

        
Profit before tax per share, SEK  1.46 1.40 1.31 1.30 1.22 0.75 0.57 

 
1) Pertains to earnings capacity with the same property portfolio at 30 June 2017, to illustrate the development of identical portfolios. 

 
 
 

Property transactions 

List of property possession, January-December 2017 
 
 

Possession Region Municipality Lettable area, sqm No. of flats Property value, SEK M 

Q3 Stockholm Örebro 29,408 396 305 

Q3 Gothenburg Gothenburg 15,978 172 200 

Total   45,386 568 505 

 
In addition to the above, the associated company Rosengård Fastighets AB was acquired for a purchase consideration of  
SEK 73 M, corresponding to a 25-percent stake. The company manages 1,660 flats with a property value of SEK 1,100 M. 
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Condensed consolidated statement of comprehensive income  

SEK M 

2017                           
3 mths                          

Oct-Dec 

2016                           
3 mths                          

Oct-Dec 

2017                           
12 mths                          
Jan-Dec 

2016                           
12 mths                          
Jan-Dec 

          

Revenues 277 243 1,062 832 

Property costs  -142 -135 -492 -413 

Net operating income1) 135 108 570 419 

          

Administrative costs -17 -17 -66 -63 

Profit before net financial items 118 91 504 356 

          

Net financial items -45 -41 -176 -136 

Profit from property management 73 50 328 220 

          

Change in the value of properties 641 602 2,016 1,287 

Change in value of derivatives -3 46 1 -41 

Share of profit after tax from associated companies 17   17   

Profit/loss before tax 728 698 2,362 1,467 

          

Tax expense -156 -158 -522 -285 

Profit for the period from continuing operations 572 540 1,840 1,182 

          

Profit from discontinued operations     61 35 

Profit for the period 572 540 1,901 1,217 

          

Other comprehensive income - - - - 

 
        

Comprehensive income for the period 572 540 1,901 1,217 

          

Profit per share, SEK 2.35 2.22 7.83 4.98 

Comprehensive income for the period/year accrues entirely to Parent Company shareholders. 
 
1)  Operating net also includes earnings from the service operation, which should not be confused with the earnings from the management operation.  

See the segment reporting for a detailed description.  
 

Income statement by segment  
 
 Management operation   Lifestyle property 

  
  Region Stockholm Region Gothenburg Region Malmö     TOTAL 

  2017 2016 2017 2016 2017 2016   2017 2016 2017 2016 

SEK M Okt-Dec Okt-Dec Okt-Dec Okt-Dec Okt-Dec Okt-Dec   Okt-Dec Okt-Dec Okt-Dec Okt-Dec 

                        

Revenues 125 113 50 43 99 85   2 2 277 243 

Costs -66 -61 -22 -25 -51 -46   -3 -3 -142 -135 

Net operating income 59 52 28 18 49 38   -1 -1 134 108 

 
Management operation   Lifestyle property 

  
  Region Stockholm Region Gothenburg Region Malmö     TOTAL 

  2017 2016 2017 2016 2017 2016   2017 2016 2017 2016 

SEK M Jan-Dec Jan-Dec Jan-Dec Jan-Dec Jan-Dec Jan-Dec   Jan-Dec Jan-Dec Jan-Dec Jan-Dec 

                        

Revenues 476 406 184 162 393 253   10 11 1 062 832 

Costs -227 -207 -80 -73 -174 -121   -12 -12 -492 -413 

Net operating income 249 198 104 89 219 132   -2 -1 570 419 
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Consolidated statement of financial position, condensed  

SEK M   
2017                           

31 Dec 
2016             

31 Dec 

ASSETS       

Non-current assets       

Tangible fixed assets  3 5 

Financial assets   90   

Investment properties   15,440 12,301 

Total non-current assets   15,533 12,305 

Current assets       

Participations in tenant-owner associations     0 

Receivables   35 30 

Cash and cash equivalents   765 401 

Total current assets   799 431 

Assets in disposal group held for sale     83 

TOTAL ASSETS   16,333 12,819 

        

EQUITY AND LIABILITIES       

        

