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Focus on Vacancies 
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QUARTERLY REPORT 

Q3 2015 

July - September 2015 Quarter 

 Rental income amounted to MSEK 40 (40). 

 Operating profit totaled MSEK 28 (16). 

 Profit after tax was MSEK - 4 (27). 

 Recognized property value of MSEK 1 783 (1 778). 

 Total Cash flow for the quarter was TSEK -2 764         

(4 079). 

 Economic leasing rate of 90,5%* (91,4%). 

* Rental guarantees of MSEK 13,9 included. Comparing numbers are 

from interim report for Q2 2015. 

Interim Period January - September 2015  

 Rental income amounted to MSEK 123. 

 Operating profit totaled MSEK 70. 

 Profit after tax was MSEK 26. 

 Total cash flow for the interim period was TSEK          

(-)156 109. 

SIGNIFICANT EVENTS DURING AND AFTER THE QUARTER 

 Uppsala Kommun has terminated their agreement in Uppsala and will move out in September 

2016. The same space has been signed with Busfabriken, who will move in when Uppsala Kommun 

vacate. Busfabriken’s contract includes a 15-year lease. 

 A 1 300 sqm contract has been signed with a new tenant in Backa, Gothenburg. The areas were 

vacant before this agreement.  

 The Senior secured bond has been listed on Nasdaq and the first day of trading was the 25th of 

August. 

 A 3 000 sqm 10 year contract has been signed in the property Magasinet 7, in Älvsjö. The areas 

were vacant before this agreement and the property is now fully rented out. 
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Comments from the CEO 

Estancia Logistik’s operating profit has been strengthen in the third quarter due to mild weather 

conditions and low vacancy values. The operating profit in the third quarter increased with al-

most 20%, which is according to budget. Though, due to a lowered STIBOR, the value of our 

swap has decreased with 8 MSEK, which has lead to a negative result for this interim period.   

Our bond of MSEK 200 has now been listed on Nasdaq, which opens up doors for external inves-

tors and for us as a company. We have a transparent communication to the market and can use 

more communication and marketing channels, which will increase the knowledge of the compa-

ny. 

 

PROPERTY MANAGEMENT 

The hard work we have put into filling up the current and upcoming vacant areas has paid off. A 

15-year contract has been signed in Uppsala and a 10-year contract in Älvsjö, summing up to 

over 8 000 sqm. We have many interested parties for the other vacant areas, were we have 

focused heavily on marketing and allocated resources. 

I predict a bright upcoming year, which is a result of all the work we put in to the property man-

agement. We have a tight relationship with the property managers which gives us a good over-

view of the current leasing situation all the time. 

 

EARNINGS AND PROFITS 

We are able to reach the budget for 2015 with the new lease agreements signed during the last 

months, which will be a proof of success for us in the management team. As I have mentioned 

in previous reports, we are focusing more at managing  and creating value in the current portfo-

lio than looking for other objects to acquire. A guideline that we should continue with until the 

right time. 

The rental income in Q3 is the same as in the past quarter, MSEK 40. A rental guarantee of 

MSEK 13,9 per year gives us time to find the right tenants for our larger vacant areas. The rental 

guarantees expires at 2019-12-31 and are agreed to a maximum amount of MSEK 20. 

 

 

Martin Johansson, CEO 
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Overview 

 

Consolidated Statement of Profit and Loss and Other Comprehensive Income, MSEK 

Consolidated Statement of Financial Position, MSEK 
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 Jul - Sep Jan - Sep 

Amounts in MSEK 2015 2015 

Rental income 40 123 

Property expenses -8 -36 

Operating surplus 32 87 

   

Central administration -3 -17 

Net financials -13 -36 

Profit from property management 16 34 

   

Changes in value of properties, realized 0 18 

Changes in value of financial instruments, unrealized -8 -11 

Profit before tax 7 41 

   

Current tax -2 -5 

Deferred tax -9 -9 

Net profit of the period -4 26 

Amounts in TSEK September 30th, 2015 June 30th, 2015 

Investment properties 1 783 1 778 

Deffered tax asset 14 8 

Current receivables 39 31 

Cash and cash equivalents 16 18 

Total assets 1 852 1 835 

   

Owners' equity 441 446 

Interest-bearing liabilities 1 266 1 277 

Derivatives 11 3 

Deferred tax liabilities 49 40 

Other liabilities 85 69 

Total equity and liabilities 1 852 1 835 
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Key Figures 

Financial Key Figures 

Property Related Key Figures 

Cash Flow 

Statement of Cash Flow for the Group, MSEK 

Cash flow 

Cash flow from operating activities for the quarter amounted to MSEK 13.  Investments in ex-

isting properties  impacted the cash flow negatively with the amount of MSEK 5 due to adaption 

for new and old tenants.  During the third quarter the bank loans where amortized with approxi-

mately 11 MSEK . In the beginning of the year the group recognized incoming cash and cash 

equivalents of 172 MSEK. 

