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Akelius at a glance

2020 2019

Property fair value, EUR million 12,139 11,964

Number of apartments 44,443 44,226
Lettable residential space, 
thousand sqm 2,752 2,724

Real vacancy residential, percent 1.7 1.1

Vacancy residential, percent 7.5 8.6

Rent potential, percent 24 55

Loan-to-value, percent 39 40

Cash sources to cash uses, percent 464 158

Interest coverage ratio 3.3 7.8
Interest coverage ratio, 
excluding realized value growth 2.5 2.0

Credit rating, Standard & Poor's BBB BBB

Net asset value, EUR million 6,324 6,533

Rental income, EUR million 471 496
Like-for-like growth in rental income, 
percent 3.6 5.7

Net operating income, EUR million 259 260

Net operating income margin, percent 54.9 52.4
Like-for-like growth in net operating 
income, percent 8.4 2.9

Profit before tax, EUR million 72 464
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North America Europe Scandinavia

 City
Residential 

units Residential Commercial Total
EUR  

million EUR/sqm

Capitaliza-
tion rate, 
percent

Berlin 14,026 880 55 935 3,079 3,292 2.01
London 2,232 88 17 105 912 8,728 4.12
Hamburg 3,606 197 12 209 856 4,089 3.66
Paris 1,555 48 5 53 429 8,099 4.03
Europe 21,419 1,213 89 1,302 5,276 4,052 2.85

Stockholm 5,925 424 34 458 1,771 3,870 2.68
Malmö 4,080 266 83 349 1,035 2,964 3.14
Copenhagen 1,031 82 6 88 335 3,793 2.99
Scandinavia 11,036 772 123 895 3,141 3,509 2.87

New York 1,736 118 4 122 863 7,078 4.30
Toronto 3,506 181 5 186 898 4,831 3.53
Montreal 3,894 260 7 267 857 3,212 4.30
Boston 1,029 65 2 67 526 7,852 4.24
Washington D.C. 1,799 141 4 145 570 3,935 4.71
North America 11,964 765 22 787 3,714 4,722 4.17

Other 24 2 - 2 8 4,254 3.58
Total/Average 44,443 2,752 234 2,986 12,139 4,066 3.28

Lettable space 
thousand sqm

Fair value
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The audited statutory annual report, which consists of the directors’ report and the financial statements, 
include pages 66 to 155.Tables and graphs are based on internal data if no source is provided. 
In the event of a conflict in interpretation or differences between this report and the Swedish version, 
the Swedish version shall have priority.
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diversification reduces risk

Global changes, such as COVID-19, 
affect each market and industry differently. 
Akelius experiences a lower impact in value 
growth, vacancy, and rental income in 
Scandinavia and Europe compared to North 
America.

Rent collection for apartments is on the 
aggregated portfolio at the same level as 
before COVID-19. 
This highlights the value of a diversified 
asset pool.

8.4 percent net operating income 
growth like-for-like
The main contributors are higher rental 
income due to reduced vacancy and higher 
rent level.

Vacancy decreased by 1.1 percentage points 
like-for-like while rental income grew by 3.6 
percent like-for-like. 
The adjusted net operating margin increased 
from 65 percent to 68 percent.

value growth 0.3 percent
Value growth on properties amounted to 
EUR 34 million or 0.3 percent. 
Values decreased in New York, London, and 
Boston while values in Hamburg, Toronto, 
and Montreal increased.

The value growth in 2019 was 3.4 percent, 
a more normal growth pace for Akelius.

EUR 1,000 million for 1 percent
In 2020 Akelius issued two senior unsecured 
bonds with a total volume of EUR 1,000 
million. 
The average interest coupon is one percent 
with a duration of eight years.

The average interest rate decreased from 
2.25 to 1.95 percent.

loan-to-value 39 percent
The loan-to-value decreased from 40 to  
39 percent during 2020.

16-19A Forest Court, Boston
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interest coverage ratio improved 
from 2.0 to 2.5
The interest coverage ratio increased from 
2.0 to 2.5. 
Main contributors are less debt in 
combination with a lower cost of debt.

changes are often local
Rent regulation and Brexit show that 
changes are often local. 
Brexit affects both rental levels and property 
prices in London.

The company expects lower rental income 
of EUR 23 million in 2021 due to rent 
regulation in Berlin. 
A court ruling regarding the rent regulation 
is expected during 2021.

improving cash flow and rental 
income
Akelius expects higher rental income in 
2021 compared to 2020 despite a headwind 
in form of increased rent regulation and 
COVID-19.

Akelius strives for improved cash flow by 
completing current material upgrading 
projects, and not adding new ones.

The company expects fifty percent lower 
vacancy and EUR 25 million higher yearly 
rental income after completion of material 
projects end of 2022.

first acquisitions following new 
acquisition profile
In the last four months, Akelius acquired 
three properties for EUR 130 million with an 
average initial yield of 4.8 percent. 
For comparison, 
the income return for the total portfolio was 
2.2 percent in 2020.

The company targets properties with strong 
cash flow and no upgrade need in all current 
cities and in Ottawa. 
The supply of such properties is higher 
in North American cities than in Akelius 
European and Scandinavian cities.

maximum 45 percent 
loan-to-value
The new direction towards increased cash 
flow from the properties enables a moderate 
increase in debt. 
The revised financial policy allows a  
loan-to-value of a maximum of 45 percent. 

Akelius is in a strong position today. 
This enables the company to add properties 
and to create an even larger and more 
stable property portfolio.

        Ralf Spann, 
  CEO and Managing Director 
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Akelius 26 years
fair value properties, 
EUR billion

10.6

9.2

8.0

6.1

3.6

2.4

1.3

2020
Change in direction towards properties with strong cash 
flow and no extensive upgrading need. 
Staff reduced in construction and construction related 
areas.

2019 
Efforts to strengthen the credit rating begin.
Property holdings concentrated to twelve growing 
metropolitan cities. 
Issues ordinary shares of class D to twelve thousand 
investors. 
Redeems preference shares.

2017
Growth in existing metropolitan areas. 
Digitalization to increase efficiency.  
Clean the map concluded.

2016
Clean the map is launched to increase the focus on 
metropolitan cities. 
Establishment in Copenhagen.

2015
The company acquires its first properties in New York, 
Washington D.C. and Boston.

2014
Starts to buy residential properties in Paris and 
Montreal.
Issues preference shares.

2011
Starts business in Toronto and London.

2006
The company buys its first properties in Berlin and in 
Hamburg.

2003
Buys the listed real estate company Mandamus. 
Becomes the largest private residential landlord in 
Sweden.

1994 
Buys the first residential properties in the Swedish 
cities Helsingborg, Gothenburg and Trollhättan.

12.0

12.1
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surroundings near Akelius' property Bertha Neubergh House, London

district Kennington
a prime location with a walk score of 94
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Akelius’ business model

stable increase in rental income
Akelius focuses on residential properties 
with the ability to generate a stable increase 
in rental income. 
Rental income is the most important value 
driver in real estate.
Continually increasing revenues lead to 
growing net operating income.

Together with constant low vacancy, 
these are the most important indicators for 
high profitability and low risk in real estate.
Residential property is the most resilient 
type of property. 

provide a better living
Akelius restores and upgrades older 
buildings in attractive locations.
To restore and upgrade current buildings 
consumes fewer resources compared to new 
production.
It is hereby better for the environment.

The long-term trend is that an increasing 
number of people want to live centrally, 
in walkable locations, in energy efficient and 
attractive apartments. 
Akelius keeps properties tidy, safe, and 
functional. 
Akelius restores apartments when they do 
not meet this requirement.

population growth limits risk
Akelius concentrates on residential 
properties in growing metropolitan cities.
The long-term trend of people moving from 
rural to urban areas leads to high growth, 
especially in the most attractive cities.

The growing demand for apartments leads 
to low downside risk and a potential for 
higher rent.

lower volatility,
more opportunities
Akelius operates in seven countries but 
only in twelve metropolitan cities and 
can therefore combine effective property 
management with diversification. 
Diversification leads to lower risk since most 
changes are local.  
A negative event in one market is usually 
mitigated by events in another market.

It is a competitive advantage to be 
established in many large markets. 
Liquidity in the property market is higher, 
the access to business opportunities is huge 
and there are many different capital sources 
to choose from.

£

stable growing revenues

long-term value growth

limited downside risks

lower volatility

provide a better living

residential

metropolitan cities

attractive locations

diversification
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growth for like-for-like properties,  
percent

2015

4.3

2016

4.1

2017

5.1
4.0

8.0

10.7

2018

3.2

5.1

rental income

net operating income

average

2.9

8.4

5.7

3.6

2019 2020

6.5

4.3

real vacancy, 
percent

2017

0.9

2020

1.7

2010

0.6

2011

0.7

2012

0.7

average

1.1

2018

1.4

2016

1.1

2015

1.3

2014

1.0

2013

0.7

2019

1.1

EBITDA EUR 221 million

2017

231

2011

147

2012

157

20182016

233

2015

221

2014

202

2013

174

236 227 221

2019 2020

120131

20102009
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aims for long-term growth
Akelius is a long-term investor in residential 
real estate. 
The aim is to grow the net asset value while 
limiting risk.

Profits are mainly retained in the company 
to support organic growth and to maintain a 
strong financial situation.

Focusing on continuing trends like 
urbanizations, digitalization, and 
sustainability along with investments in 
education and development is essential to 
long-term success.

10.4 percent total return
The total return on the properties is the sum 
of net operating income and value growth.

Akelius' total return on the properties has 
been 10.4 percent per annum on average 
for the last eight years.

The total return in 2020 was affected by 
COVID-19 and new stricter rent regulations 
in Berlin.

Profitability is one key factor for recovery 
and the ability to absorb the effects of a 
crisis. 
A high underlying total return, 
therefore, reduces the risk for Akelius and 
its investors.

Value growth is as effective as net operating 
income for growth in net asset value and for 
reducing leverage when needed.

Akelius holds attractive residential properties 
in twelve liquid property markets. 
The unrealized value growth on properties 
can thereby be converted into cash if the 
need arises.

rental growth leads to higher 
property values
The property value is the sum of future cash 
flows discounted to present value.
Growth in revenues therefore leads to higher 
property values.

Population growth is the most important 
indicator in residential real estate for 
increasing revenues and a long-term 
increase in property values.
The effect of population growth is often 
underestimated.

Small improvements each year add up 
to material progress that greatly benefits 
long-term investors.

reduced discount rates give 
higher property values
The trend towards lower interest rates has 
led to higher property values through lower 
discount rates on future cash flows.
With time,
these trends go up and down, 
corresponding to the conditions in financial 
markets.

If the property risk decreases due to the 
development of a city,
a neighborhood or a property as such,
the discount rate used to value the property 
decreases.

This development occurs independently of 
the movements in the financial markets and 
is therefore more permanent.

Akelius invests in properties, neighborhoods, 
and cities with a positive development.
The idea is to benefit from lower risk over 
time and capitalize on higher property 
values due to lower risk premiums.
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property value EUR 12,139 million, 
EUR, million

2017

10,624

2010

3,154

2011

3,630

2012

4,115

2018

12,379

2016

9,171

2015

7,965

2014

6,068

2013

4,932

20162010 2011 20172015201420132012 2018

net asset value EUR 6,324 million, 
EUR, million

11,964

6,3246,533
6,284

4,026
2,888

1,5761,3361,196

2,082

5,127
5,840

12,139

2019 2020

2019 2020

average annual property return 10.4 percent

20
18
16
14
12
10
8
6
4
2
0

20182013 2014

income return
value growth

average annual  
property return

2015 2016 2017

percent

2019 2020
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sustainability
The charitable organization Akelius 
Foundation holds eighty percent of Akelius 
Residential Property AB.

Dividends received by Akelius Foundation 
are donated to people in need, education 
or other humanitarian and philanthropic 
projects.

Akelius Foundation is committed to 
preserving a financially stable and honorable 
organization without bribery, corruption, or 
conflicts of interest.

Akelius has set targets aimed at developing 
its business in the right way.
In 2019, Akelius began the implementation 
of a global sustainability management 
system.
 

This system addresses all aspects of the 
business, 
everything from environmentally efficient 
properties to sustainable operations.

Akelius contributes to well-functioning and 
sustainable communities.
Akelius informs business partners of its
Code of conduct.
The internal training on sustainability and 
the Code of conduct is mandatory.

Akelius believes that the building of 
sustainable relationships with its employees, 
tenants, and suppliers creates long-term 
value for everyone.

Akelius publishes a sustainability report 
annually on akelius.com.

environment

social

governance

main targets

 - 40 percent reduction of carbon emissions, scope 1 and scope 2

 - 100 percent of electricity from renewable generation or 
procurement in absolute portfolio 

 - 15 percent reduction in energy consumption, like-for-like 

 - 15 percent reduction in energy intensity in absolute portfolio

 - 10 percent decrease in water consumption, like-for-like

 - 2 percent or less sick leave rate

 - 12.5 percent or less staff turnover rate

 - 100 percent gender pay ratio in management and staff

 - 10 percent improvement in customer satisfaction by the end 2023

 - internal training 10 days per staff and year

 - be a signatory of the United Nations Global Compact

 - all suppliers prequalified according to sustainability requirements 

 - annually audit 50 percent of all suppliers' performance according to 
sustainability requirements by 2022

 - all active staff trained on Code of Conduct, anti-corruption and new 
whistleblower procedure
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increased number of solar panel 
projects
One installation of solar panels was made at 
501, 12th Street in Washington D.C. 
The renewable energy project is Akelius’ first 
self-developed solar energy project.

This property was well suited for this type of 
renewable project because of its

 - abundance of roof space
 - lack of physical obstructions
 - new, verified watertight roof
 - ballasted system, requiring no roof 
modifications

These factors allowed for the installation of a 
54.7-kilowatt system.

It is estimated that the system will generate 
66,000 kilowatt-hours of electricity annually.

This is equivalent to the electricity used by 
six average homes, 
or three hundred percent of the anticipated 
annual electricity usage at 501, 12th Street, 
Washington D.C.

Excess power will be credited to another 
property, 2651, 16th Street, Washington 
D.C.

project reduces emissions
Emissions will be reduced by 36.4 tons of 
carbon dioxide equivalent.

This equates to the annual emissions 
released from eight passenger vehicles.

energy forecasting reduces costs
The data science team forecasts the 
electricity usage of Akelius' properties to 
reduce electricity costs and increase net 
operating income.

Higher accuracy means more money saved. 
Buying too much or too little electricity costs 
a lot of money.

Akelius integrated electricity forecasts into 
its self-developed Energy Application. 
The Energy Application provides the 
interface for users to be able to monitor 
and assess the energy and water usage of 
properties.

Buying electricity a shorter time in advance 
can save up to EUR 350,000 per year.

Additionally, the company's own forecast 
gives the electricity utility company a better 
match of supply and demand.

Akelius' properties increasingly utilize 
renewable energy and electric vehicles.

Renewable energy costs 25 to 50 percent 
less than purchased electricity.

Akelius works on reducing heating and water 
costs in a similar way.

Heat can be stored and generated in 
advance when prices are low. 
Forecasts determine how much heat must 
be generated.

Water leaks are detected when there is a 
change in water usage.

solar panels on 320 D Street, South Boston, Boston
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Friedrichsberger Straße 3, Friedrichshain, Berlin

99 percent residential properties
secure income
Income from residential property is safe and 
predictable. 
Akelius' apartments are in high demand.
Akelius can therefore make sure that all 
apartments are let according to the rental 
policy.
A large volume of rental agreements 
combined with stable tenants limits the risk 
of material rent losses.

In 2020, the rent losses and the rent 
collection was not materially affected by 
COVID-19. 
This shows the resilience to negative 
effects.

lower vacancy
Vacancies and rent levels fluctuate less for 
multifamily dwellings than for other types of 
properties.
Regardless of the work situation,
people need somewhere to live.  
Demand for commercial space varies with 
the business sentiment.

The population structure changes slowly, 
which reduces the vacancy risk even in a 
time of weak economic growth.