Total equity   6,180 4,331 

Deferred tax liability   1,281 758 

Non-current interest-bearing liabilities   7,867 7,045 

Derivatives   24 34 

Total long-term liabilities   9,172 7,838 

Current interest-bearing liabilities   706 306 

Other liabilities   275 261 

Total current liabilities   981 567 

Liabilities in disposal group held for sale     84 

TOTAL EQUITY AND LIABILITIES   16,333 12,819 

 

 

Consolidated statement of changes in equity, condensed  

Attributable to Parent Company shareholders, SEK M   

2017                
12 mths                           
Jan-Dec 

2016                 
12 mths                           
Jan-Dec 

Opening equity   4,331 2,826 

Comprehensive income for the period   1,901 1,217 

Remuneration for sales of exercised warrants   2   

New share issue is conjunction with maturity of warrants programme   38 364 

Issue expenses     -9 

Dividend, ordinary shares   -72 -45 

Dividend, preference shares   -21 -21 

Closing equity   6,180 4,331 
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Consolidated statement of cash flow, condensed  

SEK M      

2017                
12 mths                           
Jan-Dec                                                

2016                           
12 mths                           
Jan-Dec                                                

          

Operating activities         

Net operating income     571 419 

Administrative costs     -68 -63 

Interest paid     -166 -128 

Tax paid     1 0 

Adjustments for non-cash items     4 2 

Cash flow from operating activities before changes in working capital 
    

342 
 

230 
 

Cash flow from changes in working capital        

Increase(-)/ Decrease (+) in operating receivables     0 -7 

Increase(+)/decrease(–) in operating liabilities     27 44 

Cash flow from operating activities     369 267 

      
 
 

 Investing activities        

Acquisition of properties   -287 -1 871 

Divestment of properties       156 

Investments in existing properties and land     -612 -509 

Investment in assets held for sale     -38 -60 

Sales of discontinued operations     88 36 

Acquisition of tangible fixed assets     -1 -1 

Purchase of financial non-current assets     -73   

Acquired cash balance     0 10 

Cash flow from investing activities     -922 -2,239 

        

Financing activities        

New share issue       364 

New share issue is conjunction with maturity of warrants programme 38  

Issue expenses     -4 -5 

Remuneration for issued warrant programme   2  

Loans raised     1,582 3,334 

Repayment of debt     -608 -1,832 

Dividend paid     -93 -66 

Cash flow from financing activities     917 1,795 

        

Cash flow for the period     364 -176 

Cash and cash equivalents at beginning of the period     401 577 

Cash and cash equivalents at end of the period     765 401 
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Parent Company income statement, condensed  

SEK M 

2017                           
3 mths                          

Oct-Dec 

2016                           
3 mths                          

Oct-Dec 

2017                           
12 mths                          
Jan-Dec 

2016                           
12 mths                           
Jan-Dec                                         

          

Net sales 6 5 22 22 

Costs -1 -1 -5 -4 

Gross profit 4 4 17 18 

          

Administrative costs -13 -12 -47 -43 

Operating profit/loss -8 -8 -31 -25 

          

Net financial items -12 89 -43 115 

Profit/loss before tax -21 81 -74 90 

          

Group contributions received  63  63 

Group contributions paid -371  -371  

Tax 104 -19 95 33 

Profit/loss for the period after tax -288 62 -349 123 

 
Comprehensive income for the period is the same as earnings for the period. 
 

Parent Company balance sheet, condensed  

SEK M 
2017                           

31 Dec 
2016             

31 Dec 

ASSETS     

Non-current assets     

Equipment 1 1 

Participations in Group companies 315 315 

Long-term receivables 2 502 2 034 

Deferred tax asset 126 30 

Properties held for future development   2 

Total non-current assets 2 943 2 383 

Current assets     

Participations in tenant-owner associations   0 

Current receivables 282 110 

Cash and cash equivalents 749 313 

Total current assets 1 031 423 

TOTAL ASSETS 3 974 2 806 

      

EQUITY AND LIABILITIES     

      

Total equity 852 1 256 

Derivatives 12 17 

Non-current interest-bearing liabilities 2 268 1 487 

Total long-term liabilities 2 281 1 504 

Current interest-bearing liabilities 400 0 

Other current liabilities 33 46 

Total current liabilities 841 46 

TOTAL EQUITY AND LIABILITIES 3 974 2 806 
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The share and shareholders 
Victoria Park has three types of shares: Class A and B ordinary shares, and preference shares. The shares are listed on the Nasdaq 
Stockholm Mid Cap segment. At 31 December 2017, the company’s total market capitalisation was SEK 7,460 M (5,668). At the 
end of the period, the company had 9,807 shareholders (8,910), of whom 6,360 were ordinary shareholders of Class B (5,862). 
The proportion of foreign shareholders amounted to 14 percent (7). During the period, a total of 61 million Victoria Park shares 
(74) were traded at a value of SEK 1,785 M (1,689).  
 