 

4  

 Jul - Sep Jan - Sep 

  2015 2015 

Cash flow from operating activities 13 96 

Cash flow from investing activities -5 -1 720 

Cash flow from financing activities -11 1 468 

Total cash flow -3 -156 

 Jan - Sep 

  2015 

Equity/assets ratio, % 24,0 

Net Loan-to-value ratio, % 70,2 

Loan-to-value ratio, % 71,0 

Debt/equity ratio, multiple 2,9 

Interest-coverage ratio, multiple 1,9 

  September 2015 June 2015 

Number of properties 22 22 

Rental value, MSEK 179 178 

Leasable area, 000s sqm 242 242 

Carrying amount of properties in the balance sheet, MSEK 1 783 1 778 

Property value, SEK per sqm 7 354 7 332 

Economic leasing rate, % 90,5 91,4 

Yield, % 6,5 7,1 
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Property Portfolio 

As of September 30th, 2015, the total property portfolio com-

prised of 22 properties. The geographic focus of the property 

portfolio is mainly favourable logistics hubs around the country. 

The metropolitan regions of Stockholm and southern region ac-

count for about 80 percent of the portfolio’s total property value. 

The properties had a total market value of SEK 1.8 billion. The 

total leasable area was 242 500 square meters with a rental value 

of SEK 179 million.  

During the third quarter of 2015 no new acquisitions were made. Instead the focus has been 

on vacancies and keeping the existing tenants satisfied. 

5 
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The market value of Estancia Logistik’s investment portfolio has been assessed by both in-

ternal and external appraisers, with relevant, professional qualifications and with the expe-

rience in the field, as well as in the category of the properties appraised.  

The value of the properties has been assessed based on market price and future income. 

Value adding investments are also taken into consideration.   

The yield requirement used in the estimate derives from sales of comparable properties. 

Significant factors when selecting required returns include an assessment of the object’s 

future rent trend, changes in value and any development potential, as well as the mainte-

nance condition of the property. For vacant spaces, an estimate is performed by assessing 

each property. The inflation assumption is 0 %  for 2015 and thereafter 2 % annually. Prop-

erty expenses are estimated based on annual historical trends. The valuation is based on 

present-value computing of cash flow, as well as the residual value at the end of the calcu-

lation period. 

Market Value of Property Portfolio 

Valuation Techniques 

 Jul - Sep Apr - Jun Jan - Mar 

Amounts in MSEK 2015 2015 2015 

Opening value of the quarter 1778 1726 0 

Acquired properties 0 0 1723 

Investments in existing properties 5 34 3 

Write-up 0 18 0 

 1783 1778 1726 
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Financing 

EQUITY 

In January 2015, the shareholders of Estancia Logistik AB made equity contributions to the com-

pany summing up to MSEK 404. This was a step towards both financing the upcoming transac-

tion and fulfilling the covenants declared in the bond presentation. The equity of the Group per 

September 30th amounted to MSEK 441 of which MSEK –4 came from the result from the peri-

od. The company’s covenant against the senior bank and the bond holder is a minimum equity 

of MSEK 350. 

 

INTEREST-BEARING LIABILITIES 

At September 30th, 2015 the interest-bearing liabilities totalled MSEK 1 266 of which MSEK 1 

066  pertained to loans from credit institutions. During the third quarter of 2015, loans to credit 

institutions were amortized and some refinanced, ending up in a senior loan-to-value ratio of 

59,8 %*. All of the loans from credit institutions are raised from the same bank, which made it 

possible to negotiate the margins to a favourable level. As a way of lowering the credit risks, 

100% of the loans to credit institution were swapped to fixed rates in 2015-02-02. The swap 

matures, together with the loans from credit institutions, in 2019. 

Estancia Logistik settled its issued senior secured bond of MSEK 200 in January. Net proceeds 

from the bond was partly used to finance all the transactions in the first quarter. The bond has a 

fixed coupon of 7,5% and is maturing in May 2019.  

The trend for market interest rates impacted the market value of existing interest-rate swaps, 

generating a negative impact on earnings for Q3. 

*Bond not included in the ratio. 

MATURING OF INTEREST-BEARING   

At September 30th, 2015 

It is planned that the bond and the loans to the credit institutions matures in the same year. 

Once the bond  has matured, the senior LTV-ratio will be at a convenient level for the credit 

institution to refinance the whole debt. 

EQUITY AND LIABILITIES 

At September 30th, 2015 
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Other Disclosures 

 

Parent company 

The parent company recognized loss of TSEK 11 379. At September 30th, 2015, the parent 

company had shareholder’s equity totaling MSEK 393 of which TSEK 500 is restricted capi-

tal. In September 30th, 2015, the parent company had an interest-bearing bond loan to-

taling MSEK 200.  

Employees 

There are no employees in Estancia Logistik. The head office is situated in Gärdet, Stock-

holm. 

Accounting policies 

The quarterly report for the group has been prepared in accordance with the Internation-

al Financial Reporting Standards (IFRS) and RFR2. IFRS has been used on a group level and 

RFR2 has been used in the parent company. 