During a recession,
commercial properties are often required to 
provide large tenant incentives.
Therefore, there is much less risk in the 
residential property business.

minor turnover costs
Residential properties only need minor 
upgrades when a tenant moves out. 
On the other hand, 
commercial properties require larger 
investments for each new tenant.

stands the test of time
High quality residential buildings are today 
as attractive as when they were built. 
Hence, the need to demolish and replace 
them is low compared to other types of 
properties.
In general,
tenants desire the same type of floorplans 
today as they did decades ago.

liquid assets
Residential properties in metropolitan cities 
are a more liquid asset class than
commercial properties. 
There are many different buyers of 
residential properties.  
From the tenants themselves to small 
private investors to large international 
funds.
Residential properties can therefore be sold 
quickly if needed.
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residential properties

residential properties

office properties

office properties

nominal GDP per capita

nominal GDP per capita

nominal GDP per capita

office properties

residential properties 

development of new lease level in Germany

index

source: Canada Mortgage and
Housing Corporation, CBRE, 
the World Bank

source: US Census Bureau,  
the World Bank, JLL

source: Bullwiengesa AG, 
the World Bank

1990 1995 2000 2005 2010 2015

100

160

220

2019

120

140

180

200

residential rent versus office rent

rent level development in Canada

index

rent level development in United States

index

1995

1995

2005

2005

50

100
120

100

140
160
180

200
220
240
260

150

2019

25

80

175

225

1990

1990

2000

2000

2010 2015

2010 2015

200

125

75

80

60

2019



18

residential rent system per metropolitan city
as at 2020-12-31

City
Rent 

system
Number of

apartments
Contract 
length*

Rent increase 
for existing 

contract
Without 

upgrading
With  

upgrading

New York

control 40
open-
ended index limited limited

stabilized 1,051
open-
ended index limited limited

free 
market 645 1 year free yes yes

Boston
control 36

open-
ended index no no

free 
market 993 1 year free yes yes

Washington
control 737

open-
ended

index +
2 percent yes** yes**

free 
market 1,062 free free yes yes

Toronto control 3,506
open-
ended index yes yes

Montreal control 3,894
open-
ended index yes yes

North America Rent increase 
at turnover

Branderburger Tor, Berlin
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Rent increase 
at turnover

City
Rent 

system
Number of

apartments
Contract 
length*

Rent increase 
for existing 

contract
Without 

upgrading
With  

upgrading

Berlin control 14,026
open-
ended

index and 
rent mirror no no

Hamburg control 3,606
open-
ended index limited yes

Paris control 1,555 6 years index yes** yes

London

control 24
open-
ended

court 
ruling yes yes

control 8
open-
ended

annual 
negotiation yes yes

free 
market 2,200 1 year free yes yes

*) open-ended, tenant can move out one to three months after landlord has been given notice 

**) to a higher regulated rent, below market rent

***) is proposed to be limited by a new regulation

Rent increase 
at turnover

City
Rent 

system
Number of

apartments
Contract 
length*

Rent increase 
for existing 

contract
Without 

upgrading
With  

upgrading

Stockholm control 5,925
open-
ended

annual 
negotiation no yes**

Malmö control 4,080
open-
ended

annual 
negotiation no yes**

Copenhagen

control 700
open-
ended cost increase no yes**

control 307
open-
ended

annual 
negotiation no yes**

free 
market 24

open-
ended free yes yes

Europe

Scandinavia Rent increase 
at turnover
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rent control reduces risk
89 percent of Akelius’ apartments are 
subject to some form of rent control.

Rent control normally occurs in markets with 
high demand for apartments.
Rent control aims to protect tenants from 
swift rent increases.
Controls limit the price that would result 
from a free market.

stable increase in revenues

Investors in rent-controlled properties 
benefit from a stable increase in revenues.

This makes rent-controlled residential 
properties easy to manage and turns them 
into secure cash flow generators.

Rents for current tenants in rent-controlled 
apartments are normally linked to an index 
that mirrors the inflation.
In most jurisdictions where Akelius operates,
it is possible to increase the rent to market 
level when there is a turnover of tenants.

For example,
the average rent level in Sweden has not 
decreased since the current system was 
implemented in 1975.

Stable cash flows result in lower volatility in 
asset values. 
These properties attract favorable financing 
throughout the business cycle.

87 percent of portfolio below market

The rent for rent-controlled apartments in 
metropolitan cities is below market rent.
87 percent of Akelius' apartments have rents 
that are below market level.

66 percentage point of that 87 percent are 
more than 30 percent below the market rent 
level. 
This is a consequence of strong rent 
regulation mainly in Scandinavia and Berlin.

real vacancy 1.7 percent

Apartments with below market rents are the 
last to become vacant.
Rent control reduces the supply of rental 
apartments, 
as property developers may prefer other 
investments.

Another reason for the low supply is that the 
construction of new apartments struggles 
to keep up with the population growth in 
metropolitan cities.

This is particularly true for central locations 
with a lack of space for new dwellings.
The combination of growing metropolitan 
cities and below market rent provides for a 
high and predictable occupancy rate.

turnover 16 percent

Tenants are motivated to hold on to their 
rent-controlled apartment due to the 
favorable rental terms.

The fear of losing a favorable apartment 
lease makes it unlikely for tenants to be late 
with their rental payments.

The landlord benefits from a low risk of 
unpaid rents and a low cost due to turnover 
of tenants.

diversification reduces regulatory risk

New and adverse rent restrictions are a risk 
for landlords.
Akelius mitigates this risk by diversifying its 
assets among several stable and developed 
metropolitan cities in different countries 
where substantial adverse changes in rent 
control are rare.

Stricter rules in one city may have little 
effect on the total portfolio or may be offset 
by less strict rules in another city.

opportunity to sell to tenants

Another opportunity arises in markets like 
Germany and Sweden,
where apartments can be converted into 
condominiums that are priced at market 
rates.
This further mitigates the risk of negative 
effects due to regulation.
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degree to which the rental market is free,  
index 1-10 according to Akelius' estimations

87 percent of portfolio below market rent 

66

5 6
10 13

>30 percent  
below 

market rent

20-30 percent 
below 

market rent

10-20 percent 
below 

market rent

0-10 percent 
 below 

market rent

at market  
rent

The risk of lower rental income is small when existing rents are below market rent.
This is especially true in a diversified portfolio that includes properties in many growing 
metropolitan cities.

percent

percent
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Stockholm

all apartments are in growing metropolitan cities
low vacancy
Metropolitan cities grow faster in terms of
population and wealth.
During the last decade, 
the population on average grew by eleven 
percent in metropolitan cities compared to 
seven percent growth in the country.

The main reason is that the economy of 
metropolitan cities is diversified and has 
greater job and education opportunities.
Cities attract people by offering a wide 
range of culture and entertainment options.

These factors reduce the risk of vacancy. 
Low vacancy is the key to success in the 
real estate business.

stable rental income
In a normal year, 
the growing demand for urban housing 
is driven by the preference of young 
professionals for dense, diverse, and 
interesting cities.

Akelius owns properties only in attractive 
metropolitan cities.
These cities have a high standard of living 
and opportunities that attract an increasing 
number of people.

Berlin, Hamburg, Stockholm, Malmö, Paris, 
London, New York, Washington, Boston, 
Toronto, Montreal, and Copenhagen 
combine the cultural, intellectual, political 
and economic centers of their respective 
countries.

These well-established metropolitan cities 
offer a more stable source of rental income.

7

11

citiescountries*

*Sweden, England, France, Denmark, 
United States, Germany, and Canada
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population growth depending on city size

United Kingdom

index

1995 2005 20102000 2019

Canada

index

metropolitan cities large cities

countryside
suburbs to metropolitan cities small cities

92

96
94

100
98

104
102

108
106

112
110

Sweden

index

85

85

130

130

125

125

120

120

115

115

110

110

105

105

100

100

95

95

90

90

1995

1995

2005

2005

2010

2010

2000

2000

2019

2019

Germany

index

1995 2005 20102000 2019

112
110
108
106
104
102
100
98
96

source: Statistisches Bundesamt, Statistiska Centralbyrån Sverige, 
Office for National Statistics UK, Statistics Canada
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attractive locations
all properties are in A and B 
locations
In metropolitan cities, 
you will find buildings from different time 
periods with varying architectural styles and 
history.
Akelius has concentrated its property 
portfolio on attractive buildings.

The property's attractiveness to prospective 
tenants is based on a combination of the 
property's architecture and location.

Akelius only holds properties in the locations 
known as premium, medium or affordable.
These are the properties in A and B 
locations.

Akelius refrains from investing in 
C locations, 
areas where apartments become vacant 
first.
Akelius also avoids the luxury segment with 
lower rent potential and limited demand 
which are more closely linked to the 
business cycle. 

Attractive buildings in good and improving 
areas provide not only a limited down-side 
risk,
but also, good rental potential and liquidity.

These properties attract investors and 
creditors even when the economy is weak,
making the investment safer.

share of property fair value in different locations
percent

B to B- locationsB+ to B locationsA+ to B+ locations

Berlin

Stockholm

Malmö

New York

Paris

Hamburg

London

Copenhagen

Toronto

Boston

average

Washington D.C.

Montreal
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Marienburger Straße, Berlin

district Pankow
a prime location with a walk score of 98
street view from property Marienburger Straße 30
acquired in 2012
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99
114

20182017

EUR 138 per sqm  
investments and maintenance

105

investments maintenance

89

provide a better living
Akelius restores and upgrades existing 
properties with a long-term perspective.
Akelius is continuously improving the quality 
of the properties to provide families and 
individuals a better living.

The target group are tenants who demand

 - a desirable location
 - quality of premises
 - quality of service

A better living includes

 - clean and tidy
 - security and privacy
 - fast service

 - green areas
 - art, light design, and low sound
 - conserving architectural and historical 
values

 - sustainable solutions concerning energy, 
water, waste and materials

 - upgraded apartments and buildings

EUR 28 million in maintenance
Akelius takes care of its properties.
Maintenance includes both repairs and 
preventative work aimed at avoiding 
malfunctions.

EUR 381 million on investments
Over time, an increasing number of 
metropolitans seek rental accommodation of 
the same high standard as newly built 
condominiums.

Akelius upgrades apartments, common 
areas, building structures, and exterior 
spaces.
Upgrades are always optional.

Akelius upgrades when this is needed to 
keep the property safe and tidy, 
and when it is profitable and sustainable.

A total of 22,711 apartments have now been 
upgraded, 
which corresponds to 51.1 percent of the 
total number of apartments. 
Akelius has stopped buying properties with 
extensive upgrading need. 
This will materially reduce investments in 
coming years.

Sustainability is considered throughout the 
investment process. 
Akelius prioritizes investments that make 
the properties more sustainable. 
For example, energy-saving investments.

147 128
92

156
138

2019 20202016

103

upgraded apartments 51.1 percent

Dec 31 
2019

sales and 
purchases

like-for-like Dec 31 
2020

47.7

51.14.0
-0.6
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Fasanenstraße 50, Berlin

35 Argyle Road, London

property is safe and tidy
Over half of Akelius apartments have been 
upgraded during recent years. 
The utmost part of the remaining 
apartments already meets Akelius' policy of 
clean, safe, and functional. 
Akelius estimates that only three to five 
percent of remaining apartments need to be 
upgraded at turnover.

Tidy and safe property is the key part of 
Akelius' business model and essential for 
providing a better living to Akelius tenants. 

Akelius keeps all properties safe and tidy. 
Maintenance works are done continuously 
and fast. 
This helps to prevent any potential health 
risk for tenants.

green areas and sustainable 
solutions
Recent changes in the world have shifted 
the focus on sustainability as never before. 
Sustainable solutions are implemented 
across the Akelius value chain.

2020 has increased the time tenants spend 
in their homes. 
Access to green areas is essential while 
different levels of lockdowns were forced 
across metropolitans.

Akelius has improved courtyards. 
Tenants appreciate the access to greenery 
and offered better living solutions. 
Akelius installs balconies when possible 
since they enhance living conditions.
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730 St Clarens Avenue, Toronto

Schillerstraße 18, Altona, Hamburg

art and light design, 
inviting common areas
Akelius does not only upgrade apartments,
but also the common areas.
Residents and guests appreciate a beautiful 
entrance where light and design are put into 
focus.

Akelius has internal lighting planners who 
adapt the solutions of light design that suit 
for each property.

Approach, materials, components, and 
design should be functional, practical, and 
simple.

preserved historical and 
architectural values
Akelius portfolio consists of numerous 
historical buildings with important 
architectural values.

While renovating, 
Akelius is preserving and restoring historical 
details. 
This preserves original touch to the 
property and respects properties' significant 
architectural characteristics.

The oldest building in Akelius is in Stockholm 
and is from the sixteenth century. 
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Niall McLoughlin, Head of Construction

the new Construction 
Department
The Construction Department strives for 
closer collaboration between architecture, 
procurement, and construction.

The department is a combination of 
competencies working in close collaboration, 
internally and with city operations.

This provides a strong value adding 
foundation to maximize efficiencies and 
create cost, time, and resource savings.

Akelius continually works to reduce its 
environmental impact. 
Business is conducted on a long-term basis 
to support a sustainable society.

Akelius integrates environmental 
considerations into business planning and 
decision making in three areas

 - architecture
 - procurement
 - construction

architectural design
The company has set design directions 
across the whole portfolio. 
Colors are warm, bright, and natural. 
Materials are solid, natural, and sustainable. 
Accents of wood enliven the space.

External design, where possible, 
includes green roofs and encourages wildlife 
habitat establishment.

Energy saving products are incorporated 
where possible.

sustainable procurement unit
Akelius procures components where it is 
most profitable for the company. 
Akelius' goal is to audit all suppliers and 
contractors on-site or by desktop. 
When procuring, Akelius uses global 
sustainability criteria.

The procurement team is responsible for 
the integration of sustainability standards 
throughout the procurement process.

A major focus is on procuring components 
and building supply chains that minimizes 
environmental impacts and reducing health 
and safety risks.

sustainable construction
Akelius pre-qualifies all contractors using 
sustainability criteria as part of the overall 
scoring matrix within the qualification 
process.

Akelius inspects all construction sites for 
health, safety, and environmental risks. 
 
 

Niall McLoughlin 
Head of Construction
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transactions

26 years of experience
Akelius has 26 years of experience in 
property management, 
whereof 15 years internationally. 
Each regional office has an experienced 
transactions and valuation team that knows 
the market. 
The team prepares realistic assumptions for 
each location. 
Akelius carries out purchases and sales in 
the same proven manner in all countries. 

Akelius is active in the property market and 
has accumulated considerable knowledge 
from the large number of transactions every 
year.

In 2020, the focus was to stay resilient to 
market changes. 
Akelius decided to limit acquisitions in light 
of turbulent markets.

During the last five years,  
Akelius acquired properties in metropolitan 
cities for a total of EUR 3,579 million and 
sold properties for EUR 3,795 million, 
mainly in medium-sized cities. 
The goal was to enhance the quality and 
diversification of the portfolio. 
It increases long-term returns and decreases 
volatility.

Sweden Germany Canada England
United 
States France Denmark Total

Invitation to 
buy, EUR million 1,535 7,444 1,729 1,803 5,511 1,000 244 19,266
Indicative bids, 
EUR million - 89 144 224 169 - 29 655
- number of 
apartments - 268 603 3,423 621 - 62 4,977
- number of 
indicative bids - 10 9 7 3 - 1 30

Completed 
acquisitions*, 
EUR million - 6 22 - 144 - - 172
- number of 
apartments - 22 34 - 613 - - 669
- number of 
transactions - 2 2 - 3 - - 7

2020 transactions 

cherry  
picking in  
metropolitan  
cities

provide 
better living

grow  
cash flow,  
increase  
property  
values

long-term 
ownership

sales  
at the  
right time

*) includes transaction costs
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transactions

cherry-picked properties
Akelius considers all offers carefully and 
prefers to cherry-pick individual properties.

Akelius picks properties according to the 
ten-year rule.  
A secure and increasing return over ten 
years is more important than short-term 
profits.

669 apartments purchased
Property purchases amounted to 
EUR 172 million during 2020 for a total of 
59,571 square meters. 
The average capitalization rate for 
purchased properties was 4.70 percent.

Number of 
apartments

Total area  
in sqm

Capitalization 
rate,  

percent

Acquisition  
price,  

EUR million
Berlin* - 726 5.00 2
Boston 54 1,996 4.60 20
Hamburg 22 1,041 3.68 4
Montreal 34 7,464 4.88 22
Washington D.C. 559 48,344 5.00 124
Total 669 59,571 4.70 172

EUR 172 million in purchased properties 

stable 
countries

growing 
metropolitan 
cities with a 

soul

attractive 
locations

potential  
in rent

meets return 
requirements

cherry-
picked 

property

2020 acquisitions

*) commercial property
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historical sales 11 percent above fair value
Akelius does not only cherry-pick properties, 
but carefully considers exit scenarios. 
In recent years Akelius exited smaller cities 
to concentrate on properties in growing 
metropolitan cities and continues to improve 
the average location within each selected 
city.
This is exemplified by large sales in 2019. 
Akelius sold all properties in Düsseldorf, 
Munich, Cologne, and the Frankfurt-Rhine 
metropolitan region. 
Akelius also sold developed properties in 
Toronto, Stockholm, and Hamburg.

liquid assets
Well-managed residential properties in 
metropolitan cities are sought after by many 
types of investors.

During the last six years, 
sales amounted to EUR 4,410 million, 
which was 11 percent above fair value at the 
beginning of the corresponding year. 
Akelius' properties provide good liquidity. 

realized gain EUR 65 million
The realized gain is the net sales price minus 
acquisition costs and investments.
Realized gain is an indication of quality in 
acquisitions, property management, and 
divestments.

During the last six years, 
Akelius had EUR 1,692 million in realized 
gains whereof EUR 65 million in 2020. 
During this period, 
the average sales price was 66 percent 
higher than the sum of acquisition costs and 
investments. 

possible condominium sales
Akelius does an in-depth analysis when 
deciding to dispose properties. 
During the recent turbulent times, 
the prices of residential real estate have 
remained strong. 
Condominium prices have increased 
significantly.

Akelius properties have a strong 
condominium potential since Akelius is 
present in sought after locations and after 
upgrading in line with market long-term 
preferences.

In 2020, Akelius sold condominiums in 
Hamburg with a premium of 35 percent. 
Akelius started a project selling apartments 
also in Berlin and similar potential exists in 
other cities like Stockholm and Paris.

Depending on the market situation and 
regulations, 
Akelius has various possibilities for selling 
properties at the right time with premium.

2019 2020

1,616

185
300

2018

737

957

615

201720162015

realized gain investments acquisition price

divestments
EUR million



33

property valuation
strong market knowledge
Each city is unique,
requiring individual considerations.
The transaction teams are based locally in 
each city, close to the market.

Akelius conducts internal property valuations 
quarterly on all properties.
In this process, 
Akelius' staff reviews the price per 
square meter, gross rent multiplier and 
capitalization rate per property.
Akelius frequently submits indicative bids on 
property acquisitions, 
which also constitute an additional source of 
knowledge.