Share capital 
Victoria Park’s share capital amounted to SEK 26.8 M (26.5) at 
year-end. In December, the number of shares increased by 
2,777,500 Class B shares and 277,750 votes due to employees 
exercising warrants in accordance with a programme 
approved by the 2015 Annual General Meeting. During the 
year, 1,508,725 Class A shares were converted to 1,508,725 
Class B shares, which reduced the total number of votes by 
1,357,852.5. After these changes, the total number of shares 
amounted to 243,906,359, of which 78,057,379 are Class A 
ordinary shares, 164,816,933 Class B ordinary shares and 
1,032,047 preference shares, with a total number of votes of 
94,642,277. 
 The quotient value per share is SEK 0.11. Each Class A share 
carries one voting right and each Class B or preference share 
carries one tenth of a voting right. Each qualified voter may 
vote for all owned and represented shares at the AGM. 
Victoria Park has no holdings of its own ordinary or 
preferential shares. 

Warrants  
In 2017, Victoria Park had two warrant programmes, which 
were sold at market value in accordance with the Black & 
Scholes’ pricing model. The first programme, as adopted by 
the 2015 Annual General Meeting, fell due in November 2017. 
The shares were awarded to subscribers in December 2017. In 
the second programme, adopted by the 2017 AGM, the 
options entitle holders to subscribe to Class B ordinary shares 

in the spring of 2020 for SEK 33.80 per share. If all warrants 
are exercised, the number of ordinary shares will increase by a 
total of 3,000,000 Class B shares. At the end of the accounting 
period, 2,361,000 warrants were subscribed.  
 
The Victoria Park share  

    Price paid, SEK   No. of shareholders 

    
2017             

31 dec 
2016                     

31 dec   
2017              

31 dec 
2016                     

31 dec 

Class A shares   29.50 22.30  
 

2,921 2,855  

Class B shares   29.40 22.40  
 

6,360 5,682  

Preference shares   302.00 289.00 
 

1,884 1,815  

 
Net asset value per share, SEK 

 
Shareholder register at 31 December 2017  
 

The information refers to holdings belonging to shareholders and/or related parties, known changes. 
  Number of shares   Share, % 

Name Class A shares Class B shares Pref. shares Total   Capital Voting 

Greg Dingizian 17,223,682 8,776,318   26,000,000   10.7 19.1 

Foundation for Baltic and East European Studies 5,955,048 11,910,096 28,000 17,893,144   7.3 7.6 

Länsförsäkringar Fastighetsfond   17,752,932   17,752,932   7.3 1.9 

Dan Olofsson (Danir AB) 5,382,473 10,764,946   16,147,419   6.6 6.8 

Fourth Swedish National Pension Fund 2,181,165 13,337,916   15,519,081   6.4 3.7 

Isabelle Wikner (Fogelvik Holding AB) 4,116,426 10,231,352 91,187 14,438,965   5.9 5.4 

Anders Pettersson  6,891,532 6,055,028   12,946,560   5.3 7.9 

Ralph Mühlrad  3,700,000 6,500,000   10,200,000   4.2 4.6 

Peter Strand  3,082,400 3,774,800 4,000 6,861,200   2.8 3.7 

Erik Selin 2,000,000 4,000,000   6,000,000   2.5 2.5 

ER-HO Fastigheter AB 2,311,085 2,688,915   5,000,000   2.0 2.7 

Six Securities Services AG 3,624,300 602,851   4,227,151   1.7 3.9 

Lennart Sten 1,563,401 2,513,249   4,076,650   1.7 1.9 

Gålöstiftelsen 1,321,000 2,642,000   3,963,000   1.6 1.7 

Bo Forsén 1,081,330 2,162,660 4,000 3,247,990   1.3 1.4 

AB Possessor 900,000 2,100,000   3,000,000   1.2 1.2 

Verdipapirfond Odin Ejendom                        2,717,528   2,717,528   1.1 0.3 