IFRIC 21 Levies entails that certain taxes and levies imposed by the government or a cor-

responding body on companies must be entered as a liability. Swedish property tax is en-

tered as a liability at the full annual amount already in the first quarter since the property 

tax is based on ownership on January 1st. To the extent that the tax pertains to the up-

coming quarters, a corresponding amount is recognized as a deferred expense among 

depositions in the balance sheet. IFRIC 21 is applied for the first time in this quarterly peri-

od. 

Significant risks and uncertainties for the group and parent company 

Estancia Logistik is continuously exposed to various risks, which could be significant to the 

companies future operations, earnings and financial position. Financing, organizational 

structure and work processes are key risk areas for Estancia Logistik.  

The credit risk has been lowered through swapping bank interest rates, the swap has a 

maturity of  4 years  
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BOARD ASSURANCE 

The Board of Directors and the Chief Executive Officer give their assurance that this interim re-

port provides a fair review of the company’s and the group’s operations, financial position and 

earnings, and describes material risks and uncertainties facing the company and the companies 

included in the group. 

 

Stockholm, November 18th, 2015 

Estancia Logistik AB (publ) 

(Corp. Reg. No. 556789-7110) 

REPORTING DATES 

Interim report January - September 2015 November 18th, 2015 

Year-end report January - December 2015 February 24th, 2016 

Interim report January - March 2016 May 25th, 2016 

Martin Johansson  Ulf Clacton 

CEO, Board member  Chairman of the Board 

 

 

Jan-Åke Glommen Lennart Nyberg 

Board member Board member 

CONTACT INFORMATION 

ESTANCIA LOGISTIK AB (publ)  

Tegeluddsvägen 100, 115 28 Stockholm 

Tel: 08-545 858 47 - www.estancialogistik.se 

 

Martin Johansson, CEO 

Tel: 0708 84 85 84, Mail: Martin@estancialogistik.se 

Philip Löfgren, CFO 

Tel: 0705 91 15 45, Mail: Philip@estancialogistik.se 
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Profit and Loss for the Parent Company 

Balance Sheet for the Parent Company 

Amounts in TSEK September 30th, 2015 

Other fixed assets 40 000 

Current receivables 556 912 

Cash and cash equivalents 50 

Total assets 596 962 

  

Owners' equity 393 219 

Interest-bearing liabilities (bond) 200 000 

Other liabilities 3 743 

Total equity and liabilities 596 962 

Summary of financial reports 

 Jul - Sep Jan - Sep 

Amounts in TSEK 2015 2015 

Rental income 0 0 

Property expenses 0 0 

Operating surplus 0 0   

   

Central administration -28 -129 

Net financials -3 750 -11 250 

Profit from property management -3 778 -11 379 

   

Changes in value, properties 0 0 

Changes in value, swap 0 0 

Profit before tax -3 778 -11 379 

   

Current tax 0 0 

Deferred tax 0 0 

Net profit of the period -3 778 -11 379 
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 Jul - Sep Jan - Sep 

Amounts in MSEK 2015 2015 

Operating activities   

Profit from property management -4 26 

Adjustments for items not included in cash flow 2 9 

Income tax paid 10 13 

Cash flow from operating activities before changes in working capital 8 48 

   

Cash flow from changes in working capital   

Changes in operating receivables -12 -38 

Changes in operating liabilities 17 87 

Cash flow from operating activities 5 48 

      

Cash flow from investing activities -5 -1 720 

      

Cash flow from financing activities -11 1 469 

      

Cash flow for the year -3 -157 

Cash and cash equivalents at the beginning of the year / quarter 18 172 

Cash and cash equivalents at the end of the year / quarter 15 15 

Statement of Cash Flow for the Group 

Consolidated Statement of Changes in Equity for the Group 

TSEK Share capital 
Other contri-
buted capital 

Retained ear-
nings incl. profit 

for the year Total 

Opening equity, Sept 1th, 2014 500     500 

     

Earnings, 2014   -156  

          

Closing shareholders' equity 2014 500   -156 344 

     

Opening shareholders' equity 2015 500   -156 344 

     

Capital contributions from owners  405 243   

     

Earnings, January - Sep 2015   26 426  

     

Adjustment of taxes  9 299   

          

Closing shareholders' equity 2015 500 414 698 26 270 441 468 
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Debt/equity ration 

Interest-bearing liabilities as a percentage 

of equity. 

Economic lease rate 

Rental income as a percentage of the rental 

value at the end of the period. 

Equity/asset ratio 

Equity as a percentage of total assets. 

Ground rent 

Annual compensation paid to the owner of 

the property held under a site leasehold. 

IAS 

International Accounting Standards. The 

international accounting standards issued 

by the independent body, the International 

Accounting Standards Board (IASB) and the 

processed and adopted by the EU. The rules 

must be complied with by listed companies 

in the EU. 

IFRS 

International Financial Reporting Standards. 

International accounting standards to be 

applied for the consolidated financial state-

ments of listed companies in the EU from 

2005. 

Interest-coverage ratio (ICR) 

Profit from property management, exclud-

ing net financials, as a percentage of finan-

cial income and expenses. 