The realized prices of the property sales 
also provide valuable information about 
capitalization rates and prices per square 
meter.

valuation at fair value
The value of the properties is based on 
internal valuations. 
The valuation is made according to 
IFRS 13 level 3.

The estimated future cash flows are based 
on existing rental income and operating and 
maintenance costs, 
adjusted for expected changes in rental and 
vacancy levels.  
The fair value of the properties is the sum 
of the discounted cash flows during the 
calculation period and the residual value.

valuation of condominium  
properties
Akelius activates the condominium 
calculation as an addition to the normal 
property valuation for condominium 
properties.

The property value is split between all 
condominiums based on rental value and 
size.
This split is furthermore adjusted for 
commercial units.
If the condominium is in the process of 
being sold,

Akelius adjusts the value of a condominium 
to 85 percent of the expected sales price. 
After signing the contract, 
the value is changed to the full sales price. 
This sale adjustment updates the total value 
of the property. 
If no condominiums are being sold, 
the property valuation is not different from a 
normal valuation.

higher external valuation
Akelius engages external parties to review 
a representative one third of the properties 
every year.
In 2020, primarily CBRE reviewed  
286 properties out of 947 properties owned, 
corresponding to 30 percent of the number 
of properties and 33 percent of the fair 
value.
The external valuation was EUR 10 million 
(47) or 0.25 percent (1.80) above Akelius 
internal valuation. 
External value is compared to the internal 
value at the same time, 
when external valuation occurred.

estimated cash flow
Future rental levels for residential properties 
are based on actual rents,
adjusted for potential rental growth 
calculated based on investments and 
inflation.

Rent levels for commercial properties are 
estimated based on the indexed rent levels.
Vacancies are reassessed based on the 
current vacancy situation for each individual 
property and adjusted to the market 
vacancy level,
considering the property’s individual 
characteristics.

Operating expenses, property administration 
and running maintenance are calculated 
according to current market conditions and 
adjusted for inflation.
Utility costs, realty tax and leasehold fees 
are based on actual charges. 
Specific planned future upgrades are 
included in the projections for each 
individual property.
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Sweden Germany Canada England
United 
States France

Den-
mark Average

Capitalization rate
Opening 2.89 3.44 4.21 4.13 4.37 4.06 2.95 3.67
Purchases 0.00 0.00 0.01 0.00 0.04 0.00 0.00 0.02
Sales 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Like-for-like -0.03 -1.06 -0.28 -0.01 0.00 -0.03 0.04 -0.38
Translation 0.00 0.00 0.00 0.00 0.00 0.00 0.00 -0.03
Closing 2.86 2.38 3.94 4.12 4.41 4.03 2.99 3.28

Discount rate
Opening 4.89 5.44 6.21 6.13 6.37 6.06 4.94 5.66
Purchases 0.00 0.00 0.01 0.00 0.04 0.00 0.00 0.02
Sales 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Like-for-like -0.03 -1.07 -0.29 -0.01 -0.01 -0.03 0.04 -0.40
Translation 0.00 0.00 0.00 0.00 0.00 0.00 0.00 -0.02
Closing 4.86 4.37 5.93 6.12 6.40 6.03 4.98 5.26

capitalization and discount rate,
percent

capitalization and discount rate
The capitalization rate is assessed using 
the property transactions completed in the 
market,
invitations to buy and sell, 
and by looking at comparable properties.

The capitalization rate is determined 
by adding real interest rates and risk 
premiums.
The risk premium covers market risk and 
property-related risk based on the building’s 
location and the prevailing housing supply 
and demand. 

The discount rate used is the capitalization 
rate plus the inflation assumed.
On December 31 2020, 
the average capitalization rate was 3.28 
percent, and the discount rate was 5.26 
percent.

The decrease in capitalization rate is partly 
an effect of lower interest rates and partly 
due to rent regulation in Berlin. 
Property prices have not materially 
deteroirated in Berlin, 
while the current rent level is reduced by 
regulation.

See the sensitivity analysis on page 76.
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property portfolio
All of the portfolio is in metropolitan cities 
of Berlin, Hamburg, Paris, London, Toronto, 
Montreal, New York, Boston, 
Washington D.C., Stockholm, Malmö, and 
Copenhagen.

fair value of property EUR 12,139 million
share in percent 

Berlin 25

Stockholm 14

Malmö 9

Montreal 7

New York 7

Paris 4

Hamburg 7

London 8

Copenhagen 3

Toronto 7

Washington D.C. 5

4Boston

Fasanenstraße 59, Berlin
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Grunewaldstraße 11, Schöneberg, Berlin

a prime segment with a walk score of 98
27 residential units, 1,586 sqm
3 commercial units, 349 sqm
acquired in 2008
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Berlin

2020 2019 2018 2017
Property portfolio
Number of apartments 14,026 14,038 13,817 12,781
Average apartment size, sqm 63 63 63 63
Proportion upgraded apartments, percent 43 42 37 35

Opening balance, EUR million 3,038 2,854 2,390 2,017
Change in fair value, EUR million 29 50 178 207
Investments, EUR million 43 94 92 83
Purchases, EUR million 2 42 194 93
Sales, EUR million -33 -2 - -10
Translation difference, EUR million - - - -
Closing balance, EUR million 3,079 3,038 2,854 2,390
Share of fair value, percent 26 25 23 22
Capitalization rate, percent 2.01 3.39 3.39 3.41

Average rent, EUR/apt/month
Total portfolio, Jan 1 2020 586 564 533 507
Sales 3 19 - -
Like-for-like portfolio, Jan 1 2020 589 545 533 507
Change in like-for-like portfolio -138 42 36 31
- Change in percent -23.5 7.6 6.7 6.2
Like-for-like portfolio, Jan 1 2021 451 586 568 538
Purchases 0 -1 -4 -6
Total portfolio, Jan 1 2021 451 586 564 533
New lease level 450 850 896 818

Vacancy rate residential, percent
Real vacancy rate 0.7 0.9 1.5 1.5
Apartments being upgraded 2.1 3.2 6.3 5.5
Vacancy rate 2.8 4.1 7.8 7.0

like-for-like properties sold properties or signed sales

walk score: 90/100

acquired properties
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Lange Reihe 21-25, Mitte, Hamburg

a prime segment with a walk score of 99
54 residential units, 3,854 sqm
4 commercial unit, 351 sqm
acquired in 2010
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Hamburg

2020 2019 2018 2017
Property portfolio
Number of apartments 3,606 3,601 4,330 4,205
Average apartment size, sqm 63 55 56 56
Proportion upgraded apartments, percent 43 54 52 51

Opening balance, EUR million 816 903 828 724
Change in fair value, EUR million 29 55 42 91
Investments, EUR million 20 24 21 21
Purchases, EUR million 4 5 26 28
Sales, EUR million -13 -171 -15 -35
Translation difference, EUR million - - - -
Closing balance, EUR million 856 816 903 828
Share of fair value, percent 7 7 7 8
Capitalization rate, percent 3.66 3.67 3.77 3.78

Average rent, EUR/apt/month
Total portfolio, Jan 1 2020 658 623 602 576
Sales 0 12 0 3
Like-for-like portfolio, Jan 1 2020 658 635 602 579
Change in like-for-like portfolio 18 24 29 25
- Change in percent 2.8 3.8 4.8 4.4
Like-for-like portfolio, Jan 1 2021 676 658 631 604
Purchases -2 -1 -8 -2
Total portfolio, Jan 1 2021 674 658 623 602
New lease level 800 788 802 754

Vacancy rate residential, percent
Real vacancy rate 0.6 0.8 0.8 1.2
Apartments being upgraded 3.4 4.6 4.9 5.0
Vacancy rate 4.0 5.4 5.7 6.2

walk score: 91/100

acquired properties like-for-like properties



40

99 Cephas Street, Stepney Green, London

a prime segment with a walk score of 94
37 residential units, 2,300 sqm
acquired in 2012
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London

like-for-like properties

2020 2019 2018 2017
Property portfolio
Number of apartments 2,232 2,242 2,244 2,148
Average apartment size, sqm 39 39 39 39
Proportion upgraded apartments, percent 8 63 54 45

Opening balance, EUR million 951 878 780 473
Change in fair value, EUR million -20 -20 -7 11
Investments, EUR million 34 44 20 13
Purchases, EUR million - 5 93 301
Sales, EUR million -2 -1 - -
Translation difference, EUR million -51 45 -8 -18
Closing balance, EUR million 912 951 878 780
Share of fair value, percent 8 8 7 7
Capitalization rate, percent 4.12 4.13 4.14 4.16

Average rent, EUR/apt/month
Total portfolio, Jan 1 2020 1,414 1,424 1,323 1,368
Sales - - - -
Like-for-like portfolio, Jan 1 2020 1,414 1,424 1,323 1,368
Change in like-for-like portfolio -8 70 15 76
- Change in percent -0.6 4.9 1.2 5.5
Like-for-like portfolio, 1 Jan 2021 1,406 1,494 1,338 1,444
Purchases - - 1 -93
Total portfolio, 1 Jan 2021 1,406 1,494 1,339 1,350
New lease level 1,471 1,601 1,450 1,543

Vacancy rate residential, percent
Real vacancy rate 3.7 1.7 3.0 2.0
Apartments being upgraded 12.4 14.3 16.1 12.7
Vacancy rate 16.1 16.0 19.1 14.7

walk score: 86/100

sold properties or signed sales

*) differences between closing balance of one year and opening balance of the subequent 
year are due to the effect of foreign exchange rates at two different reporting dates
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5 rue David d'Angers, 19th arrondissement, Paris

a prime segment with a walk score of 97
19 residential units, 574 sqm
1 commercial unit, 75 sqm
acquired in 2016
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Paris

2020 2019 2018 2017
Property portfolio
Number of apartments 1,555 1,550 1,546 1,100
Average apartment size, sqm 31 31 31 29
Proportion upgraded apartments, percent 34 28 18 17

Opening balance, EUR million 402 380 245 193
Change in fair value, EUR million 6 1 -8 8
Investments, EUR million 21 21 19 13
Purchases, EUR million - - 124 31
Sales, EUR million - - - -
Translation difference, EUR million - - - -
Closing balance, EUR million 429 402 380 245
Share of fair value, percent 4 3 3 2
Capitalization rate, percent 4.03 4.06 4.06 4.16

Average rent, EUR/apt/month
Total portfolio, Jan 1 2020 772 718 685 637
Sales 0 0 - -6
Like-for-like portfolio, Jan 1 2020 772 718 685 632
Change in like-for-like portfolio 26 54 40 61
- Change in percent 3.4 7.5 5.9 9.7
Like-for-like portfolio, 1 Jan 2021 798 772 726 693
Purchases - - -8 -7
Total portfolio, 1 Jan 2021 798 772 718 685
New lease level 946 984 1,016 939

Vacancy rate residential, percent
Real vacancy rate 2.1 2.3 1.8 1.3
Apartments being upgraded 32.0 36.3 42.0 45.1
Vacancy rate 34.1 38.6 43.8 46.4

like-for-like properties

walk score: 97/100
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Hornsgatan 104, Södermalm, Stockholm

a prime segment with a walk score of 93 
29 residential units, 2,845 sqm
5 commercial units, 770 sqm
acquired in 2017
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Stockholm

2020 2019 2018 2017
Property portfolio
Number of apartments 5,925 5,921 8,030 9,245
Average apartment size, sqm 71 72 73 72
Proportion upgraded apartments, percent 56 53 48 45

Opening balance, EUR million 1,657 2,072 2,149 1,783
Change in fair value, EUR million 11 33 55 247
Investments, EUR million 32 55 41 34
Purchases, EUR million - 12 102 146
Sales, EUR million - -477 -241 -
Translation difference, EUR million 71 -38 -89 -61
Closing balance, EUR million 1,771 1,657 2,017 2,149
Share of fair value, percent 14 14 16 20
Capitalization rate, percent 2.68 2.69 2.84 2.85

Average rent, EUR/apt/month*
Total portfolio, Jan 1 2020 805 762 743 759
Sales - -12 12 6
Like-for-like portfolio, Jan 1 2020 805 750 755 765
Change in like-for-like portfolio 19 23 21 15
- Change in percent 2.3 3.1 2.8 2.0
Like-for-like portfolio, 1 Jan 2021 824 773 776 780
Purchases 0 0 -2 -5
Total portfolio, 1 Jan 2021 824 774 774 775
New lease level 902 861 857 861

Vacancy rate residential, percent
Real vacancy rate 0.0 0.0 0.0 0.0
Apartments being upgraded 1.0 1.9 2.4 1.2
Vacancy rate 1.0 1.9 2.4 1.2

like-for-like properties

walk score: 72/100

*) differences between closing balance of one year and opening balance of the subequent 
year are due to the effect of foreign exchange rates at two different reporting dates
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Claesgatan 3, Innerstaden, Malmö

a mid segment with a walk score of 96
16 residential units, 1,221 sqm
5 commercial units, 360 sqm
acquired in 2015
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Malmö

like-for-like properties

walk score: 89/100

2020 2019 2018 2017
Property portfolio
Number of apartments 4,080 4,078 4,067 4,063
Average apartment size, sqm 65 65 65 65
Proportion upgraded apartments, percent 59 57 52 48

Opening balance, EUR million 970 949 926 820
Change in fair value, EUR million -14 13 42 94
Investments, EUR million 38 22 19 17
Purchases, EUR million - - - 21
Sales, EUR million - - - -
Translation difference, EUR million 41 -14 -39 -26
Closing balance, EUR million 1,035 970 949 926
Share of fair value, percent 9 8 8 9
Capitalization rate, percent 3.14 3.23 3.20 3.16

Average rent, EUR/apt/month*
Total portfolio, Jan 1 2020 759 701 697 698
Sales - 3 6 6
Like-for-like portfolio, Jan 1 2020 759 704 703 704
Change in like-for-like portfolio 20 24 10 23
- Change in percent 2.6 3.5 1.5 3.3
Like-for-like portfolio, 1 Jan 2021 779 729 713 727
Purchases 0 0 0 0
Total portfolio, 1 Jan 2021 779 729 713 727
New lease level 816 779 773 772

Vacancy rate residential, percent
Real vacancy rate 0.0 0.0 0.0 0.0
Apartments being upgraded 0.6 1.2 1.6 0.9
Vacancy rate 0.6 1.2 1.6 0.9

*) differences between closing balance of one year and opening balance of the subequent 
year are due to the effect of foreign exchange rates at two different reporting dates
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Kanalhuset, Copenhagen

a prime segment with a walk score of 96
108 residential units, 8,690 sqm
acquired in 2016
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Copenhagen

like-for-like properties

2020 2019 2018 2017
Property portfolio
Number of apartments 1,031 1,031 1,031 1,031
Average apartment size, sqm 80 80 80 80
Proportion upgraded apartments, percent 41 38 32 24

Opening balance, EUR million 322 300 277 44
Change in fair value, EUR million 3 15 16 22
Investments, EUR million 9 8 7 4
Purchases, EUR million - - - 204
Sales, EUR million - - - -
Translation difference, EUR million 1 -1 0 3
Closing balance, EUR million 335 322 300 277
Share of fair value, percent 3 3 2 3
Capitalization rate, percent 2.99 2.95 2.99 3.09

Average rent, EUR/apt/month*
Total portfolio, Jan 1 2020 957 903 828 733
Sales - - - -
Like-for-like portfolio, Jan 1 2020 957 903 828 733
Change in like-for-like portfolio 6 50 75 51
- Change in percent 0.6 5.5 9.1 7.0
Like-for-like portfolio, 1 Jan 2021 963 953 903 784
Purchases - - - -5
Total portfolio, 1 Jan 2021 963 953 903 780
New lease level 1,358 1,410 1,416 1,324

Vacancy rate residential, percent
Real vacancy rate 0.0 0.0 0.1 0.6
Apartments being upgraded 1.9 1.0 4.1 5.5
Vacancy rate 1.9 1.0 4.2 6.1

walk score: 95/100

*) differences between closing balance of one year and opening balance of the subequent 
year are due to the effect of foreign exchange rates at two different reporting dates
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118 Roncesvalles Avenue, Old Toronto, Toronto

a prime segment with a walk score of 87
18 residential units, 1,536 sqm
acquired in 2017
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Toronto walk score: 77/100

2020 2019 2018 2017
Property portfolio
Number of apartments 3,506 3,506 4,105 3,645
Average apartment size, sqm 52 52 54 55
Proportion upgraded apartments, percent 53 46 43 45

Opening balance, EUR million 908 837 688 516
Change in fair value, EUR million 7 94 85 56
Investments, EUR million 44 34 19 15
Purchases, EUR million - 4 75 134
Sales, EUR million - -119 - -
Translation difference, EUR million -61 58 -30 -33
Closing balance, EUR million 898 908 837 688
Share of fair value, percent 7 8 7 6
Capitalization rate, percent 3.53 4.14 4.18 4.22

Average rent, EUR/apt/month*
Total portfolio, Jan 1 2020 856 856 786 777
Sales 2 - - -
Like-for-like portfolio, Jan 1 2020 858 856 786 777
Change in like-for-like portfolio 31 64 32 37
- Change in percent 3.5 7.4 4.0 4.7
Like-for-like portfolio, 1 Jan 2021 889 919 818 814
Purchases - -2 -16 2
Total portfolio, 1 Jan 2021 889 917 801 817
New lease level 1,094 1,209 1,036 957