Danica Pension 789,500 1,568,443   2,357,943   1.0 1.0 

Swedbank Försäkring 972,242 1,249,574 58,752 2,280,568   0.9 1.2 

Amir Poursamad 937,039 1,323,232   2,260,271   0.9 1.1 

Övriga 14,024,756 52,145,093 846,108 67,015,957   27.5 20.4 

Total 78,057,379 164,816,933 1,032,047 243,906,359   100.0 100.0 

35.00 

 
30.00 

 
25.00 

 
20.00 

 
15.00 

 
10.00 

 
5.00 

Class B share price: SEK 29.40 

Net asset value: SEK 29.65 



 

VICTORIA PARK AB – YEAR-END REPORT 2017     16 

Key figures  

 

 

31 dec 2017                           
3 mths                          

Oct-Dec 

31 dec 2016                           
3 mths                          

Oct-Dec 

2017 
12 mths 
Jan-Dec                            

 
 
 

2016 
12 mths 
Jan-Dec                            

2015 
12 mths 
Jan-Dec                            

              

Property-related             

Revenues, SEK M 277 243 1,062   832 622 

Net operating income, SEK M 135 108 570   419 314 

Profit from property management, SEK M 73 50 328   220 155 

Profit for the period, SEK M 572 540 1,901   1,217 1,240 

Share of unrenovated flats, % 71,5 795 71.5   79.5 83.1 

Rental value of residential units full-year, SEK/sqm 1,064 1,013 1,064   1,013 97.1 

Economic occupancy rate, % 97.0 97.4 97.0   97.4 96.9 

Yield, % 4.2 4.3 4.2   4.3 4.9 

Surplus ratio, %  49.3 45.0 54.4   51.2 51.5 

Market value, SEK/sqm 14,319 12,108 14,319   12,108 10,375 

Lettable area, ‘000 sqm 1,062 1,016 1,062   1,016 708 

              

Financial             

Return on equity, % 37.7 36.1 37.7   36.1 64.1 

Equity/assets ratio, %                        37.8 33.8 37.8   33.8 35.1 

Interest-coverage ratio, multiple 2.9 2.6 2.9   2.6 2.4 

Loan-to-value ratio, % 52.5 57.3 52.5   57.3 55.8 

Loan-to-value ratio, properties, % 49.0 51.6 49.0   51.6 55.5 

Cash flow from operating activities before changes in working capital, 
SEK M 69 52 342   230 162 

              

Share-related             

Profit from property management per share, SEK 0.30 0.21 1.37   0.96 0.69 

Earnings per share, SEK 2.35 2.22 7.83   5.20 5.29 

Net asset value (EPRA NAV) per share, SEK 29.65 20.08 29.65   20.08 13.41 

Equity per share, SEK 24.36 16.91 24.36   16.91 11.45 

Cash flow per share, SEK 0.29 0.22 1.43   1.00 0.73 

Total market capitalisation at end of period, SEK M 7,460 5,668 7,460   5,668 3 625 

Earnings per ordinary share, SEK    0.40 1) 0.30 0.20 

Earnings per preference share, SEK   20.00 1) 20.00 20.00 

Number of shares at end of period, million 243,9 241,1 243,9   241,1 223,6 

Number of shares at end of period after dilution, million 243,9 243,9 243,9   243,9 226,6 

Number of preference shares at end of period, million 1,0 1,0 1,0   1,0 1,0 

Number of shares during the period after dilution, million 240,5 241,1 240,2   230,1 222,5 

 

1) Based on proposed dividend.   
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Definitions

 

PROPERTY-RELATED 

Percentage of renovated flats 
The number of flats that have had a minimum of bathroom 
renovation by the end of the accounting period in relation to 
the total number of flats. 

Yield, % 
Net operating income on a yearly basis in relation to the 
properties’ average market value over the past 12-month 
period, adjusted for the holding period of the properties 
during the period.  