Interest-rate swap 

An agreement between two parties to swap 

interest-rate conditions on loans in the 

same currency. The swap entails that one 

party exchanges its floating interest rate for 

a fixed rate, while the other party receives a 

fixed rate in exchange for a floating rate. 

The aim of an interest-rate swap is to re-

duce interest-rate risk. 

Loan-to-value ratio (LTV) 

Interest-bearing liabilities at the end of the 

period as a percentage of the carrying 

amount  of the properties in the statement 

of financial position.  

Net Loan-to-value ratio (LTV) 

Same as loan to value but interest-bearing 

liabilities are decreased with cash equiva-

lents. 

Market value of properties 

The market value of properties as measured 

by an external valuation.  

Property 

Properties held under title or site leasehold. 

Property value 

Carrying amount of the property. 

Rental income 

Rents charged including supplements for 

electricity, heating, and other agreed prop-

erty costs paid by the tenant. 

Site leasehold 

The right to use and transfer, without any 

limitation, a property without owning the 

property. The sale of a leasehold is subject 

to the same regulations as the sale of a 

freehold property. 

Yield 

Operating surplus for a rolling 12-month 

period as a percentage of the carrying 

amounts of the properties.  The operating 

surplus has been adjusted for the holding 

period of the properties during the period.  

Wordlist 
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Compliance with standards and legislation 

The consolidated financial statements have been prepared 

in accordance with International Financial Reporting Stand-

ards (IFRSs) issued by the International Accounting Stand-

ards Board (IASB), as adopted by the EU. The Swedish Fi-

nancial Reporting Board’s recommendation RFR 1 Supple-

mentary Accounting Rules for Groups has also been ap-

plied. The Parent Company applies the same accounting 

policies as the Group except in cases listed below in the 

section “Parent Company accounting policies.”  

Measurement basis applied to the preparation of the fi-

nancial statements  

Assets and liabilities are recognized at historical cost, ex-

cept for certain financial assets, liabilities and investment 

properties that are measured at fair value. Financial assets 

and liabilities measured at fair value comprise fixed-income 

derivative instruments.  

Functional currency and reporting currency  

The functional currency is Swedish kronor (SEK), which is 

also the reporting currency. This means that the financial 

statements are presented in SEK. All amounts, unless oth-

erwise stated, are rounded to the nearest million. 

Judgements and estimates in the financial statements  

The preparation of the financial statements in accordance 

with IFRS requires that company management make judge-

ments and estimates, and make assumptions that affect 

the application of the accounting policies and the recog-

nized amounts of assets, liabilities, income and expenses. 

The actual outcome may deviate from these judgements 

and estimates. Estimates and assumptions are reviewed 

regularly. Changes in estimates are recognized in the period 

in which the change is made if the change only affects that 

period, or in the period in which the change is made and 

future periods if the change affects the period in question 

and future periods.  

Significant accounting policies applied  

The accounting policies presented below have been con-

sistently applied in all periods presented in the consolidat-

ed financial statements. The Group’s accounting policies 

have also been applied consistently by Group companies, 

meaning joint ventures, by making adjustments to the 

Group’s accounting policies as necessary. 

Amended accounting policies  

The amended accounting policies applied by the Group as 

of January 1, 2015 are described below. The new ac-

counting standards IFRS 10 and IFRS 11 have not had any 

impact on amounts or led to any classification difference.  

New IFRS that have not yet been applied  

IFRIC 21 Levies contains rules on how to recognize a liability 

for different forms of levies imposed by government agen-

cies and when an obligating event for the recognition of a 

liability arises. The statement is to be applied as of 2015 

and entails that liability for property tax must be recog-

nized in its entirety as early as January 1 each year. Howev-

er, expensing of the item remains unchanged, which means 

on an accrual basis over the year. IFRS 9 Financial instru-

ments replaces IAS 32 Financial instruments: Recognition 

and Measurement, as of 2018. IFRS 9 addresses the classifi-

cation and measurement of financial assets, financial liabili-

ties and hedge accounting. IFRS 9 has not yet been ap-

proved for application by the EU and advance application is 

not permissible. The company has decided not to perform a 

consequence analysis at this time. IFRS 15 Revenue from 

Contracts with Customers, with application as of January 1, 

2017 assuming that the standard is adopted by the EU. The 

preliminary assessment is that IFRS 15 will not materially 

impact the consolidated financial statements. Other new or 

amended IFRSs, including interpretations, are not deemed 

to have any effect on the consolidated financial state-

ments. 

Classification etc.  

Non-current assets and non-current liabilities essentially 

comprise amounts expected to be recovered or paid more 

than 12 months of the balance sheet date. Current assets 

and current liabilities essentially comprise amounts ex-

pected to be recovered or paid within 12 months of the 

balance sheet date. 

Consolidation policies and business combinations  

Subsidiaries are companies that are under the controlling 

influence of Estancia Logistik. Controlling influence is 

achieved when Estancia Logistik has control over the in-

vestment object, is exposed or entitled to a variable return 

from its holding in the company and can exercise control 

over the investment to influence the return. When as-

sessing whether controlling influence prevails, potential 

vote-carrying shares are taken into account, as is whether 

the company has de facto control.  