Vacancy rate residential, percent
Real vacancy rate 2.8 1.5 1.9 0.5
Apartments being upgraded 5.9 8.2 8.7 3.8
Vacancy rate 8.7 9.7 10.6 4.3

like-for-like properties

*) differences between closing balance of one year and opening balance of the subequent 
year are due to the effect of foreign exchange rates at two different reporting dates
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1 Rosemount Avenue, Westmount, Montreal

a prime segment with a walk score of 81
43 residential units, 3,073 sqm
acquired in 2018
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Montreal walk score: 82/100

2020 2019 2018 2017
Property portfolio
Number of apartments 3,894 3,860 3,674 1,855
Average apartment size, sqm 67 67 67 70
Proportion upgraded apartments, percent 57 47 35 44

Opening balance, EUR million 828 650 306 221
Change in fair value, EUR million 30 59 34 27
Investments, EUR million 34 41 17 15
Purchases, EUR million 22 30 315 57
Sales, EUR million - - - -
Translation difference, EUR million -57 47 -22 -14
Closing balance, EUR million 857 828 650 306
Share of fair value, percent 7 7 5 3
Capitalization rate, percent 4.30 4.29 4.35 4.46

Average rent, EUR/apt/month*
Total portfolio, Jan 1 2020 810 838 811 833
Sales - - - -
Like-for-like portfolio, Jan 1 2020 810 838 811 833
Change in like-for-like portfolio 24 37 32 61
- Change in percent 3.0 4.4 4.0 7.4
Like-for-like portfolio, 1 Jan 2021 834 875 843 894
Purchases -1 -8 -58 -51
Total portfolio, 1 Jan 2021 833 867 785 843
New lease level 937 944 862 957

Vacancy rate residential, percent
Real vacancy rate 2.7 1.3 2.7 0.8
Apartments being upgraded 15.2 18.3 12.9 2.4
Vacancy rate 17.9 19.6 15.6 3.2

acquired properties like-for-like properties

*) differences between closing balance of one year and opening balance of the subequent 
year are due to the effect of foreign exchange rates at two different reporting dates
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320 D Street Street, South Boston, Boston

a prime segment with a walk score of 94
255 residential units, 19,459 sqm
acquired in 2015
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Boston walk score: 92/100

2020 2019 2018 2017
Property portfolio
Number of apartments 1,029 974 974 920
Average apartment size, sqm 63 64 64 65
Proportion upgraded apartments, percent 77 73 59 50

Opening balance, EUR million 541 480 394 390
Change in fair value, EUR million -4 15 29 13
Investments, EUR million 18 21 14 11
Purchases, EUR million 20 17 22 30
Sales, EUR million - - - -
Translation difference, EUR million -49 8 20 -50
Closing balance, EUR million 526 541 480 394
Share of fair value, percent 4 5 4 4
Capitalization rate, percent 4.24 4.24 4.26 4.34

Average rent, EUR/apt/month*
Total portfolio, Jan 1 2020 2,167 2,265 2,124 1,940
Sales - - - -
Like-for-like portfolio, Jan 1 2020 2,167 2,265 2,124 1,940
Change in like-for-like portfolio -29 102 145 110
- Change in percent -1.4 4.5 6.8 5.7
Like-for-like portfolio, 1 Jan 2021 2,138 2,367 2,269 2,050
Purchases -28 - -48 -17
Total portfolio, 1 Jan 2021 2,110 2,367 2,221 2,033
New lease level 2,157 2,559 2,453 2,219

Vacancy rate residential, percent
Real vacancy rate 10.7 5.0 3.2 2.7
Apartments being upgraded 9.0 13.5 15.8 17.4
Vacancy rate 19.7 18.5 19.0 20.1

acquired properties like-for-like properties

*) differences between closing balance of one year and opening balance of the subequent 
year are due to the effect of foreign exchange rates at two different reporting dates
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805 St Marks Street, Brooklyn, New York

a prime segment with a walk score of 93
203 residential units, 11,171 sqm
acquired in 2015
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New York walk score: 97/100

2020 2019 2018 2017
Property portfolio
Number of apartments 1,736 1,719 1,726 1,534
Average apartment size, sqm 68 68 68 65
Proportion upgraded apartments, percent 42 37 28 23

Opening balance, EUR million 943 924 658 495
Change in fair value, EUR million -46 -58 32 12
Investments, EUR million 46 59 31 18
Purchases, EUR million - - 166 208
Sales, EUR million - - - -
Translation difference, EUR million -80 18 37 -73
Closing balance, EUR million 863 943 924 658
Share of fair value, percent 7 8 7 6
Capitalization rate, percent 4.30 4.31 4.22 4.26

Average rent, EUR/apt/month*
Total portfolio, Jan 1 2020 1,820 1,867 1,699 1,507
Sales 1 2 -7 -9
Like-for-like portfolio, Jan 1 2020 1,821 1,868 1,692 1,497
Change in like-for-like portfolio -40 120 96 81
- Change in percent -2.2 6.4 5.7 5.4
Like-for-like portfolio, 1 Jan 2021 1,781 1,989 1,788 1,578
Purchases 6 - 43 48
Total portfolio, 1 Jan 2021 1,787 1,989 1,831 1,627
New lease level 2,414 3,089 2,831 2,561

Vacancy rate residential, percent
Real vacancy rate 3.0 2.6 2.4 2.3
Apartments being upgraded 13.0 14.0 13.9 6.8
Vacancy rate 16.0 16.6 16.3 9.1

like-for-like properties

*) differences between closing balance of one year and opening balance of the subequent 
year are due to the effect of foreign exchange rates at two different reporting dates
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1650 Harvard Street, Northwest, Washington

a prime segment with a walk score of 96
156 residential units, 11,346 sqm
acquired in 2019
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Washington D.C. walk score: 88/100

2020 2019 2018 2017
Property portfolio
Number of apartments 1,799 1,238 1,082 673
Average apartment size, sqm 78 75 75 72
Proportion upgraded apartments, percent 53 60 22 26

Opening balance, EUR million 444 337 147 93
Change in fair value, EUR million 3 7 7 3
Investments, EUR million 41 31 24 15
Purchases, EUR million 124 63 148 51
Sales, EUR million - - - -
Translation difference, EUR million -42 6 12 -15
Closing balance, EUR million 570 444 337 147
Share of fair value, percent 5 4 3 1
Capitalization rate, percent 4.71 4.65 4.73 4.83

Average rent, EUR/apt/month*
Total portfolio, Jan 1 2020 1,696 1,764 1,358 1,240
Sales - - - -
Like-for-like portfolio, Jan 1 2020 1,696 1,764 1,358 1,240
Change in like-for-like portfolio 12 123 113 68
- Change in percent 0.7 7.0 8.4 5.5
Like-for-like portfolio, 1 Jan 2021 1,708 1,886 1,472 1,309
Purchases -56 -34 258 -9
Total portfolio, 1 Jan 2021 1,652 1,853 1,730 1,300
New lease level 1,726 2,008 1,726 1,429

Vacancy rate residential, percent
Real vacancy rate 7.9 2.2 3.4 1.3
Apartments being upgraded 10.7 23.4 28.4 30.9
Vacancy rate 18.6 25.6 31.8 32.2

acquired properties like-for-like properties

*) differences between closing balance of one year and opening balance of the subequent 
year are due to the effect of foreign exchange rates at two different reporting dates
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digitalization
Akelius operates in seven countries while 
competitors are mostly concentrated to one 
country.   
Available external systems are therefore 
mainly local, working in one or few countries 
only.  
This creates a need for Akelius to develop 
global applications for residential real estate. 

Application suite vision and 
mission
All self-developed applications are tailored to 
Akelius' needs as a global company and are 
combined in the Application suite.  
Akelius' goal with the Application suite is to 
provide the best digital tools in residential 
real estate.  
The best digital tools drive the growth of 
the business and enable better living for our 
tenants.

The Application suite enables fast global 
process turnarounds by rolling out 
streamlined processes to all countries.  
Akelius gains global flexibility with 
applications. 

 

The company can enter new countries 
and cities faster when relying on its own 
software. 

The Application suite can be used in home 
office.

cyber security
Akelius' business processes rely on the 
information technology services.  
Therefore, high confidentiality, integrity, and 
availability of IT services is crucial. 

Any interruption in the business activity 
can impact the revenue and reputation of 
Akelius.  
External threats such as cybercrime increase 
the risks for Akelius services. 

One of the main IT risks is an event that 
could cause a breach in data confidentiality 
or integrity. 

Akelius has implemented an IT security 
strategy based on ISO 27001,  
and designed tailored controls to limit the 
impact of technology risks. 

These measures are continuously analyzed, 
expanded, and improved when necessary. 

inspection 
application

repairs and 
maintenance

accounting

apartment search

applying for an 
apartment

tenant screening

security deposit

move in and out

service center

rent collection

offer application

property valuation 

investment 
application

tender and 
procurement

supplier order

supply chain

construction  
follow-up

tenant 
services

property 
management

property 
transactions

property 
upgrades
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energy inspection to reduce 
energy consumption
Akelius has a goal of reducing energy 
consumption by fifteen percent.  
During 2020 an energy inspection feature 
was integrated into the self-developed 
Inspection Application. 

Energy inspection provides a structure in 
capturing information which is crucial to 
execute energy efficiency projects.

Data gathering is centralized and helps in

 - reducing energy and water costs

 - reducing on-site risks

 - implementing efficiency measures

 - assessing renewable energy potential

tenant application
The development and rollout of the Tenant 
Application in January 2020 lessened the 
impact of isolation orders in Germany.  
Having the ability to report issues and raise 
questions around the clock from home 
offices is invaluable. 

The tenants receive a faster and more 
adequate service.  
Their satisfaction increases. 

Akelius receives more qualified data and a 
reduced workload.

The successful roll out of the tenant portal 
increased the service quality by adding 
a new communication channel for the 
tenants. 

customer administration 
application
Customer Administration Application is a 
core application of handling tenants and 
contract data.

It includes

 - creating contracts for tenants

 - updating contract and tenant data

 - manage charges

 - handling tenants related communication 
and documents
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number of employees age distribution, 
average number of employees

female male

2016

734

2017

876

2018

1,326

2019

1,456

2020

1,300

employees
The success of Akelius' business is 
dependent on the employees and their 
competencies.

Akelius focuses on providing a healthy, safe, 
and inspiring work environment.

The company promotes staff well-being 
through

 - annual health budget
 - flexible working hours
 - physical activities
 - cultural experiences

Akelius employees work in an environment 
where equality is valued, and which 
is free from harassment, threats, and 
discrimination.

employee gender diversity
Akelius aims for an equal gender distribution 
among all staff including all governance 
bodies.

At the year end, 
Akelius employed 543 females and  
757 males,  
equivalent to 42 percent females and  
58 percent males.

internal recruitment
Akelius values internal recruitment. 
An internally recruited employee knows the 
business and is familiar with the company's 
philosophy.

At the end of 2020 Akelius launched a 
mentoring program. 
Mentoring drives learning and development 
for both mentees and mentors.

Akelius mentoring program provides

 - guidance on how to lead the Akelius way

 - a sounding board for ideas

 - networking opportunities

 - insight from the mentor's work and 
experience

reduced number of staff
During 2020 Akelius revised its business 
model. 
This led to a reduction in staff from 1,456 
at the end of 2019 to 1,300 at the year-end 
2020. 
Akelius reduced staff in construction, 
construction related departments and 
closed construction related technology 
development.

18-35 36-50 51-65

325
295 292

187

140

61
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employees with new positions within 
Akelius, 
number of employees

time of employment in Akelius, 
number of employees

2016

36

2017

57

2018

123
134

122

2019 2020

female male

Akelius office in Berlin

<1 year 1-3 years >4 year

84 101

291

459

168
197
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education
Akelius aims at having the best-educated 
staff in the real estate industry.  
Motivated and educated staff perform better.

As the company moves forward, 
it will continue to focus on developing the 
best methods to train staff.

digitalization of education
The current pandemic has changed how 
training and learning can take place. 
The need for further digitalization has 
become more urgent.

Business School has held various seminars 
and training online during the year. 
Teachers and students have adapted well to 
the new format.

Business School has been able to continue 
offering tailored online training to staff in 
new roles and new employees. 
There are now eighteen professional training 
programs within Akelius.

In September 2020, two classes of MBA 
students from both Europe and North 
America, in total 49 students, graduated 
online.

In the future, Business School will offer even 
more online seminars. 
The digitalized education is accessible for 
more employees at the same time and is 
more sustainable.

in-house produced educational 
material
All educational material, 
like books, tests, instructions, and guidelines 
are already accessible online for Akelius 
staff.

There are currently 78 books, 
written by internal experts. 
Books are reviewed and updated 
continuously to keep them relevant. 
New books are added to meet the 
educational needs of staff.

Business School plans to develop more ways 
to learn, 
which will improve the variation and provide 
the option to choose the method that fits the 
students’ learning preferences.

sharing knowledge through 
mentorship program
In October, Business School launched a new 
mentoring program. 
The program aims to support managers, 
team leaders and prospective managers to 
become better leaders. 
Mentoring will promote leading the Akelius 
way.

In 2020, each staff member conducted on 
average 21 hours of training.

Sandra Blomqvist 
Head of Business School

Sandra Blomqvist, Head of Business School
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customer service
Akelius' business model defines that the 
company provides a better living.
At the same time,
it is important to provide excellent customer 
service to match the better living concept.

local service center in every 
country
A vital part of service is availability when a 
problem arises. 
Quick response times and optimum solutions 
for the tenants' needs are some of Akelius' 
top priorities.

Akelius succeeded with the goal to launch a 
service center in every country it operates 
and improve accessibility. 
Each local service center knows the 
properties and works closely with the 
property managers.
In 2020, the Customer Department 
finetuned the efforts to provide even better 
customer service.

digitalized onboarding is the key
Onboarding of new tenants is one of the 
most important touchpoints.
Getting off to a good start with a new 
customer is critical.
It is important that a service center acts 
upon issues immediately and does as 
promised. 

By developing applications and collecting 
best practices from different teams 
throughout the company, 
the service center is developing a common 
and more digitalized onboarding process.
Today, the agents can answer 60 percent of 
the questions immediately.

26 seconds queue time
All service centers work in the same 
application and they fulfill fifty thousand 
inquiries per month.
On average, out of all inquiries, 41 percent 
are inbound calls, 21 percent are outbound 
calls and 38 percent are e-mails.
The queue time for inbound call is 26 
seconds.
The trend in 2020 was that the number of 
inbound calls decreased.

In the future,
digitalization will be even more important.
The demands and behaviors due to new 
technologies will affect Akelius future service 
offerings.
To sustain continuous improvements to 
Akelius' customer services, 
the company constantly adapts to new 
trends. 
The departments work together to fulfil 
future needs.

2020

Average phone call, minutes:seconds 3:27

Queue time, minutes:seconds 0:26

Abandoned call rate, percent 4.3

All inquiries per year 606,964

   Average inbound calls per month 20,445

   Average outbound calls per month 10,795

   Average emails per month 19,340
e-mails

outbound calls

inbound calls
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policy 2020

Credit rating min BBB BBB

Loan-to-value ratio, percent below 45 39

Unencumbered asset ratio, percent min 150 189

Interest coverage ratio, times* min 2.0* 2.5

Liquidity, EUR million min 300 1,117

Cash sources to cash uses min 1.0 4.6

*) excluding realized value growth

financing    — safety first
Akelius puts safety first when selecting 
assets and liabilities. 
Akelius invests in properties with the ability 
to generate a steadily increasing cash flow.  
In combination with long-term financing,   
Akelius increases the stability in the cash 
flow and equity ratio.
Attractive residential properties in well-
developing growing metropolitan cities 
support good liquidity and good access to 
funding.

financial policy
Financial policy safeguards financial 
resilience.

The Group shall be able to withstand

 - a 25 percent drop in property values

 - an interest rate increase of five percentage 
points

 - effects of exchange rate fluctuations

The Board of Directors and the Chief Executive Officer of Akelius Residential Property AB (publ), 
company registration number 556156-0383, based in Stockholm, Sweden, 
hereby present their 2020 report for the Group and Parent Company.

minimum rating BBB 
The credit rating agency Standard &  
Poor’s has assessed Akelius’ credit 
rating to BBB.  
The business risk profile is considered 
to be in the upper end of strong, 
based on very low country risk,  
low industry risk and a strong 
competitive position.  
The financial risk is considered to be 
significant. 
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equity and hybrid capital ratio  
51 percent

47

Dec 31
2018

Dec 31
2017

Dec 31
2016

Dec 31
2015

Dec 31
2014

Dec 31
2013

Dec 31
2019

Dec 31
2020

equity and hybrid capital ratio 
51 percent
The class D ordinary shares, D-shares, 
are held by eleven thousand shareholders 
and are listed on Nasdaq First North Growth 
Market.

The amount of D-shares is limited to thirty 
percent of the total amount of ordinary 
shares in the company.

Each D-share carries one-tenth of a vote.
Each class A ordinary share, A-share, 
carries one vote.
Akelius A-shares are not listed. 

subordinated hybrid bonds
Akelius considers the hybrid bonds as risk 
capital due to the subordination to other 
debt, the ultra-long duration and the 
possibility to defer interest payments.
Akelius uses hybrid bonds to lower the 
financial risk.

A low loan-to-value on maturing loans 
reduces the refinancing risk.
The possibility to defer interest payments 
increases the financial flexibility.

Standard & Poor's gives Akelius' hybrid 
bonds fifty percent equity content and 
therefore considers them to be risk capital.