Economic occupancy rate, % 
Contracted rent relative to rental value at the end of the 
period. 

Profit from property management, SEK M 
Earnings before changes in value and tax. 

Rental value, SEK M 
Contracted rent and assessed market rent for unlet areas at 
the end of the period. 

Market value per sqm 
The market value of the properties excluding building rights 
relative to lettable area in sqm. 

Turnover rate, % 
Number of removals relative to the number of flats over the 
past twelve-month period, adjusted for the holding period of 
the properties during the period. 

Surplus ratio, % 
Net operating income relative to the period’s rental revenues 
for property management. 

 

FINANCIAL 

Return on equity, % 
Profit/loss after tax in relation to average equity, adjusted for 
dividends on preference shares and preference capital.  

Loan-to-value ratio, % 
Interest-bearing liabilities in relation to total assets at the end 
of the period. 

Loan-to-value ratio, properties, % 
Covered interest-bearing liabilities relative to the market value 
of the investment properties at the end of the period. 

Interest-coverage ratio, multiple 
Profit/loss before tax (12-month rolling) with reversal of 
interest expense, changes in the value of properties and 
derivatives, relative to interest expense. 

Equity/assets ratio, % 
Equity relative to total assets at the end of the period. 

 

SHARE-RELATED 

Equity per share, SEK 
Equity at the end of the period in relation to the number  
of ordinary shares after dilution at the end of the period, 
adjusted for capital for preference shares.  

Profit from property management per share, SEK 
Earnings before changes in value and tax, in relation to the 
average number of ordinary shares after dilution during the 
period. 

Average number of shares 
Number of outstanding ordinary shares at the beginning of the 
period, adjusted by shares issued during the period weighted 
by the number of days the shares were outstanding in relation 
to the total number of days. In the case of bonus issues and 
rights issues that incorporate bonus issues, the number of 
outstanding shares before the issue is recalculated as though 
the event occurred at the beginning of the earliest period 
reported in order to achieve comparability.  

Cash flow per share, SEK 
Cash flow from operating activities before changes in working 
capital, relative to the average number of ordinary shares after 
dilution during the period. 

Earnings per share, SEK 
Profit for the period after tax, in relation to the average 
number of ordinary shares after dilution, adjusted for 
dividends on preference shares for the period. 

Net asset value (EPRA NAV), SEK 
Equity, with reversal of preference shares, derivatives and 
deferred tax in relation to the number of ordinary shares at 
the end of the period. 
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Other disclosures 
 

Sustainable development 
To meet the objective of long-term profitable growth, Victoria 
Park is to be a responsible business, based on the company’s 
contribution to sustainable development. Victoria Park’s 
sustainability efforts are described in the 2016 Annual Report 
on pages 32-43.  

Employees 
At the end of period, the number of employees was 162 (148). 
Women accounted for 30 percent (33).  
 During the period Liselott Wennerström was recruited as 
Director of HR and CSR. 

Bonds 
In 2014 and 2016, bonds of SEK 400 M and SEK 600 M 
respectively were issued with a four-year maturity period and 
variable interest rates of 3M STIBOR + 500 and 450 points, 
respectively.  

Dividends 
In the second quarter, a dividend of SEK 0.30 per ordinary 
share, totalling SEK 72 M (45), was paid. In each quarter, a 
dividend of SEK 5.00 per preference share, totalling SEK 20 M 
(20), was paid. 
 Due to Victoria Park’s favourable financial position and strong 
cash generation, the Board of Directors intends to propose a 
dividend on the company’s common shares every year, 
amounting to 25 percent of profit before tax, with exceptions 
for changes in value taking into account Victoria Park’s 
opportunities for acquisitions and financial position. 
 The dividend to holders of preference shares is considered to 
be in accordance with the Articles of Association, entailing an 
annual dividend of SEK 20.00 per preference share in quarterly 
payments of SEK 5.00. 
 No dividend may be paid to the holders of common shares 
before preference shareholders have received their full 
dividends, including outstanding amounts. Redemptions may 
be made at the company’s request as of 2015. 
 For the 2017 financial year, the Board proposes a dividend  
of SEK 0.40 per ordinary share (0.30) and SEK 20.00 per 
preference share (20.00). 