A corporate acquisition can either be considered as an as-

set acquisition or a business combination. When an asset is 

acquired (an asset purchase), the acquisition is not encom-

passed by IFRS 3.  

Asset acquisitions primarily take place in the Estancia Logis-

tik Group, although each acquisition is assessed to deter-

mine whether it is business combination or asset acquisi-

tion.  

Accounting Policies 
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Corporate acquisitions, the main purpose of which is to 

acquire the properties of the purchased company and 

where there is no property management organization, are 

recognized as an asset acquisition. Corporate acquisitions 

in which a property management organization exists are 

recognized as a business combination. No deferred tax is 

recognized for an asset acquisition and instead the value of 

the property is reduced by the amount that on the acquisi-

tion date pertains to the deduction attributable to the de-

ferred tax of the asset. The initially deducted deferred tax 

will subsequently have an effect on remeasurement in that 

deductions will be made from the new fair value (on the 

remeasurement date) in the amount of the initially deduct-

ed deferred tax.  

Subsidiaries are recognized in accordance with the pur-

chase method. This method entails that the acquisition of a 

subsidiary is regarded as a transaction whereby the Group 

indirectly acquires the subsidiary’s assets and takes over its 

liabilities. The fair value on the date of acquisition of the 

acquired identifiable assets and assumed liabilities, as well 

as any non-controlling interests, is determined in the acqui-

sition analysis. Transaction costs that arise, except for 

transaction costs attributable to an issue of equity instru-

ments or debt instruments, are recognized directly in profit 

or loss.  

In the event of a business combination in which the consid-

eration transferred, any non-controlling interests and the 

fair value of previously owned interests (in connection with 

step acquisitions) exceed the fair value of the acquired 

assets and assumed liabilities that are recognized separate-

ly, the difference is recognized as goodwill. When the 

difference is negative, what is known as a bargain acquisi-

tion, this is recognized directly in profit or loss.  

Consideration transferred in connection with the acquisi-

tion does not include payments pertaining to settlement of 

previous business relations. This type of settlement is usu-

ally recognized in profit or loss.  

Contingent consideration is recognized at fair value at the 

date of acquisition. If the contingent consideration is classi-

fied as an equity instrument, it is not remeasured and is 

settled in shareholders’ equity. Other contingent considera-

tion is remeasured on each reporting occasion and the 

change is recognized in profit or loss.  

Should the acquisition not pertain to 100 percent of the 

subsidiary, non-controlling interests arise. There are two 

alternative ways of recognizing non-controlling interests.  

These two alternatives are recognizing the non-controlling 

interest’s proportionate share of net assets or recognizing 

the non-controlling interest at fair value, which means that 

the non-controlling interest has a share of goodwill. The 

choice between these two alternative methods of recogniz-

ing non-controlling interests is made from acquisition to 

acquisition.  

Transactions eliminated on consolidation  

Intra-Group receivables and liabilities, income and expens-

es, and unrealized gains or losses arising from transactions 

between Group companies are eliminated in their entirety 

when the consolidated financial statements are prepared. 

Unrealized gains arising from transactions with joint ven-

tures and from joint ventures are eliminated to an extent 

corresponding to the Group’s participating interest in the 

company. Unrealized losses are eliminated in the same 

manner as unrealized gains, but only insofar as no impair-

ment requirement exists. 

Foreign currency  

Transactions in foreign currency are translated to the func-

tional currency at the exchange rate prevailing on the date 

of the transaction. 

Income  

Income is the gross inflow of financial benefits arising in a 

company’s normal business operations during a period and 

that increases the company’s shareholders’ equity, except 

for increases due to contributions from owners. Income is 

measured at the fair value of the amount that has been 

received or will be received. 

Rental income  

Net sales encompass all types of rental income including 

such additions as property tax, heating, etc. Rental income 

is recognized straight line in profit or loss based on the 

conditions of the agreement. The total cost of discounts 

provided is recognized as a decrease in rental income 

straight line over the leasing term. Leases are classified as 

operating leases. Rental income is distributed over time 

according to the lease. When rent discounts in a new lease 

exceed MSEK 1, the rent discount is allocated over the term 

of the lease. Advance rent is recognized as prepaid rental 

income. Rental income from acquired properties is recog-

nized from the day of taking possession. 

Gains/losses from property sales  

Gains/losses from the sale of properties and shares and 

participations in property-owning companies are recog-

nized under the heading ”Changes in value of properties, 

realized” property sale is recognized at the earlier date.  14 
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Gains/losses from property sales are recognized on the 

date of taking possession, unless the risks and benefits 

have been transferred to the buyer on an earlier occasion. 

If the risks and benefits have been transferred, the proper-

ty sale is recognized at the earlier date. In assessing the 

date of revenue recognition, agreements between the par-

ties governing risks and benefits, as well as involvement in 

ongoing management, are taken into account. Circum-

stances beyond the control of the seller and/or buyer that 

could affect completion of the transaction are also taken 

into consideration. Any provisions for such items as non-

invoiced selling expenses or other remaining costs attribut-

able to the transaction conducted are made on the sales 

date.  