A-shares D-shares Total shares
Share,

percent
Votes,

percent

Akelius Foundation* 2,713,037,769 9,777,939 2,722,815,708 80 84
Hugo Research 
Foundation* 319,180,914 3,450,000 322,630,914 9 10
Grandfather Roger 
Foundation* 159,590,457 3,450,000 163,040,457 5 5

Other owners - 203,322,061 203,322,061 6 1

Total 3,191,809,140 220,000,000 3,411,809,140 100 100

4646
41

3833

50 51

*) through holding companies

67



director’s report

dividend policy

Akelius strives for continuous dividends on 
its shares.
This is enabled by high financial resilience 
based on a prudent financing structure 
and a diversified portfolio of residential 
properties with the ability to generate 
increasing rental income.

Reinvestment of dividends on A-shares 
through share issues supports organic 
growth and has been beneficial for the 
shareholders.

D-shares are entitled to five times the total 
dividend on the A-shares, 
however not more than a capped amount of 
EUR 0.10 per D-share and year. 
Dividend on D-shares are paid quarterly.

If for a certain year a dividend of less than 
the capped amount has been paid on the 
D-share, 
the cap for the next year will be increased 
by an amount corresponding to the 
difference between the cap and the actual 
amount paid,
until this difference has been paid.

EUR million 2017 2018 2019 2020

Share issue, A-shares 1,043 809 - -

Share issue, D-shares - - 385 -

Dividend, A-shares -838 -809 - -96

Dividend, D-shares - - - -22

Net contribution common shares 205 0 385 -118

Dividend, preference shares -38 -37 -32 -

Redemption, preference shares - - -607 -

Net contribution, equity 167 -37 -254 -118

net asset value
The net asset value is the sum of equity, 
deferred taxes and value of derivatives.
The net asset value per share amounted to 
EUR 1.85 as at 2020-12-31 compared to 
EUR 1.91 previous year.

net asset value
EUR million

2019 2020

6,533 6,324

5,526 5,374

61 82
946 868

common equity

value of derivatives

deferred tax

68



director’s report

low refinancing risk
Akelius’ refinancing risk is mitigated by

 - diversified borrowing through 12 bonds and 
loans from 22 banks

 - 5.7 years debt duration
 - 39 percent loan-to-value ratio

 - liquidity EUR 1,117 million
 - unencumbered properties of EUR 6,324 
million

 - residential properties 

 - diversification through assets in twelve 
metropolitan cities in seven countries

 - BBB credit rating

A low loan-to-value is a cornerstone to low 
refinancing risk.
It increases the probability to refinance 
maturing debt and decreases the probability 
of default during the term of the loan due to 
market movements.

In the real estate sector, 
borrowers need to agree to a maximum 
leverage to creditors. 
Akelius may not increase debt if leverage is 
above 60 percent and may not have leverage 
above 65 percent.

Akelius' loan-to-value would be 52 percent 
with a 25 percent decrease in property 
values.

unsecured loans secured loans

loan-to-value 
percent

2016 2017 2018

43

19

44

26

44

25

40 39

26 30

2019 2020 current property values
-25 percent

loan-to-value sensitivity 
percent 52

39

debt maturities 
years

5.7

5.0
5.6

20202016 2017 2018

5.7 5.4

2019

unsecured debt secured debt

debt maturities 
EUR million per year

233

2021 2022 2023 2024

647

118

642

1,200

2025

2,203

>2026
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low liquidity risk
liquidity EUR 1,117 million
Akelius Financial Policy stipulates that 
liquidity should be at least  
EUR 300 million.
At the end of 2020, liquidity amounted to
EUR 1,117 million (841),
including EUR 273 million in cash and liquid 
assets and EUR 844 million in unutilized 
credit facilities.
The unutilized credit facilities are provided by 
seven banks with an average duration of 
2.13 years. 
Credit facilities that are intended to be kept 
are extended at least one year prior to 
maturity.

maturity EUR million

2021 66

2022 578

2023 100

2024 -

2025 100

cash uses and sources
The financial policy states that cash sources 
must exceed cash uses for the upcoming 
year-end and with high probability for the 
coming two years. 
Cash uses include investments, contracted 
purchases, and short-term loans.
Cash sources include liquidity, contracted 
sales and profit before tax and revaluation.

By the end of 2020, 
the cash sources were 464 percent of the 
cash uses.

The upgrading of apartments can be stopped 
with a lead time of up to three months.
Akelius estimates the investments to  
EUR 50 million during such period.

Cash flow from operating activities based 
on pro forma included in cash sources 
amounted to EUR 178 million.

unutilized credit facilities

liquidity

contracted sales

profit before tax and 
revaluation

investments

short-term 
loans

cash uses cash sources

283

1,312

50
233

1,117

17
178

cash uses and cash sources  
EUR million

2019 2020

cash and liquid assets

unutilized credit facilities

461

liquidity 
EUR million

841
1,117

448

814

844

755

739

2018

721

707

20172016
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liquid assets
The type and location of the properties are 
important.
A diversified portfolio of attractive residential 
properties in metropolitan cities is a liquidity 
reserve during the entire business cycle.

Akelius estimates that within three to 
six months, anything from small to large 
properties can be sold.

Overall, Akelius has sold properties for
EUR 4,864 million since 2012,
on average 15 percent higher than the fair 
value at the beginning of each respective 
year. 
Properties that are sold within a portfolio 
usually stipulates a premium towards 
individual properties.  
Apartments that are sold are usually valued 
higher than the entire property.

unencumbered assets
EUR 6,498 million
Unencumbered assets reduce risk and 
increase financial flexibility.

Unencumbered properties

 - are easier to sell and provide higher cash  
flow when sold

 - contribute to higher availability of new 
unsecured and secured funding

Unencumbered assets amounted to 
EUR 6,498 million at year-end 2020,
1.89 times net senior unsecured loans.

100 percent of the unsecured debt is 
borrowed by the parent company.

unencumbered asset ratio

2016

1.18

1.63
1.74

2017 2018

1.87 1.89

2019 2020

encumbered and unencumbered properties
EUR million

Stockh
olm

Malm
ö

Berli
n

Ham
burg

Toronto

Montre
al

Wash
ington D.C.

Bosto
n

Par
is

New
 Yo

rk

Copenhagen
London

unencumbered
encumbered

1,771
1,035

3,079

856 898 857
570

863
526 429 335

912

2019 2020

1,616

300 185

2018

737
957

20172016

realized gain
investments
acquisition price

divestments
EUR million
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November 11, 2020 
EUR 500 million bond issue

September 17, 2020 
EUR 500 million bond issue

February 10, 2020 
EUR 500 million hybrid bond issue

December 20, 2019
SEK 6,545 million preference share 
redemption

November 5, 2019
SEK 1,000 million bond issue

October 8, 2019
EUR 385 million D-share issue

October 9, 2018 
USD 250 million private placement

October 3, 2018 
SEK 1,000 million bond issue

April 5, 2018 
EUR 500 million hybrid bond issue

November 7, 2017 
EUR 500 million bond issue

September 26, 2017 
SEK 1,000 million bond issue
SEK 500 million bond issue

September 8, 2017 
GBP 300 million bond issue

May 23, 2017 
EUR 600 million bond issue

September 16, 2015 
EUR 300 million bond issue

June 17, 2015 
SEK 500 million bond issue

April 24, 2015 
SEK 2,000 million preference share issue

March 19, 2015 
SEK 1,400 million bond issue

January 15, 2015 
SEK 500 million bond issue

September 16, 2014 
SEK 3,000 million preference share issue

June 18, 2014 
SEK 350 million bond issue

May 26, 2014 
SEK 1,020 million preference share issue

access to the capital market
With residential properties in Europe and North 
America,  
Akelius has natural access to several local 
capital markets.

Financial markets are volatile and terms and 
conditions between markets vary.
Akelius has a competitive advantage as the 
most attractive source of funding can be 
chosen at any time.

Most of the bank funding is raised from 
conservative mortgage banks.
They provide Akelius with long-term funding, 
which contributes to stability and low cost.

Large commercial banks provide Akelius with 
flexible mid- to long-term funding, 
an increasing proportion of which is unsecured.

Akelius has borrowed in the European, British, 
Swedish and US capital markets.

During 2020 Akelius issued a hybrid bond and 
two EUR bonds for total of EUR 1,500 million.

For further information about activities in the 
capital market, 
see note 3 on page 107.

activities in the capital market

bondsbanks

number of funding sources

36

4

36

8

36

2016 2017 2018

10

31
27

11 12

2019 2020
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limited interest rate risk
Interest rate risk is the risk of being 
negatively affected by changes in interest 
rates. 
Akelius monitors and takes action to limit 
the interest rate risk.

long-term loans reduce risk
Akelius’ ambition is to minimize the cash 
flow effects of sudden increases in interest 
rates.
The cost of loans is based on the 
underlying interest rate and the lenders’ 
credit margins.
A low variance in credit margins is ensured 
through diversified funding and long-term 
credit agreements.
The underlying interest rate level is 
guaranteed by long-term fixed interest 
rate loans and derivatives for an average 
of 5.0 years.

216

2021

interest rate hedge

EUR million, year

2022

617

2023

221

2024

569

>2026

2,246

1,174

2025

interest derivatives are used to  
hedge loans
Changes in the value of interest rate 
derivatives depend on how the market 
develops in relation to the agreed interest rate 
and the remaining maturity.

At the end of the year,  
the negative value of the derivative portfolio 
amounted to EUR 73 million (61). 
The fair value of a derivative agreement at 
maturity is zero.  
Consequently, the change in value over time 
has no effect on equity. 

change in interest rate derivatives value, 
EUR million

+1 percentage point 
market rent 26.7
one year shorter 
maturity 11.4

change in interest expenses,  
EUR million

+1 percentage 
point market rent 0.82
+1 percentage point 
credit margin 1.00

average interest rate
percent

2.62

Dec 31
2016

2.58

Dec 31 
2017

2.64

Dec 31 
2018

fixed interest term
years

4.5

Dec 31 
2016

5.3

Dec 31 
2017

4.5

Dec 31 
2018

4.5
5.0

Dec 31 
2019

Dec 31 
2020

2.25
1.95

Dec 31 
2019

Dec 31 
2020

73



director’s report

EBITDA  
EUR 221 million

interest coverage ratio sensitivity

2019 2020

227

2015

221 221

2016

233

2017

231

2018

236

steadily increasing revenues 
reinforce interest coverage
The ability to cover interest expenses 
increases over time as Akelius’ properties 
generate steadily increasing net operating 
income. 
The reduction of EBITDA in recent years is 
due to property divestments

The interest coverage ratio for 2020 
was 3.3 (7.8).  
Excluding realized value growth on the 
property portfolio,
the interest coverage ratio was 2.5 (2.0).

During 2020, 
the average interest rate on the loans 
decreased to 1.95 percent (2.25).
The amount of loans decreased due to the 
divestment of properties.

Since most loans are with a fixed interest rate, 
a sudden increase in interest rates will only 
affect a minor part of the loans.

If the interest rates momentarily increase by 
five percentage points on all loans with floating 
interest rates,  
the interest coverage ratio for 2020 would be 
2.2.

interest coverage ratio 3.3

adjusted EBITDA

realized value growth

4.5 4.7

3.0

7.8

3.3
2.8

2.0 2.5
1.6

2.6

1.9

2.8

1.9

2019 20202015 2016 2017 2018

1.8

1.0

5.8

0.8
1.4

2.2

2020

2.5

earnings 
capacity

2.4

interest rate 
plus 2.5 

percentage 
points*

2.7

interest rate 
plus 5.0 

percentage 
points*

*) affects only short-term debt
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EUR million
Jan–Dec 

2020

Earnings 
capacity as at 
Dec 31, 20201

Rental income 471 5042

Operating expenses -184 -184
Maintenance -28 -28
Net operating income 259 292
Central administration -37 -37
Other income and expenses -1 -1
EBITDA 221 254
Other financial income and expenses -3 -3
Adjusted EBITDA 218 251
Net interest expenses -87 -94
Interest coverage ratio excluding realized value growth 2.5 2.7
Realized value growth 65 -
Interest coverage ratio 3.3 -

Net debt as per Dec 31, 2020 4,792 4,792
Net debt/EBITDA 21.7 18.9
Net debt/EBITDA including realized value growth 16.8 -
 
1) The earnings capacity is based on the property portfolio as at Dec 31, 2020.  
It includes the property portfolio’s gross rent, real vacancy, estimated operating expenses, 
maintenance costs, and central administration during a normal year.  
2) Includes EUR 441 million in residential rental value as at Jan 1, 2021,  
EUR 37 million in rental income for commercial properties and parking,  
EUR -14 million in real vacancy for apartments and EUR 40 million in other income. 
Residential rental value of EUR 441 million minus vacancy and plus prepaid operating expenses 
is equivalent to EUR 434 million in residential in-place rent.

current interest and debt coverage capacity

realized value growth
Akelius manages and develops residential 
properties with the ability to generate stable 
and growing net operating income.  
Higher net operating income leads to a 
positive value development.  
A part of the business model is to realize 
value growth,  
defined as sales revenue less acquisition 
value and investments. 
Profit before tax and revaluation, 
including realized value growth,
is a good indicator of the ability to generate 
cash flow.

earnings capacity
Net operating income and realized value 
growth are reinvested in existing and  
new properties.  
This leads to a growing net operating 
income. 

It is therefore more appropriate to analyze 
the business based on the situation on the 
balance sheet date. 
The earnings capacity is based on the 
property portfolio’s gross rent, real 
vacancy, estimated operating expenses and 
maintenance costs during a normal year,  
as well as central administrative expenses. 
Interest expenses are based on the loans’ 
interest rate level on the balance sheet date. 
Average exchange rates for the last year 
have been used. 
No tax has been calculated as it relates 
mainly to deferred tax,
which does not affect cash flow. 
The earnings capacity is not a forecast for 
the coming twelve months, 
as it contains no estimate of rents, vacancy, 
currency exchange rate, future property 
purchases and sales or interest rate 
changes.
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sensitivity analysis for exchange rate fluctuation

Currency
Net assets in 

EUR million

Effect on net assets 
of a 10 percent 

stronger EUR

Effect on net assets 
 of a 10 percent 

weaker EUR

Equity 
ratio, 

percent
EUR 1,421 - -
GBP 339 -31 38
SEK 1,150 -105 128
CAD 1,172 -107 130
USD 1,197 -109 133
DKK 95 -9 11
Total 5,374 -359 439 42.8
+10 percent 5,015 43.9
- 10 percent 5,813 41.6

minimized currency risk

The goal is to minimize the effects of 
exchange rate fluctuations on  
the equity ratio.  
A constantly high equity ratio reduces risk 
for the company’s shareholders, creditors 
and other stakeholders.

This is achieved by ensuring that the 
currency position in each currency 
corresponds to the Group’s equity ratio 
multiplied by assets in each currency. 
Today, variations in exchange rates have very 
little effect on the equity ratio.

sensitivity analysis of changes in the fair value of properties
Should the market’s capitalization rate, rental income, cost level and vacancy level change,
the fair value in EUR million would be affected as shown in the table below.

EUR million Sweden Germany Canada England France
United 
States

Den-
mark Total

Capitalization rate
+0.1 percentage  
point -106 -173 -49 -23 -13 -48 -12 -424
-0.1 percentage  
point 114 191 52 25 13 51 13 458

Rental income
+1 percent 26 32 8 3 1 7 3 80
-1 percent -26 -32 -8 -3 -1 -7 -3 -80

Operating expenses
+1 percent -14 -10 -9 -3 -1 -10 -2 -49
-1 percent 14 10 9 3 1 10 2 49

Vacancy
+1 percent -45 -50 -28 -12 -6 -31 -5 -177
-1 percent 45 50 28 12 6 31 5 177
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other financial information
Parent company
The Parent company is Akelius Residential 
Property AB (publ).  
The Parent company’s main activity  
is to own shares in operational subsidiaries and 
provide financing to the  subsidiaries.

Net financial items amounted to  
EUR -112 million (-6). 
2020 includes Group contributions received of 
EUR 29 million (14) and tax of  
EUR 22 million (4). 
Profit or loss for the year amounted to  
EUR -37 million (75).

Akelius have paid dividends in 
accordance with the Board’s resolution 
at the Annual General Meeting in 2020.                                                                                
Dividend of EUR 0.03 per class A 
ordinary share were paid on May 8, 2020,                            
totaling EUR 96 million.  
Additional dividends of EUR 0.025 per class 
D ordinary share were or will be paid on 
the record dates pursuant to the Articles of 
Association: May 5, 2020, August 5, 2020, 
November 5, 2020 and February 5, 2021, 
totaling EUR 22 million.

sustainability report
Akelius publishes a sustainability report. 
The report is available on Akelius' website,  
here. 

proposed appropriation of profits
The Annual General Meeting has at its disposal 
the following amounts in euro

Retained earnings -84,137,889
Share premium reserve 1,101,872,180
Profit for the year -36,808,537
Total 980,925,754

The Board proposes the amount to be 
allocated as follows

EUR 0.0375 per A-share 119,692,842.75
EUR 0.10 per D-share 22,000,000.00
Carried forward 839,232,911.25
Total 980,925,754.00

A dividend of 0.025 per D-share will be paid on 
each record date and per ordinary share.  
The record dates are May 5, 2021, August 5, 
2021, November 5, 2021, and February 4, 
2022.  
The proposal is based on all ordinary shares 
outstanding as at December 31, 2020. 

The board has decided to propose that the 
Annual General Meeting resolves to change 
the Company’s articles of association to 
amend the payment dates from the record 
date(s) for class A and D ordinary share 
dividend from three to five days from the 
record date(s).