Annual Report and Annual General Meeting 
The 2017 Annual Report will be available from Victoria Park’s 
website, www.victoriapark.se, from the week beginning 26 
March 2017.  
 The 2017 Annual General Meeting will take place on 24 April 
in Malmö. Shareholders wishing to have a matter addressed at 
the Annual General Meeting can submit proposals to Victoria 
Park’s Board of Directors by e-mail to info@victoriapark.se or 
by letter to the following address: Victoria Park AB, Board of 
Directors, Box 2, SE-201 20 Malmö. To be included in the 
official notice, a proposal ahead of the Annual General Meeting 
must be received by the Board of Directors not later than 6 
March 2018. 

Transactions with related parties 
Victoria Park has not had any transactions with related parties 
that affected the Group’s earnings or financial position.  

Risks and uncertainties 
The Group’s earnings and financial position could change either 
positively or negatively due to the risks and uncertainties 
described in the 2016 Annual Report on pages 46-50.  

Accounting policies 
Victoria Park follows the EU-approved International Financial 
Reporting Standards (IFRS) and interpretations thereof (IFRIC),  
as well as the Swedish Annual Accounts Act. The Swedish 
Financial Reporting Board’s recommendation RFR 1 Supple-
mentary Accounting Rules for Groups has also been applied. 
This interim report has been prepared in accordance with IAS 
34 Interim Financial Reporting. Unless otherwise indicated 
below, the accounting policies applied for the Group and 
Parent Company conform to the accounting policies used to 
prepare the latest Annual Report, with a supplement containing 
more detailed disclosures according to the instructions for 
items recognised at fair value in accordance with IFRS 13.  
 Victoria Park also applies IFRS 5, "Non-current Assets Held for 
Sale,” to assets and liabilities attributable to property 
construction and sales of tenant-owner flats. Victoria Park has 
reclassified the fair value of the land where the property is 
being built and the liabilities attributable to this project, at the 
time construction begins. Assets and liabilities will increase 
along with the investments, until construction is completed. 
Revenues from the project will be recognised when the project 
is completed. 
 In 2018, IFRS 15 (Revenue) and IFRS 9 (Financial instruments) 
come into effect, and IFRS 16 (Leases) comes into effect in 
Z019. In 2017, Victoria Park has assessed the impact and  
believes that neither IFRS 15 nor IFRS 9 will entail any material 
impact other than additional disclosures. The assessment of 
IFRS 16 is yet to be completed. 
 In Net financial items, interest income and interest expense 
are reported as net. The item comprises interest expense of  
SEK -176 M (-136) and interest income of SEK 0 M (0). 

Items measured at fair value 
Investment properties are measured at fair value on a running 
quarterly basis. The valuation is performed by external 
valuation institutions and by using internal valuation models. 
All properties are valued externally at least once per year. 
Investment properties are valued in accordance with IFRS 13 
Level 3. The carrying amount of financial instruments 
recognised at accrued acquisition value is consistent with their 
fair value at the end of the accounting period. Derivative 
instruments are at level 2 under IFRS 13. Level 2 refers to 
financial instruments where fair value is determined on the 
basis of valuation models based on other observable data for 
the asset or the liability. 

Significant events after the end of the period 
In January, 327 flats were acquired in Malmö and Trelleborg 
with possession scheduled for 15 May. 
 In February, the Board of Directors appointed the current 
Property Director Per Ekelund as new CEO and the current CFO 
Tommy Åstrand as new Deputy CEO effective directly after the 
Annual General Meeting on 24 April. Victoria Park signed an 
agreement to divest the lifestyle property segment with the 
operations changing hands on 1 March 2018. 
 Prior to the 2018 Annual General Meeting, the Nomination 
Committee proposes the election of the current CEO Peter 
Strand as new Chairman of the Board after Bo Forsén, who has 
declined reelection on grounds of age, and the reelection of 
other members. 
 
Malmö, 14 February 2018, Board of Victoria Park AB (publ) 
 
This year-end report was not audited. 
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This is Victoria Park 
Victoria Park is a property company listed on Nasdaq Stockholm, Mid Cap, with a focus on residential properties in growth districts 
across Sweden. The property portfolio amounts to 1,062,000 sqm, comprising 13,437 flats, with a market value of SEK 15,4 Bn. 
Through long-term management and social responsibility for more attractive residential areas, Victoria Park aims to create and 
increase value in a growing residential property portfolio for residents, employees, shareholders, society and other stakeholders. 
 