Gains/losses from property sales are recognized on a sepa-

rate line in profit from property management. 

Other operating income  

Other operating income refers to income from secondary 

activities in the normal business operations such as capital 

gains on tangible assets, exchange-rate gains on receivables 

and operating liabilities. 

Leasing  

Assets leased under operating leases are not generally rec-

ognized as an asset in the statement of financial position. 

Operating leases do not give rise to a liability. Expenses 

attributable to operating leases are recognized in profit or 

loss straight line over the leasing term. Discounts received 

when an agreement is signed are recognized in profit or 

loss as a decrease in leasing fees straight line over the term 

of the lease. Variable fees are expensed during the periods 

in which they arise. All leases for the rental of premises are 

classified as operational leasing agreements. See Rental 

income above. Estancia Logistik does not currently have 

any leases for company cars. These are, by definition, finan-

cial leases, but they are recognized as operating leases 

since they are not deemed to be significant. The Group 

does not have any financial leases in which the Group is 

lessor. 

Financial income and expenses  

Financial income comprises interest income on invested 

funds. Interest income is recognized at the rate at which it 

is earned. Financial expenses refer to interest, fees and 

other expenses arising when Estancia Logistik takes up 

interest-bearing liabilities. Financial expenses are charged 

to profit or loss for the period to which they are attributa-

ble. Exchange-rate gains and exchange-rate losses are rec-

Derivatives are utilized to financially hedge the risks of 

interest-rate exposure to which the Group is exposed. In-

terest payments regarding fixed-income derivatives 

(interest-rate swaps) are recognized as interest expenses in 

the period to which they refer. Other changes in the fair 

value of fixed-income derivatives are recognized on a sepa-

rate line in profit or loss. 

Taxes  

Income tax comprises current tax and deferred tax. Income 

tax is recognized in profit or loss, except when the underly-

ing transaction is recognized in other comprehensive in-

come or in equity whereby the associated tax effects are 

recognized directly in other comprehensive income or equi-

ty. 

Current tax is tax that is to be paid or received in the cur-

rent year, with the application of the tax rates that have 

been decided or are decided in practice on the balance 

sheet date. Current tax also includes adjustments of cur-

rent tax attributable to prior periods. 

Deferred tax is calculated in accordance with the balance 

sheet method, based on temporary differences between 

carrying amounts and the tax bases of assets and liabilities. 

Temporary differences are not taken into account in con-

solidated goodwill, nor are they taken into account for 

differences arising on initial reporting of assets and liabili-

ties that are not business combinations which, at the time 

of the transaction, do not affect recognized or taxable earn-

ings. Nor are temporary differences attributable to partici-

pations in subsidiaries and joint ventures that are not ex-

pected to be reversed in the foreseeable future taken into 

consideration. The valuation of deferred tax is based on 

how the underlying assets or liabilities are expected to be 

realized or settled. Deferred tax is calculated with the appli-

cation of the tax rates and tax rules established or decided 

in practice on the balance sheet date. 

Deferred tax assets on deductible temporary differences 

and loss carry-forwards are only recognized insofar as it is 

likely that it will be possible to utilize them in the future. 

The value of deferred tax assets is reduced when it is no 

longer probable that they can be utilized. 

Upon acquisition of an asset, deferred tax is not recognized 

on the date of acquisition; instead the asset is recognized 

at cost corresponding to the fair value of the asset less 

deferred tax. In subsequent financial statements, deferred 

tax is calculated on the basis of the temporary difference 

between the fair value of the investment property and its 

tax-assessment value.  
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However, deferred tax on the difference between the rec-

ognized cost of the property on the acquisition date and 

the property’s tax-assessment value on the acquisition date 

is not calculated. 

Financial instruments  

Financial instruments recognized in the statement of finan-

cial position include such assets as cash and cash equiva-

lents, rents and accounts receivables and derivatives. Liabil-

ities include accounts payable, loans and notes payable, as 

well as derivatives. 

Recognition in and derecognition from the statement of 

financial position  

A financial asset or financial liability is recognized in the 

statement of financial position when the company be-

comes party to it in accordance with the instrument’s con-

tractual conditions. A receivable is recognized when the 

Group has performed and a contractual obligation for the 

counterparty to pay exists, even if an invoice has not been 

sent. Accounts receivable are recognized in the statement 

of financial position when an invoice has been sent. A liabil-

ity is recognized when the counterparty has performed and 

a contractual obligation for the company to pay exists, 

even if an invoice has not yet been received. Accounts pay-

able are recognized when an invoice has been received. 

A financial asset is derecognized from the statement of 

financial position when the contractual rights have been 

realized, expire or the company loses control of them. The 

same applies to portions of a financial asset. A financial 

liability is derecognized from the statement of financial 

position when the contractual obligation is met or extin-

guished in another manner. The same applies to a portion 

of a financial liability. 