Additionally, the Board has decided to 
propose to the annual general meeting that 
a nomination committee is established to 
prepare the 2022 annual general meeting.

Board statement on the proposed 
dividend
The Group and the Parent Company have good 
liquidity,  
and following the proposed dividend,  
the equity ratios of the Group and the Parent 
Company will be 42 percent and  
14 percent, respectively.

According to the Board’s assessment, which 
takes into account liquidity needs, the 
proposed business plan, investment plans and 
the ability to raise long-term credit,  
there are no indications that the Group or the 
Parent Company will have insufficient equity 
following the proposed dividend.

The Board hereby finds the proposed dividend 
justifiable with regard to  
Chapter 17, Article 3 of the Swedish 
Companies Act.
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corporate governance report
Corporate governance is primarily regulated 
by the Swedish Companies Act, the Swedish 
Annual Accounts Act, Nasdaq’s rules for 
issuers on First North Growth Market which 
can be found on the exchange’s website, 
www.nasdaqomxnordic.com, and by other 
applicable laws and regulations.

In addition to external regulations, 
Akelius has internal policies, instructions, and 
delegations that clarifies the responsibilities 
and the authority in various areas. 
The most important are Code of Conduct, 
insider policy, purchasing policy, sustainability 
policy, IT-policy, approval instructions, and 
data protection policy. 

The Swedish corporate governance code is 
mandatory for companies whose shares are 
traded on a regulated market.  
Akelius D-shares are traded on the Nasdaq 
First North Growth Market, 
which is not a regulated market.

Akelius has decided to follow those parts 
of the Swedish corporate governance code 
that the Board considers to be relevant for 
the company in relation to its operation and 
ownership structure. 

The general mandate from the shareholders is 
to provide a high and stable long-term return.  
Ensuring this requires good corporate 
governance with a clear separation of 
responsibilities between the shareholders, the 
Board, and Management.

The structure for corporate governance is 
shown in the figure below.

articles of association
Akelius Residential Property AB (publ) is 
a Swedish public limited company with its 
registered office in Stockholm. 
The Company’s object is to own and manage 
properties and pursue other closely related 
activities.

structure for corporate governance

1. owners

9. regions

6. Audit Committee

8. CEO and Group 
management

10. central Group 
administration

2. General Meeting3. external audit

5. internal audit

7. internal control

4. Board
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ownership structure

Number of 
A-shares

Number of 
D-shares*

Total number of 
shares

Share, 
percent

Votes, 
percent

Akelius  
Apartments Ltd 2,713,037,769 9,777,939 2,722,815,708 79.81 84.45
Xange  
Holding Ltd 319,180,914 3,450,000 322,630,914 9.46 9.94

Giannis Beta Ltd 159,590,457 3,450,000 163,040,457 4.78 4.98

Other owners - 203,322,061 203,322,061 5.96 0.63
Total 3,191,809,140 220,000,000 3,411,809,140 100 100
Share, percent 93.55 6.45

*) each D-share confers the right to one-tenth of a vote

1. owners
The company has issued two types of shares, 
A-shares and D-shares. 
D-shares are listed for trading on Nasdaq First 
North Growth Market in Sweden. 

See table below for information on the 
ownership structure as of December 31, 2020.

2. General Meeting
The General Meeting is the company’s highest 
decision-making body,  
through which the shareholders influence the 
company’s affairs. 

The Annual General Meeting, 
appoints the Board and the auditors,  
adopt the income statement and balance 
sheet, passes resolutions regarding the 
allocation of the company’s earnings, the 
discharge of liability, and changes to the 
Articles of Association.  
The annual general meeting also resolves on 
any new share issues. 

Extraordinary Meetings are held when 
requested by the shareholders or the Board.

2020 Annual General Meeting

The Annual General Meeting of the company 
was held on April 3, 2020.  
At the Annual General Meeting,  
almost 99.36 (100) percent of the votes were 
represented.  
The meeting passed resolutions on the  
matters to be addressed by the Meeting 
according to the Articles of Association.

Among other things, it was decided

 - to adopt the profit or loss statement  
and the balance sheet, the consolidated 
profit or loss statement and the 
consolidated balance sheet, 
and to discharge the members of the Board 
and the CEO from liability  

 - in accordance with the proposal by the  
Board to pay a dividend of EUR 0.10 per  
class D ordinary share

 - in accordance with the proposal by the  
owners of class A shares to pay a dividend 
of EUR 0.03 class A ordinary share

 - in accordance with the Board's proposal, 
grant the right to dividends for all class D 
ordinary shares that may be issued with the 
support of the General Meeting 
authorization in accordance with item 
12, not more than 110,000,000 class 
D ordinary shares, on the record date 
occurring after registration of the share 
issue with the Swedish Companies 
Registration Office and registration of 
the class D ordinary shares in the share 
register kept by Euroclear Sweden AB

 - that the Board of Directors shall consist of 
five regular members and no deputy board  
members

 - to reelect Pål Ahlsén, Igor Rogulj, Anders 
Lindskog  and Lars Åhrman as members of 
the Board of Directors, and to elect Kerstin 
Engström as new board member

 - that the Board should appoint one of the 
board members to the Chairman
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 - to pay fees of SEK 500,000 to the chairman 
of the board and SEK 300,000 to each of 
the regular board members.  
No fees will be paid to board members 
employed in the Group

 - to change the Company’s Articles of 
Association in order to remove the share 
class preference shares, and to execute 
certain editorial changes

 - in accordance with the proposal of the 
Board to authorize the Board, on one or 
several occasions during the period until 
the Annual General Meeting 2021, with or 
without deviation from the shareholders’ 
preferential rights, resolve on new issue of 
in total not more than 110,000,000 class D 
ordinary shares

extraordinary General Meeting 2020

An extraordinary General Meeting in the 
company was held on June 24, 2020.  
Almost 99.32 percent (100) of the votes were 
represented at the general meeting.

It was decided to,  
in accordance with the Board's proposal,                                                         
elect Thure Lundberg as a new member of the 
Board and replace Pål Ahlsén.

3. external audit
According to the Articles of Association,  
the Annual General Meeting shall appoint at 
least one but not more than two auditors. 
The appointed auditors shall audit the 
annual accounts, the consolidated accounts, 
the subsidiaries’ annual accounts, and the 
administration by the Board of Directors and 
the CEO.

The Annual General Meeting held on  
April 3, 2020, decided to reelect Ernst & Young 
AB as the company’s auditor.  
Fees are to be paid according to the approved 
account.

4. Board
The Board is appointed by the Annual General 
Meeting for the period up to the end of the 
next Annual General Meeting.  
According to the Articles of Association,  
the Board should consists of a minimum of 
three and a maximum of seven members,  
with a maximum of two deputies. 

The Articles of Association contain no 
specific provisions regarding the appointment 
and dismissal of Board members. 

The Board’s overall task is to be responsible 
for the organization and administration of 
operations and for the financial reporting.  
The Board is also responsible for establishing 
systems for governance, internal control, and 
risk management. 
The Board’s work and responsibilities, and its 
separation from the work and responsibilities 
of the CEO, are regulated by the Rules of 
Procedure and the instructions for the CEO 
that are established at the statutory meeting 
held directly after the Annual General 
meeting.

work of the Board 2020

Since the Extraordinary General Meeting 
2020, the Board has consisted of five 
members.  
The Board has held 22 meetings during the 
year.  
The Board meetings dealt with matters of 
considerable importance to the company, such 
as the establishment of policy documents,  
strategic decisions, purchases and sales of 
properties and financing. 
Furthermore, the Board was informed about 
the prevailing business climate in the property 
and credit markets. 

A statutory Board meeting was held after the 
Annual General Meeting, at which resolutions 
were passed regarding signatories, the 
Board’s Rules of procedure,  
the CEO’s instructions and a plan for 
scheduled Board meetings during the year.

remuneration to board members

The Annual General Meeting resolves on the 
remuneration to board members.  
In 2020, it was decided that an annual fee of 
SEK 300,000 would be paid to board members 
who are not employed by the company and 
SEK 500,000 to the Chairman of the Board. 
The Chairman of the Board and other board 
members who are not employed by the 
company have no pension or severance 
agreements.  
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5. internal audit
In 2015, an internal audit function was 
established that reports to the main owner.

The Board annually propose a risk-based plan 
that the internal audit team should implement 
to ensure that they focus on the right areas.

6. audit committee
The Board has appointed an Audit Committee 
consisting of three members of the Board.

The Audit Committee’s areas of responsibility 
are established by the Board.

The Audit Committee shall prepare the 
Boards’ work on quality assurance of the 
financial reporting process, including 
significant accounting issues.

The committee also has a special 
responsibility to monitor management's work 
with internal control, property valuations, tax 
management, risk, and corporate governance 
issues.

The Audit Committee  frequently meets the 
auditor to obtain information about the audit’s 
focus, scope, and results. 
This is done by the committee taking part of 
the auditor’s written report and the auditor 
attending some of the committee meetings.
The committee reviews the result of the audit 
work and prepares for the appointment of the 
auditor.

In 2020, the Audit Committee consisted of 
Anders Lindskog, Lars Åhrman, and Thure 
Lundberg. 
Thure Lundberg was elected to the Audit 
Committee on June 24, 2020. 
During the year, the committee held  
five meetings. 
The company's auditor and the CFO, who is 
the committee's secretary, participated in all 
five meetings.

7. internal control
risk management in financial reporting

The risk assessment is continuously updated 
to include changes that significantly affect the 
internal control of financial reporting.

The most significant risks identified are 
inaccuracies in the accounting and valuation of 
the property portfolio, deferred tax, 
interest-bearing liabilities, taxes, and  
risk of fraud of assets.

internal control

The Board has the overall responsibility for 
the internal control of the corporate financial 
reporting. 

The purpose of internal control of financial 
reporting is to ensure that the reporting is 
reliable and that the financial statements 
are prepared in accordance with GAAP and 
otherwise comply with applicable laws and 
regulations. 

To ensure internal control,  
the Board has established a number of 
governing documents based on an overall 
governance structure.  
Based on these governing documents,  
the CEO is responsible for designing internal 
processes and establishing internal policies 
and instructions. 

Examples of internal controls

 - planning, governance and control  
of operations to follow the organizational  
structure

 - business plans are prepared for the  
Group as a whole and for each operational 
department reporting directly to the CEO

 - key operative indicators are reported  
every month and provide important  
information about the business

 - follow-up of the accounting process,  
including financial statements and  
consolidated accounts and its compliance 
with applicable regulations, accounting  
and valuation principles

 - approval from the Board is required for  
important decisions including the 
acquisition and sale of new major 
properties 

 - clear delegation of authority
 - an “open door policy” that enables 
employees to report on behavior or 
misconduct that may violate Group policies 
and be harmful to the Group's reputation
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Akelius has information and communication 
channels designed to ensure that information 
easily reaches all employees and managers.

Internal controls are performed on a regular 
basis for all larger subsidiaries. 
Additionally, the annual audits are prepared 
and conducted in close collaboration with the 
external auditors. 

The Board has assessed that the control 
activities and follow-ups performed are 
sufficient.

8. CEO and Group management
The Board has delegated the  
day-to-day responsibilities for the company’s 
management to the CEO.  
The Board appoints the CEO and annually 
establishes an instruction that regulate the 
division of work and responsibilities between 
the Board and the CEO.  
The CEO is responsible for operating activities 
and financial reporting. 
The CEO reports regularly to the Board about 
the company’s development in relation to the 
established governing documents. 

Group management

In 2020, the operation was organized into 
three regions. 
Copenhagen, Stockholm, and Malmö are part 
of region Scandinavia.  

London, Paris, Berlin, Hamburg, and other 
cities in Germany are part of region Europe. 
New York, Washington D.C., Boston, Montreal, 
and Toronto are included in region North 
America. 

The organization is supported by central 
Group functions. 
The Group Management, including the CEO, 
consisted of 12 (13) people at year-end.

9. regions
The regional managers are responsible for the 
profitability in their respective region.  
This means responsibility for property 
management, lettings, service, upgrades, 
projects, purchases and sales, property 
valuations, accounting in subsidiaries, and tax 
and VAT compliance. 
The regions had 1,023 (1,137) employees at 
year-end.

10. central Group administration 
Central administrative functions include 
finance, IT, business development, staff, and 
education.  
In addition, Group functions have been 
created in the key areas of construction, 
procurement, logistics, property 
management, and customer services.  
In total, central Group functions employed  
277 (319) people at year-end.

CEO 
Ralf Spann

CFO & Vice President 
Leiv Synnes

Chief Business 
Development Officer 

Andreas Wallén

Head of Europe 
Jordan Milewicz

Senior Advisor 
Fredrik Lindgren

Head of Business 
School 

Sandra Blomqvist

Head of Construction 
Niall McLoughlin

Head of Scandinavia 
Sofia Aasvold

Head of North America  
Shelly Lee

Head of Customer 
Ulf Robertsson

Head of Technology 
Martin Rek

Head of Business 
Matthew Collier
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committees
Committees make decisions on the  
development of the company, including

 - defining and applying Akelius’ concepts 
within each area

 - resolving proposal within the Group
 - measuring the quality of the activities 
performed

 - following up on previous decisions,  
especially time frames

 - initiate activities

The committees meets at least once a quarter.

business committee

The Business Committee consists of Anders 
Lindskog, Igor Rogulj, Thure Lundberg, the 
CEO Ralf Spann, and CFO Leiv Synnes. 
Leiv Synnes replaced Pål Ahlsén May 19, 2020. 
Thure Lundberg was elected to the business 
committee on June 24, 2020. 
Ralf Spann was elected to the business  
committee on June 11, 2020 
The committee has the mandate to decide on 
investments up to EUR 100 million.

finance committee

The Finance Committee consists of the CEO 
Ralf Spann, the CFO Leiv Synnes, and  
board members Lars Åhrman and Thure 
Lundberg.  
Ralf Spann replaced Pål Ahlsén May 19, 2020. 
Thure Lundberg was elected to the finance 
committee on June 24, 2020. 
The Finance Committee is authorized to 
enter into loans and other financial  
commitments up to the equivalent of  
EUR 100 million.

audit committee

Refer to page 81.

other committees include

 - construction including design and 
procurement

 - customer 

other

The company has with regards to the business 
type and extent chosen not to establish  
a remuneration committee.  
Instead, the Board handles these matters. 
The CEO does not participate when the Board 
handles remuneration issues.
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Lars Åhrman
Board member since 2017 
born 1951

business and economics, Gothenburg University 
independent of major shareholders 
independent of the company and the company management 

Anders Lindskog
Chairman, board member since 2017 
born 1961

civil engineering, KTH Royal Institute of Technology, Stockholm 
dependent of major shareholders 
independent of the company and the company management

Igor Rogulj
Board member since 2010 
born 1965

architect, University of Zagreb 
dependent of major shareholders  
dependent of company and the company management 

Kerstin Engström
Board member since 2020 
born 1958

law, Lund University 
dependent of major shareholders 
dependent of the company and the company management 

Thure Lundberg
Board member since 2020 
born 1952

Founder of Lundberg & Partners,  
co-founder and co-owner of Pangea Property Partners 
independent of major shareholders 
independent of the company and the company management 

the Board
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key figures
Dec 31  

2020
Dec 31  

2019
Dec 31

2018
Dec 31 

2017
Dec 31 

2016

Equity
Equity, EUR million 5,374 5,526 5,370 4,901 4,279
Equity to assets ratio, percent 43 45 43 46 46
Equity and hybrid capital ratio, percent 51 50 47 46 46
Return on equity, percent - 8 9 19 37
Net asset value, EUR million 6,324 6,533 6,284 5,840 5,127

Net operating income
Rental income, EUR million 471 496 482 469 472
Growth in rental income, percent -5.0 2.7 2.8 -0.6 1.8
Like-for-like growth in rental income, percent 3.6 5.7 3.2 5.1 4.1
Net operating income, EUR million 259 260 260 252 245
Growth in net operating income, percent -0.5 -1.3 3.3 4.4 6.3
Like-for-like growth in net operating income, 
percent 8.4 2.9 5.1 10.7 8.0
Net operating income margin, percent 54.9 52.4 53.9 53.6 51.8
Adjusted net operating income margin, percent1 68.2 65.2 69.7 61.4 70.5

Financing
Loan-to-value, secured loans, percent 9 14 19 18 24
Loan-to-value, percent 39 40 44 44 43
Unencumbered asset ratio 1.89 1.87 1.74 1.63 1.18
Interest coverage ratio 3.3 7.8 2.8 4.7 4.5
Interest coverage ratio excluding realized  
value growth 2.5 2.0 1.8 1.9 1.9
Average interest rate, percent 1.95 2.25 2.64 2.58 2.62
Fixed interest term, year 5.0 4.5 4.5 5.3 4.5
Capital tied up, year 5.7 5.4 5.7 5.6 5.0

Properties
Number of apartments 44,443 44,226 50,407 47,177 46,516
Rentable area, thousand sqm 2,986 2,968 3,422 3,228 3,236
Real vacancy rate residential, percent 1.7 1.1 1.4 0.9 1.1
Vacancy rate residential, percent 7.5 8.6 9.6 6.6 5.0
Turnover of tenants, percent 16 15 15 14 14
Fair value, EUR per sqm 4,066 4,031 3,617 3,292 2,834
Capitalization rate, percent 3.28 3.67 3.67 3.60 3.82
Change in capitalization rate, percentage points -0.38 0.00 0.02 -0.22 -0.49