Mission and business model 
Victoria Park’s mission is to acquire, develop and manage 
residential properties in growth centres across Sweden. 
 Victoria Park acquires residential properties with high 
development potential. The company improves the property 
portfolio to increase the net operating income through value-
creating property improvements, and densifications through 
new construction. In addition, Victoria Park conducts socially 
sustainable management to increase the long-term 
attractiveness of the residential area, which leads to lower 
yield requirements and thereby increases property value. 
 

Management operation 
Victoria Park’s management operation is divided into three 
geographic regions. The regions are Stockholm (Eskilstuna, 
Linköping, Nyköping, Stockholm and Örebro), Gothenburg 
(Borås and Gothenburg) and Malmö (Karlskrona, Kristianstad, 
Malmö, Markaryd and Växjö).  
 In each region, Victoria Park has locally based personnel in 
each property centre. The company sees benefits in employing 
people who live in the immediate area, who are therefore 
well-acquainted with the areas. This contributes to a better 
living environment and reduces costs. 
 

Market 
Due to a major housing shortage and limited new production, 
Victoria Park is able to develop the company’s properties in 
growth centres with a subsequent increase in rental revenues. 
A central part of Victoria Park’s management is value growth 
due to socially sustainable management and investments in 
both the residential areas and the properties. 
 The property market remains extremely favourable, with 
high demand for residential portfolios. Low interest rates  
and good access to capital, as well as the limited supply of 
residential properties, continue to drive property prices and 
market values upward.  
 

 
 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

Market value growth, including building rights 

 

 

Calendar 
 

Interim report Jan-Mar 2018  24 April 2018 

AGM 24 April 2018 

Interim report Jan-Jun 2018  12 July 2018 

Interim report Jan-Sep 2018  23 October 2018 

Year-end report 2018  13 February 2019 

 

Visit Victoria Park’s website, www.victoriapark.se for more 
information about the operations, Board of Directors and 
Senior Management, financial reporting and press releases. 

 

Contacts 
 

Peter Strand, CEO 
+46 (0)70 588 16 61, peter.strand@victoriapark.se  
 

Tommy Åstrand, CFO  
+46 (0)70 545 59 97, tommy.astrand@victoriapark.se 
 
 
This constitutes information that Victoria Park AB is legally 
obliged to publish according to the EU Market Abuse 
Regulation and the Swedish Securities Market Act. The 
information was issued for publication by Peter Strand on 15 
February 2018 at 7:30 a.m.
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Victoria Park’s long-term goals and results 
 

 

OVERALL 
 

  Goals  Results 2017 Results 2016 

 

Net asset value 
 
Generate a growth in net asset value, 
excluding dividends on ordinary shares, 
that over time averages at least 15 
percent per year.  
 

 
> 15% 

 
49% 

 
51% 

 

Profit from property 
management 

 
Generate a growth in profit from 
property management that over time 
averages at least 12 percent per year. 
 

 
> 12% 

 
49% 

 
43% 

 

Property portfolio 
market value   

 

 
Own assets with a market value of at 
least SEK 20 Bn by the end of 2020.  

 
> Bn 20 SEK 

 
Bn 15 SEK 

 
Bn 12 SEK 

 

 

 

FINANCIAL 

  Goals  Results 2017 Results 2016 

 

Equity/assets ratio Maintain an equity ratio of at  
least 30 percent. > 30% 38% 34% 

Loan-to-value ratio 
Maintain a long-term loan-to-value 
ratio of 65 percent at the most. < 65% 52% 57% 

Interest-coverage 
ratio   

Maintain an interest coverage ratio of 
at least 2.0. > 2,0 multiple 2,9 multiple 2,6 multiple 

 
 
 
 
 
 
 
 
 
 
 
 
 Victoria Park AB (publ) 

 Org. nr 556695-0738 
Stora Varvsgatan 13 A 
Box 2, 201 20 Malmö 

 
Tel +46 (0)40 16 74 40 

 
info@victoriapark.se 
www.victoriapark.se 