A financial asset and a financial liability are offset and rec-

ognized in a net amount in the statement of financial posi-

tion only when a legal right exists to offset the amounts 

and there is an intention to settle the item in a net amount 

or to simultaneously realize the asset and settle the liabil-

ity. 

Acquisitions and divestments of financial assets are recog-

nized on the date of transaction, meaning the date on 

which the company undertakes to acquire or divest the 

asset. 

Classification and measurement  

Financial instruments, which are not derivatives, are initial-

ly recognized at cost, corresponding to the fair value of the 

instrument plus transaction expenses. A financial instru-

ment is classified upon initial recognition based on the 

purpose for which the instrument was acquired. The classi-

fication determines how the financial instrument is meas-

ured following initial recognition, as described below. 

Cash and cash equivalents comprise cash, as well as imme-

diately available balances in banks and corresponding insti-

tutions. 

Rents and accounts receivable  

Rents and accounts receivable are financial assets that are 

not derivatives, that have fixed or fixable payments and 

that are not listed on an active market. The receivables are 

classified in the category loans and accounts receivable. 

These assets are measured at amortized cost. Amortized 

cost is determined based on the effective rate calculated 

on the acquisition date. Rents and accounts receivable 

have short terms and thus are recognized at nominal 

amounts. Rents and accounts receivable are recognized at 

the amount that is expected to flow in, meaning after de-

ductions for doubtful receivables. 

Other financial liabilities  

Loans and other financial liabilities, such as accounts paya-

ble and liabilities to Group companies, are included in this 

category. Liabilities are recognized at amortized cost. 

Derivatives  

Hedge accounting is not applied for fixed-income deriva-

tives. Fixed-income derivatives are used to financially 

hedge the interest-rate risks to which the Group is ex-

posed. Derivative instruments are classified in the category 

financial assets/liabilities measured at fair value through 

profit or loss. The derivatives are measured at fair value 

according to measurement at Level 2, with changes in value 

in profit or loss. 

Tangible Assets  

Tangible asset is recognized in the statement of financial 

position if it is probable that future financial benefits that 

can be attributed to the asset will accrue to the company 

and if the cost of the asset can be reliably calculated. For 

Estancia Logistik, this item primarily comprises equipment. 
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Tangible assets are recognized at cost less accumulated 

depreciation and any impairment. Cost includes the pur-

chase price and costs directly attributable to transporting 

the asset to the correct site and preparing it for the manner 

intended by the acquisition. 

The carrying amount of a tangible asset is derecognized 

from the statement of financial position when it is disposed 

or divested or when no future financial benefits are ex-

pected from the use or disposal/divestment of the asset. 

Gains or losses arising from the divestment or disposal of 

an asset comprise the difference between the selling price 

and the asset’s carrying amount, less direct selling costs. 

Gains and losses are recognized as other operating income/

expenses. 

Additional expenses are added to the cost only if it is prob-

able that the future financial benefits associated with the 

asset will accrue to the company and the cost can be relia-

bly calculated. All other additional costs are recognized as 

an expense in the period in which they arise. 

Depreciation takes place straight line over the estimated 

useful life of the asset. The estimated useful lives are: 

Equipment  5–20 years 

Depreciated commences on the acquisition date. The use-

ful life is the period during which the asset is expected to 

be available for use in the Group. 

Investment Properties 

Investment properties are properties held for the purpose 

of receiving rental income or an increase in value or a com-

bination of the two. Investment properties are initially rec-

ognized at cost, which includes expenses directly attributa-

ble to the acquisition such as expenses for land registration 

and taking out mortgage deeds. Investment properties are 

measured at fair value in the statement of financial posi-

tion. Fair value is based on valuations performed by inde-

pendent appraisers with recognized qualifications and ade-

quate expertise in valuing this type of property and in the 

relevant locations. All properties are valued every quarter. 

Investments are also performed of properties that have not 

been visited by the appraiser in the past two years. Fair 

values are based on market values, which is the amount 

estimated to be received in a transaction on the valuation 

date between well-informed parties that are independent 

in relation to each other and are interested in the transac-

tion being carried out according to standard market prac-

tice in a situation in which both parties are assumed to 

have acted insightfully, wisely and without compulsion.  

Additional expenses are capitalized only when it is probable 

that the Group will receive future financial benefits associ-

ated with the asset and the expenses can be reliably deter-

mined. Other repair and maintenance costs are expensed 

in the period in which they occur. 

Borrowing costs directly attributable to the purchase, con-

struction or production of assets that take a considerable 

amount of time to complete for their intended use or sale 

are included in cost. For the Estancia Logistik Group, this is 

mainly the case in conjunction with the construction of or 

major conversion projects for investment properties. Bor-

rowing costs are calculated based on the financial require-

ments of the project and the Group’s borrowing costs. Bor-

rowing costs comprise interest and other expenses arising 

when a company borrows funds. 

Both unrealized and realized changes in value are recog-

nized in profit and loss, after profit/loss from property 

management. Rental income and income from property 

sales are recognized in accordance with the policies de-

scribed under the section on income recognition. 