Opening balance fair value, EUR million 11,964 12,379 10,624 9,171 7,965
Change in fair value, EUR million 34 423 553 886 1,343
Investments, EUR million 381 468 349 288 316
Purchases, EUR million 172 181 1,286 1,297 643
Sales, EUR million -185 -1,616 -300 -737 -957
Exchange difference, EUR million -227 129 -133 -281 -139
Closing balance fair value, EUR million 12,139 11,964 12,379 10,624 9,171
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Dec 31 
2020

Dec 31 
2019

Dec 31 
2018

Dec 31 
2017

Dec 31 
2016

Properties Sweden
Average residential rent, EUR/apt/month 805 755 753 759 752
Growth in average residential rent2, percent 2.4 3.5 2.3 2.4 2.6
Growth in rental income3, percent 3.5 4.0 2.4 3.8 1.9
Growth in net operating income3, percent 6.4 6.6 5.0 10.8 2.4
Fair value, EUR per sqm 3,477 3,279 2,976 2,821 2,421
Capitalization rate, percent 2.86 2.89 3.02 3.00 3.43
Number of apartments 10,006 10,000 12,298 13,808 17,381
Vacancy rate, residential, percent 0.9 1.6 2.1 1.1 1.2
Real vacancy rate, residential, percent 0.0 0.0 0.0 0.0 0.1

Opening balance fair value, EUR million 2,648 3,068 3,205 3,382 3,472
Change in fair value, EUR million -4 47 116 376 712
Investments, EUR million 70 77 65 65 104
Purchases, EUR million - 12 103 167 55
Sales, EUR million -20 -504 -285 -692 -805
Exchange difference, EUR million 112 -52 -136 -93 -156
Closing balance fair value, EUR million 2,806 2,648 3,068 3,205 3,382

Properties Germany
Average residential rent, EUR/apt/month 609 600 576 547 521
Growth in average residential rent2, percent 0.8 6.9 6.3 5.7 5.0
Growth in rental income3, percent 4.0 8.6 4.3 2.6 6.3
Growth in net operating income3, percent 8.4 4.7 3.3 2.8 10.3
Fair value, EUR per sqm 3,439 3,353 3,201 2,941 2,583
Capitalization rate, percent 2.38 3.44 3.52 3.54 3.84
Number of apartments 17,655 18,106 21,727 20,463 19,932
Vacancy rate, residential, percent 3.1 4.4 7.4 6.5 4.8
Real vacancy rate, residential, percent 0.7 1.0 1.4 1.3 1.1

Opening balance fair value, EUR million 3,977 4,525 3,924 3,363 2,725
Change in fair value, EUR million 59 263 249 360 542
Investments, EUR million 64 132 132 119 103
Purchases, EUR million 6 49 235 127 90
Sales, EUR million -163 -992 -15 -45 -97
Exchange difference, EUR million - - - - -
Closing balance fair value, EUR million 3,943 3,977 4,525 3,924 3,363 

86



director’s report

Dec 31
2020

Dec 31
2019

Dec 31 
2018

Dec 31 
2017

Dec 31 
2016

Properties Canada
Average residential rent, EUR/apt/month 861 892 794 825 839
Growth in average residential rent2, percent 3.3 6.5 3.5 4.4 6.7
Growth in rental income3, percent 3.7 2.0 3.1 9.5 7.0
Growth in net operating income3, percent 6.6 -6.8 0.7 28.2 29.0
Fair value, EUR per sqm 3,877 3,895 3,147 2,968 2,743
Capitalization rate, percent 3.94 4.21 4.26 4.29 4.36
Number of apartments 7,400 7,366 7,779 5,500 4,513
Vacancy rate, residential, percent 13.5 14.9 13.0 3.9 7.1
Real vacancy rate, residential, percent 2.7 1.4 2.3 0.6 3.4

Opening balance fair value, EUR million 1,736 1,487 994 737 532
Change in fair value, EUR million 37 153 119 83 33
Investments, EUR million 78 75 36 30 37
Purchases, EUR million 22 35 390 189 90
Sales, EUR million - -119 - - -
Exchange difference, EUR million -118 105 -52 -45 45
Closing balance fair value, EUR million 1,755 1,736 1,487 994 737

Properties United States
Average residential rent, EUR/apt/month 1,806 2,044 1,910 1,685 1,850
Growth in average residential rent2, percent -1.4 5.9 6.5 4.1 4.2
Growth in rental income3, percent 1.0 4.2 1.4 10.7 -
Growth in net operating income3, percent 6.5 -4.2 11.3 63.6 -
Fair value, EUR per sqm 5,869 6,812 6,623 5,758 5,929
Capitalization rate, percent 4.41 4.37 4.33 4.36 4.42
Number of apartments 4,564 3,931 3,782 3,127 2,309
Vacancy rate, residential, percent 17.9 19.9 21.4 17.3 10.6
Real vacancy rate, residential, percent 6.7 3.1 2.9 2.2 1.7

Opening balance fair value, EUR million 1,928 1,741 1,199 979 597
Change in fair value, EUR million -47 -36 68 27 41
Investments, EUR million 105 111 70 44 30
Purchases, EUR million 144 80 341 278 267
Sales, EUR million - - - - -
Exchange difference, EUR million -171 32 63 -129 44
Closing balance fair value, EUR million 1,959 1,928 1,741 1,199 979
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Dec 31
2020

Dec 31
2019

Dec 31 
2018

Dec 31 
2017

Dec 31 
2016

Properties England
Average residential rent, EUR/apt/month 1,406 1,494 1,338 1,350 1,418
Growth in average residential rent2, percent -0.6 3.6 0.3 3.3 5.9
Growth in rental income3, percent 5.8 4.4 4.2 16.2 7.5
Growth in net operating income3, percent 11.0 2.2 5.1 15.4 15.4
Fair value, EUR per sqm 8,728 9,106 8,772 8,689 8,274
Capitalization rate, percent 4.12 4.13 4.14 4.16 4.11
Number of apartments 2,232 2,242 2,244 2,148 1,224
Vacancy rate, residential, percent 16.1 16.0 19.1 14.7 12.4
Real vacancy rate, residential, percent 3.7 1.7 3.0 2.0 3.7

Opening balance fair value, EUR million 951 878 780 473 530
Change in fair value, EUR million -20 -20 -7 11 15
Investments, EUR million 34 44 20 13 36
Purchases, EUR million - 5 93 301 21
Sales, EUR million -2 -1 - - -55
Exchange difference, EUR million -51 45 -8 -18 -74
Closing balance fair value, EUR million 912 951 878 780 473

Properties France
Average residential rent, EUR/apt/month 798 771 718 685 637
Growth in average residential rent2, percent 3.4 11.7 8.4 14.9 1.7
Growth in rental income3, percent 13.6 16.2 6.3 -1.4 11.9
Growth in net operating income3, percent 447.7 -67.5 254.1 -7.1 241.1
Fair value, EUR per sqm 8,099 7,559 7,143 6,883 6,411
Capitalization rate, percent 4.03 4.06 4.06 4.16 4.20
Number of apartments 1,555 1,550 1,546 1,100 941
Vacancy rate, residential, percent 34.1 38.6 43.8 46.4 46.2
Real vacancy rate, residential, percent 2.1 2.3 1.8 1.3 3.7

Opening balance fair value, EUR million 402 380 245 193 109
Change in fair value, EUR million 6 1 -8 8 2
Investments, EUR million 21 21 19 13 6
Purchases, EUR million - - 124 31 76
Sales, EUR million - - - - -
Exchange difference, EUR million - - - - -
Closing balance fair value, EUR million 429 402 380 245 193

88



director’s report

Dec 31 
2020

Dec 31 
2019

Dec 31 
2018

Dec 31 
2017

Dec 31 
2016

Properties Denmark
Average residential rent, EUR/apt/month 963 953 903 780 721
Growth in average residential rent2, percent 0.6 5.4 8.0 5.3 -
Growth in rental income3, percent 1.0 11.8 0.9 - -
Growth in net operating income3, percent 8.4 28.9 12.1 - -
Fair value, EUR per sqm 3,793 3,649 3,385 3,129 2,836
Capitalization rate, percent 2.99 2.95 2.99 3.09 3.42
Number of apartments 1,031 1,031 1,031 1,031 216
Vacancy rate, residential, percent 1.9 1.0 4.2 6.1 1.9
Real vacancy rate, residential, percent 0.0 0.0 0.1 0.6 -

Opening balance fair value, EUR million 322 300 277 44 -
Change in fair value, EUR million 3 15 16 22 -
Investments, EUR million 9 8 7 4 -
Purchases, EUR million - - - 204 44
Sales, EUR million - - - - -
Exchange difference, EUR million 1 -1 - 3 -
Closing balance fair value, EUR million 335 322 300 277 44

1) Adjustment for revenue from operating 
expenses invoiced to the tenants in Canada,  
the United States, Sweden, Germany, and 
France amounted to EUR 91 million (97) 

2) Like-for-like growth from period start to 
period end

3) Like-for-like growth for the period 
compared to the same period in the previous 
year

See definitions on pages 166-168.
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EUR million note 2020 2019
Rental income 5, 6 471 496
Operating expenses 5, 8, 10 -184 -205
Maintenance 5 -28 -31
Net operating income 259 260
Central administrative expenses 9, 10 -37 -34
Other income and expenses -1 1
EBITDA 221 227
Depreciation and operational foreign exchange  
differences -10 -5
Realized revaluation of investment properties1 11 6 176
Unrealized revaluation of investment properties 11 24 227
Restructuring expenses 12 -14 -
Operating profit 227 625
Interest income 13 1 1
Interest expenses 13 -88 -116
Interest expenses hybrid bonds 13 -29 -19
Other financial income and expenses 10, 13 -4 1
Change in fair value of derivatives 13, 20 -35 -28
Profit before tax 72 464
Current tax 14 -13 -29
Deferred tax 14 57 -50
Profit for the year 116 385

Other comprehensive income
Items that may be reclassified to profit or loss
Translation differences -218 124
Hedge of net investments 50 -98
Revaluation reserve2 1 1
Tax on items that may be reclassified 24 4
Other comprehensive income for the year -143 31

Total comprehensive income for the year -27 416

Profit attributable to
 - owners of the Parent Company 112 379
 - non-controlling interests 4 6

Total comprehensive income attributable to
 - owners of the Parent Company -31 410
 - non-controlling interests 4 6

Earnings per share before and after dilution, EUR 25 0.03 0.11

1) EUR 4 million (18) refers to transaction costs
2) the revaluation reserve consists of owner-occupied properties

consolidated income statement and statement of 
comprehensive income
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result for the year
rental income EUR 471 million
Rental income was EUR 471 million (496), 
a decrease of 5.0 percent compared to the 
same period in 2019.  
The decrease is due to property sales that 
have reduced the property portfolio in 
comparison with 2019.

Like-for-like growth in rental income was 
EUR 15 million (20) or 3.6 percent (5.7).

During 2020, 
18,310 rental contracts (33,842) with an 
annual rent of EUR 240 million (410) were 
renewed or renegotiated.  
The new yearly rent is EUR 245 million (418),  
an increase of 2.0 percent (1.8).

The vacancy rate for residential units 
decreased by 1.1 percentage points to  
7.5 percent (8.6). 
This is mainly due to fewer apartments being 
upgraded. 

78 percent (88) of vacancy was due to 
upgrades or planned sales of apartments.

The real vacancy rate increased by  
0.6 percentage points during 2020 to  
1.7 percent (1.1), 
due to recently finished upgrading projects.

net operating income  
EUR 259 million
Net operating income was  
EUR 259 million (260).

Property expenses totaled  
EUR 212 million (236).  
EUR 28 million (31) was attributable to 
maintenance, 
corresponding to EUR 10 (10) per square 
meter and year. 

Like-for-like growth in net operating income 
was 8.4 percent (2.9). 
Increase in like-for-like rental income drove 
the like-for-like growth in net operating 
income. 

Net operating income margin was  
54.9 percent (52.4).

Adjusted net operating income margin  
was 68.2 percent (65.2).

EBITDA EUR 221 million
EBITDA was EUR 221 million (227),  
a decrease of 2.6 percent compared to the 
same period in 2019. 
The change is mainly explained by a reduced 
property portfolio due to sales. 

See table of development of EBITDA on  
page 165.

net financial items EUR -155 million
Interest expenses were EUR -88 million (-116) 
and interest income was EUR 1 million (1).  
The decrease in interest expenses is due to 
lower interest rates and a decreased average 
loan volume in 2020 compared with 2019.

Interest expenses for the hybrid bonds were  
EUR -29 million (-19). 
In 2020, outstanding hybrid bonds increased 
by EUR 500 million.

Revaluation of financial derivatives affected 
earnings by EUR -35 million (-28).

Other financial income and expenses 
amounted to EUR -4 million (1).

profit before tax EUR 72 million
Profit before tax was EUR 72 million (464).  
The increase in the fair value of properties  
had a positive impact on the profit, 
although to a significantly lower degree than 
for the same period in 2019.

tax income EUR 44 million
Tax income totaled EUR 44 million (-79).  
EUR 57 million (-50) was deferred tax, 
mainly driven by the restructuring of the 
German company structure, 
which has resulted in a lower deferred tax 
liability.

Akelius has no ongoing tax disputes.
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EUR million note
Dec 31

2020
Dec 31

2019
Assets
Intangible assets 15 23 19
Investment properties 5, 11 12,021 11,760
Owner-occupied properties 5, 11 100 73
Right-of-use assets 7 14 16
Tangible fixed assets 15 5 6
Derivatives 16, 20, 21 4 1
Deferred tax assets 14 4 2
Financial assets 16, 17 5 4
Total non-current assets 12,176 11,881
Receivables and other assets 16, 17 109 116
Derivatives 16, 20, 21 10 2
Cash and cash equivalents 16, 18, 21 250 19
Assets held for sale* 5, 27 18 131
Total current assets 387 268
Total assets 12,563 12,149
Equity and liabilities
Share capital 199 199
Share premium 1,102 1,102
Currency translation reserve -298 -155
Retained earnings 4,289 4,295
Total equity attributable to the Parent  
Company’s shareholders 5,292 5,441
Non-controlling interests 82 85
Total equity 25 5,374 5,526
Loans 3, 16, 19, 21 4,810 4,267
Hybrid bonds 3, 16, 19, 21 999 499
Lease liabilities 7, 16 12 13
Derivatives 3, 16, 20, 21 75 60
Deferred tax liabilities 14 869 935
Provisions 23 1 2
Other liabilities 16, 22 16 17
Total non-current liabilities 6,782 5,793
Loans 3, 16, 19, 21 233 590
Lease liabilities 7, 16 2 3
Derivatives 3, 16, 20, 21 21 4
Provisions 23 8 -
Other liabilities 16, 22 140 220
Liabilities held for sale 27 3 13
Total current liabilities 407 830
Total equity and liabilities 12,563 12,149
Interest-bearing liabilities
-unsecured loans 3,686 3,199
-secured loans 1,357 1,658
Subtotal interest-bearing liabilities 5,043 4,857
- hybrid bonds 999 499
Total interest-bearing liabilities 6,042 5,356
*) EUR 18 million (131) is attributable to investment properties 

consolidated balance sheet
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property portfolio
fair value EUR 12,139 million
The fair value was EUR 12,139 million 
(11,964), which is equivalent to an average of  
EUR 4,066 (4,031) per square meter.

The average capitalization rate for was  
3.28 percent (3.67).  
The decrease is mainly due to the lower 
capitalization rate in Berlin.

increase in property value  
0.3 percent
The increase in property value was  
EUR 34 million (423), or 0.3 percent (3.4). 

A new rent regulation in Berlin limits rent 
levels for five years.  
Despite this, 
there has been no significant change in value 
of Akelius' property portfolio in Berlin.  
The property valuations in Berlin assume a 
lower rental income over a period,  
which is offset by a lower capitalization rate.

Akelius has not noticed significantly lower 
property prices at the end of the period due to 
COVID-19. 

property investments  
EUR 381 million
Investments in properties amounted to  
EUR 381 million (468). 
On an annual basis,  
this corresponds to EUR 128 (147) per square 
meter.

19 percent (32) of the total investments were  
due to apartment upgrades.

Akelius completes planned projects and limits 
the start-up of new comprehensive projects.

property purchases  
EUR 172 million
Property purchases amounted to  
EUR 172 million (181) during the period. 
Properties purchased are located in Germany, 
Canada and USA. 

The average capitalization rate for purchased 
properties was 4.92 percent (4.15).

property sales EUR 185 million
In total, Akelius sold properties for  
EUR 185 million (1,616).

Sales of properties amounted to  
EUR 163 million in Germany, EUR 20 million in 
Sweden and EUR 2 million in England. 
EUR 20 million is related to the sale of a 
property to a tenant-owner association in 
2018.  
Akelius has no longer control over the  
tenant-owner association but still owns 
apartments worth EUR 6 million reported as 
financial assets.

Income from the sale of properties totaled  
EUR 10 million (194) excluding EUR 4 million 
(18) in transaction costs.

assets and liabilities held for sale
Akelius has signed agreements for the sale of 
properties in Germany. 
The sales will be finalized during the first 
quarter in 2021.

EUR 18 million (131) relates to investment 
properties and EUR 3 million (13) to deferred 
tax.