Properties under construction and conversion intended to 

be used as investment properties when the work is com-

pleted are also classified as investment properties. 

Impairment losses  

The recognized assets are impairment tested on every bal-

ance sheet date. IAS 36 is applied for the impairment of 

assets other than financial assets recognized in accordance 

with IAS 39, deferred tax assets and investment properties 

recognized at fair value (IAS 40). The carrying amounts of 

the exempted assets above are calculated according to the 

respective standard. 

Reversal of impairment  

Impairment losses on assets included in the scope of IAS 36 

are reversed if there is an indication that the impairment 

requirement no longer exists and a change has been made 

to the assumption that formed the basis of the calculation 

of the recoverable amount. A reversal is only performed 

insofar as the carrying amount of the asset after reversal 

does not exceed the carrying amount that would have been 

recognized, less any depreciation/ amortization, if no im-

pairment had been carried out. 

Impairment of financial assets  

On each reporting occasion, the company assesses whether 

there is objective evidence of impairment of a financial 

asset or group of assets. Objective evidence comprises 

observable circumstances that have occurred and that have 

a negative impact on the possibility of recovering the cost. 17 
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The value of past-due non-performing receivables is tested 

continuously. As long as the loss is not confirmed, the re-

ceivable and provision are recognized in gross amounts in 

the financial statements. Impairment of the receivables is 

determined based on historical experience of losses on 

similar receivables. Rents and accounts receivable that 

require impairment are recognized at the present value of 

expected future cash flows. However, receivables with 

short terms are not discounted. 

The receivables are written off once the loss has been con-

firmed. It may be necessary to monitor written-off receiva-

bles, for example, before a bankruptcy has been complet-

ed. The cost for rents and accounts receivable affect net 

operating income in profit or loss. 

Parent Company accounting policies  

The Parent Company prepares its annual financial state-

ments in accordance with the Annual Accounts Act 

(1995:1554) and the Swedish Financial Accounting Stand-

ards Council’s recommendation RFR 2 Accounting for legal 

entities. The statements regarding listed companies as 

issued by the Financial Reporting Board were also applied. 

RFR 2 means that the Parent Company, in the annual finan-

cial statements for legal entities, will apply all EU-approved 

IFRSs and statements, as far as possible, within the frame-

work of the Annual Accounts Act, the Swedish Pension 

Obligations Vesting Act and taking into account the connec-

tion between accounting and taxation. This recommenda-

tion specifies the exceptions from and additions to IFRSs 

that may be applied. 

Differences between the accounting policies of the Group 

and the Parent Company  

The differences between the accounting policies of the 

Group and the Parent Company are stated below. 

Classification and presentation  

In the Parent Company, an income statement and a state-

ment of profit and other comprehensive income are pre-

sented, while for the Group these two statements are com-

bined into a statement of profit and other comprehensive 

income. For the Parent Company, the designations balance 

sheet and cash-flow statement are used for the statements 

that in the Group are designated statement of financial 

position and cash-flow statement, respectively.  

The income statement and balance sheet for the Parent 

Company are prepared according to the stipulations of the 

Annual Accounts Act  

while and the statement of profit and other comprehensive 

income, statement of changes in equity and cash-flow 

statement are based on IAS 1 Presentation of Financial 

Statements and IAS 7 Statement of Cash Flows, respective-

ly. The differences compared with the Group’s statements 

that apply in the Parent Company’s income statement and 

balance sheet mainly comprise the recognition of fixed 

assets and equity. 

Financial instruments  

The Parent Company does not recognize financial instru-

ments in accordance with IAS 39 and the categories speci-

fied in this standard. Long-term receivables are recognized 

at accrued cost, as are non-current interest-bearing liabili-

ties. Receivables and financial liabilities that are current are 

recognized at nominal amounts, since the maturity is short 

and the impact of discounting is immaterial. Financial as-

sets are impairment tested continuously. 

Tangible assets  

Tangible fixed assets in the Parent Company are recognized 

at cost less accumulated depreciation and any impairment 

in the same manner as for the Group, with the addition of 

any revaluations. 

Leased assets  

In the Parent Company, all leasing agreements are recog-

nized according to the rule for operational leasing. 

Group contributions  

Group contributions that the Parent Company receives 

from or grants to subsidiaries are recognized as appropria-

tions in the Income statement for the Parent Company. 

Financial guarantees  

The Parent Company’s financial guarantee agreements 

consist mainly of sureties for the benefit of subsidiaries. 

Financial guarantees entail that the company has a commit-

ment to compensate the holder of a debt security for losses 

incurred by the holder due to a specific debtor not making 

payments when due in accordance with the contractual 

conditions. For the recognition of financial guarantee 

agreements, the Parent Company applies one of the relief 

rules permitted by the Swedish Financial Reporting Council, 

as compared with the rules of IAS 39. The relaxation rule 

pertains to financial guarantees written on behalf of subsid-

iaries. The Parent Company recognizes financial guarantees 

as a provision in the balance sheet when the company has 

a commitment for which payment will probably be re-

quired to regulate the commitment. 

18 