A property in Canada,  
classified as asset held for sale in 2019 with a 
value of EUR 6 million, 
is per December 31 2020 reclassified back to 
investment properties.  
This due to cancelled sale during the second 
quarter of 2020. 
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consolidated statement of changes in equity
Attributable to the Parent Company’s 

shareholders

EUR million
Share 

capital
Share 

premium

Currency 
trans-
lation 

reserve
Retained 
earnings Total

Non- 
con-

trolling 
interests

Total 
equity

Balance at 
Dec 31, 2018 221 1,460 -209 3,830 5,292 78 5,370
EUR conversion* -24 -145 24 145 - - -
Adjusted  
opening balance,
Jan 1 2019 187 1,315 -185 3,975 5,292 78 5,370
Profit for the year - - - 379 379 6 385
Other comprehensive 
income - - 30 1 31 - 31
Total comprehensive 
income - - 30 380 410 6 416
Redemption of shares -1 -585 -21 -607 - -607
Share issue 13 372 - -7 378 - 378
Dividend - - - -32 -32 - -32
Acquired minority - - - - - 1 1
Balance at  
Dec 31, 2019 199 1,102 -155 4,295 5,441 85 5,526

Balance at  
Jan 1, 2020 199 1,102 -155 4,295 5,441 85 5,526
Profit for the year - - - 112 112 4 116
Other comprehensive 
income - - -143 - -143 - -143
Total comprehensive 
income - - -143 112 -31 4 -27
Divestment of minority - - - - - -5 -5
Other transactions with 
minority - - - - - -2 -2
Dividend - - - -118 -118 - -118
Balance at 
Dec 31, 2020 199 1,102 -298 4,289 5,292 82 5,374

*) the Parent Company, Akelius Residential Property AB, changed functional currency from 
Swedish kronor to euro as of 2019
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consolidated statement of cash flows
EUR million note 2020 2019
Net operating income 259 260
Central administrative expenses -37 -34
Restructuring expenses -14 -
Other income and expenses - 1
Interest paid -114 -132
Income tax paid -6 -23
Cash flows before changes in working capital 88 72
Change in operating assets 14 -47
Change in operating liabilities 10 24
Cash flows from operating activities 112 49

Investments in intangible assets 15 -11 -10
Investments in properties 5, 11 -381 -468
Acquisition of properties 5, 11 -172 -181
Acquisition of net assets - 5
Acquisition of other assets -23 12
Proceeds from sale of properties 5, 11 185 1,616
Proceeds from sale of net assets -14 -49
Proceeds from sale of other assets -87 66
Cash flows from investing activities -503 991

Share issue - 378
Repurchase of preference shares - -607
Transactions with minority -5 1
Loans raised 19, 21 2,320 1,686
Repayment of loans 19, 21 -1,586 -2,406
Settlement of derivatives 20, 21 9 -44
Amortization leasing -3 -2
Dividends A-shares -96 -
Dividends D-shares -17 -
Dividends preference shares - -40
Cash flows from financing activities 622 -1,034

Cash flows for the year 231 6
Cash and cash equivalents at the beginning of year 19 13
Translation differences in cash and cash equivalents - -
Cash and cash equivalents at end of year 250 19
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the Group's accounting policies and notes
note 1 general information
The consolidated financial statements  
include the Parent Company, Akelius  
Residential Property AB, corporate identity 
number 556156-0383, and its subsidiaries 
(together referred to as the “Group” or 
“Akelius”). Akelius Residential Property AB is 
based in Stockholm, Sweden. 

The annual accounts were approved by the 
Board and the CEO on March 11, 2021 and 
submitted to the annual general meeting for 
adoption on April 9, 2021.

note 2 summary of significant 
accounting policies
Significant accounting policies applied in the 
preparation of these consolidated financial 
statements are presented below. These 
policies have been applied consistently for 
all years presented here, unless otherwise 
stated.

The figures in this annual report have been 
rounded, while the calculations have been 
made without rounding. As a result, the 
figures in certain tables and key figures may 
appear not to add up correctly.

basis for preparing the accounts

The consolidated financial statements of 
Akelius have been prepared in accordance 
with the Swedish Annual Accounts Act, 
International Financial Reporting Standards 
(IFRS), and interpretations by the IFRS 
Interpretation Committee (IFRIC) as adopted 
by the EU, and in accordance with Swedish 
legislation through the implementation of 
the Swedish Financial Reporting Board’s 
recommendation RFR 1: Supplementary 
Accounting Rules for Groups. 

The consolidated financial statements are 
prepared using the historical cost convention, 
except for the measurement of investment 
properties, owner-occupied properties, and 
derivatives, which are measured at fair value. 
Deferred tax is valued at nominal value. 
Assets held for sale are measured at fair value 
less cost to sell.

Unless otherwise stated, all amounts are 
reported in EUR million and refer to the 
period from January 1 to December 31 for the 
consolidated statement of comprehensive 
income and December 31 for the consolidated 
statement of financial position.

The preparation of reports in compliance 
with IFRS requires that management make 
assessments and estimates. Furthermore, 
management must make assumptions in the 
application of the Group’s accounting policies 
and the reported amounts of assets, liabilities, 
income and expenses.

Estimates and assumptions are based on 
historical experience and other factors 
that under the current circumstances are 
considered reasonable. The results of these 
estimates and assumptions are then used to 
assess the carrying amounts of assets and 
liabilities that are not readily apparent from 
other sources. Actual results could differ from 
these estimates.

Estimates and assumptions are reviewed 
regularly. Changes in estimates are 
recognized in the period when the change is 
made if the change affects only that period or 
in the period of the revision and future periods 
if the change affects both current and future 
periods. 

Areas that involve a high degree of judgment, 
are complex or are areas where assumptions 
and estimates are of considerable significance 
to the consolidated accounts are presented in 
note 4. 

Standards, amendments and interpretations 
that came into effect during the year have not 
had any significant impact on the Group.

The Group has changed the presentation 
of the Group’s consolidated statement of 
comprehensive income from 2020 to present 
EBITDA. 
Depreciation and operational foreign 
exchange differences have been reported 
separately and are presented on a separate 
row below EBITDA. 
Depreciation was previously included in 
central administrative expenses and operating 
expenses. Foreign exchange differences were 
included in other income and expenses.
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note 2 summary of significant accounting policies, continued

Akelius has chosen to publish segment 
information per city instead of per region from 
fourth quarter of 2020. 
Segment information is reported separately 
for Berlin, Hamburg, Paris, London, Toronto, 
Montreal, New York, Boston, Washington D.C., 
Stockholm, Malmö, and Copenhagen.

basis of consolidation 

Subsidiaries are companies in which the 
Parent Company, either directly or indirectly, 
has a control over. Control occur when the 
Parent Company is exposed, or has rights, to 
variable returns from its involvement with the 
entity and has the ability to use its power to 
affect its returns. Subsidiaries are included in 
the consolidated financial statements from the 
day the Group has control of the subsidiary 
and are excluded from the consolidated 
financial statements from the date on which 
the control is lost

Intercompany receivables and liabilities, 
revenues and expenses, and unrealized gains 
or losses arising on transactions between 
Group companies are eliminated in their 
entirety when preparing the consolidated 
financial statements.

Acquisitions can be classified as either 
business combinations or asset acquisitions. 
Akelius acquire companies where 
substantially all of the fair value of the assets 
is concentrated in a single asset or group of 
similar assets, properties. 
Akelius acquisitions are therefore classified 
as asset acquisitions and not business 
combinations. For asset acquisitions, the 
acquisition cost is distributed between the 
acquired net assets in the purchase price 
allocation. 

The share of equity attributable to owners 
of non-controlling interests are reported as 
a specific item in equity separate from the 
share of equity attributable to the owners of 
the Parent Company. In addition, separate 
information is provided about the  
non-controlling interests’ share of the profit 
for the period. 

segment reporting

An operating segment is a component of 
the Group which engages in operations 
from which it may earn revenues and incur 
expenses and for which independent financial 
information is available. Operating segments 
are reported in accordance with the internal 
reporting to the CEO.

Metropolises are considered as operating 
segments within Akelius, 
which is based on geography. Metropolises 
are divided into regions, which are led by a 
regional manager. 

During 2020, Akelius was organized in three 
regions. 
Stockholm, Malmö, and Copenhagen are 
included in the Scandinavian region.  
Berlin, Hamburg, London, and Paris are 
included in the European region. 
New York, Washington D.C., Boston, Montreal, 
and Toronto are included in the North 
American region.

The accounting principles used for segment 
reporting are consistent with those applied by 
the Group.

classification

Non-current assets and non-current liabilities 
comprise amounts that are expected to be 
recovered or paid more than twelve months 
after the balance sheet date. 

Current assets and current liabilities comprise 
amounts that are expected to be recovered or 
paid within twelve months after the balance 
sheet date. 

foreign currencies

The functional currency for the Parent 
Company is euro, which is also the reporting 
currency of the Parent Company and the 
Group. 

Foreign currency transactions are translated 
into functional currency at the exchange rate 
prevailing on the transaction date. 
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At each subsequent balance sheet date, 
monetary assets and liabilities denominated 
in a foreign currency are converted at the 
exchange rate that applies on each reporting 
date. Non-monetary items that are measured 
in terms of historical cost are translated 
using the exchange rate at the date of the 
transaction. Non-monetary items that are 
measured at fair value are translated on the 
reporting date at the exchange rate prevailing 
at the date that the fair value was determined.

Exchange rate differences are recognized in 
profit or loss, except when 

- translation of a financial instrument 
designated as a hedge of the net investment in 
a foreign operation, or

- translation of intra-group receivables or 
liabilities to a foreign operation, that is part of 
the net investment in the foreign operation, 
and the settlement is not likely to take place in 
the foreseeable future

Above translations are recognized in other 
comprehensive income and accumulated in a 
separate component of shareholders’ equity, 
entitled translation reserve.

When a foreign operation is disposed of, the 
cumulative amount from the foreign currency 
translation reserve is reclassified to profit 
or loss. The disposal of a foreign operation 
should be equivalent to the divestment of a 
whole metropolitan area.

In the consolidation, asset and liabilities of 
foreign operations are translated to EUR using 
exchange rates at the end of the reporting 
period. Income statements are translated at 
the average rates for the reporting period. 

Foreign exchange differences arising on 
such translation are recognized in other 
comprehensive income and are accumulated 
in the currency translation reserve in equity.

income and expenses 

rental income

The Group’s rental income is classified as 
operating leases. Rental income is recognized 
in the period to which it relates, using 
the straight-line approach. Any discounts 
given due to limitations in the right of 
use, for example discounts given during 
redevelopment, are recognized over the 
length of the lease. Government grants that 
are intended to compensate discounts given 
to tenants are recognized in rental income 
on a systematic basis in the period that they 
relate to.

service revenue

In some countries operating costs are 
included in the rent and in other countries it 
is invoiced separately. Heating, electricity, 
water and property tax are invoiced to 
tenants based on invoices from the suppliers. 
Akelius acts as the principal on the basis of 
the provisions in IFRS 15 for operating cost of 
the tenancy agreement in Germany, France, 
Sweden, USA, and Canada. Akelius has the 
power to provide these goods and services 
and therefore has a performance obligation 
towards the tenant. Akelius retains the risk 
related to vacancies.

Year-end rate Average rate
Exchange rates 2020-12-31 2019-12-31 2020 2019
GBP – England 1.1123 1.1754 1.1240 1.1393
SEK – Sweden 0.0997 0.0957 0.0954 0.0944
CAD – Canada 0.6397 0.6850 0.6536 0.6732
USD – United States 0.8149 0.8902 0.8755 0.8933
DKK – Denmark 0.1344 0.1338 0.1342 0.1339
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Other services, such as use of laundry room 
and other premises, are included in Akelius 
service revenue. 
Service revenue is reported in the profit or 
loss statement when each service has been 
performed.

revenue from investment property sales

See the section, investment properties on the 
next page.

operating expenses

Operating expenses are recognized in profit or 
loss when services are used or expenses are 
incurred.

central administrative expenses

Central administrative expenses include 
expenses for Group Management and central 
Group functions.

financial income and expenses

Financial income comprises interest income 
on cash and cash equivalents, receivables 
and financial investments as well as interest 
subsidies. 

Financial expenses comprise interest 
expenses and other expenses for borrowing. 
Expenses for the issuing of mortgage deeds 
are reported when incurred as a financial 
expense, with the exception of the issuing 
of mortgage deeds in conjunction with an 
acquisition, in which case the expense is 
capitalized as a value-enhancing investment.

Interest income and interest expenses are 
calculated using the effective interest rate 
method. Financial income is recognized in the 
income statement in the period to which they 
relate.  
Financial expenses are recognized in the 
income statement in the period to which 
they relate, except borrowing cost related to 
extensive renovations, which are capitalized 
during the renovation period.

leases

Akelius as the lessee

A contract is, or contains a lease, if a contract 
conveys the right to control the use of 
an identified asset for a period of time in 
exchange for consideration. 

A right-of-use asset and a lease liability is 
recognized upon lease commencement. 

The lease liability is initially measured at 
the present value of the lease payments 
payable over the lease term, discounted with 
the incremental borrowing rate. The lease 
liability is subsequently remeasured to reflect 
changes in the lease term, the assessment of 
a purchase option, amounts expected to be 
payable under residual value guarantees, and 
change in future lease payments. 

The right-of-use asset is recognized in the 
beginning of the rental period, at the same 
value as the present value of the lease liability, 
except when leases are paid in advance. The 
right-of-use asset is depreciated over the 
lease term.

Lease payments for short-term and low value 
leases are expensed on a straight-line basis 
over the lease term. The Group’s leases refer 
to offices, site leaseholds, cars, and office 
equipment.

Akelius as the lessor

Leases where essentially all the risks and 
rewards associated with ownership fall to 
the lessor is classified as operating leases. 
As a consequence, all of the Group’s rental 
agreements are classified as operating leases.  
Properties that are let under operating 
leases are included in the items investment 
properties and owner-occupied properties. 
The policy for reporting rental income is 
presented in the section on rental income 
above.
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investment properties

Investment properties are held in order to  
generate rental income and value growth. 
Investment properties comprise freehold 
land and buildings. Investment properties 
are initially recognized at acquisition value, 
including directly attributable transaction 
costs. After initial recognition, investment 
properties are measured at fair value.

Fair value is primarily based on prices in an 
active market and is the amount for which an 
asset could be transferred between initiated 
parties that are independent of one another 
and have an interest in conducting the 
transaction. 

In order to establish the fair value of 
investment property for the annual 
accounts, all properties are valued internally. 
Investment properties are valued according to 
Level 3 in the fair value hierarchy according to 
IFRS 13. See the section property valuation on  
page 33.

Changes in the fair value of investment 
property are reported as changes in value in 
the income statement. Additional expenses 
are capitalized if they entail economic benefits 
for the company, that is, they increase 
valuation and can be reliably calculated. 
Borrowing costs related to extensive 
renovations are capitalized during the 
renovation period. Repair and maintenance 
expenses are continuously expensed in the 
periods in which they arise.

Realized and unrealized changes in value are 
recognized in the income statement. Gains or 
losses from the sale or disposal of investment 
properties are the difference between the 
selling price and the carrying amount based 
on the fair value in the latest annual financial 
statements less transaction costs incurred 
in connection with the sale of investment 
properties. 

Transaction costs incurred in connection 
with the sale of investment properties 
are recognized as realized revaluation of 
investment properties in the consolidated 
income statement.

Income from property sales is normally 
reported on the hand-over date.  If the 
control, risks and rewards, over the asset 
has transferred at an earlier time than the 
date of access, income from a property 
sale is recognized at this earlier date. In 
assessing the timing of income recognition, 
consideration is given to agreements between 
the parties regarding the risks and benefits 
and involvement in the ongoing management.

owner-occupied properties

Owner-occupied properties belong to their 
own asset category and are measured at 
fair value in accordance with the IAS 16 
revaluation model on a quarterly basis.  
Owner-occupied properties are valued 
according to Level 3 in the fair value hierarchy 
according to IFRS 13. 

According to the revaluation model, the 
asset is recognized at fair value at the date 
of the revaluation. Revaluated assets are 
depreciated over the useful life of the asset, 
40 years which is recorded in profit or loss. 
Upon revaluation, this would bring the 
property up to fair value as at the valuation 
date, and depreciation going forward would be 
adjusted based on its remaining useful life.

If a revaluation gives rise to an increase in 
value, it shall be credited to the revaluation 
reserve in other comprehensive income and 
accrued in equity. If it refers to the reversal 
of a revaluation loss of the same asset 
previously reported as an expense, it should 
be recognized in the income statement. A 
decrease in value arising from revaluation 
should be recognized as an expense insofar as 
it exceeds an amount previously credited to 
the surplus related to the same asset.

A property is partially owner-occupied if a 
portion of it is held for rental income or capital 
appreciation, or both. Portions are accounted 
for separately if each of these portions can be 
sold separately or leased out under a finance 
lease. The portion that is not owner-occupied 
is treated as an investment property under 
IAS 40. 
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If the portions cannot be sold or leased out 
separately under a finance lease, the property 
is investment property only if an insignificant 
portion is used as owner-occupied. In this 
case the entire property is accounted for as 
investment property. Akelius considers a 
property to a significant extent an  
owner-occupied property, if it is used as such 
to at least 50 percent.

intangible and tangible assets

Intangible and tangible assets are carried at 
their cost less any accumulated amortization/
depreciation and any accumulated impairment 
loss. The acquisition value includes expenses 
that are directly attributable to the acquisition 
of the asset. 

They are amortized/depreciated on a 
systematic basis by the straight-line method 
over each asset’s estimated useful life. The 
estimated useful life is five years for intangible 
assets. For tangible assets it varies between 
three and ten years. 

impairment

Tangible assets and intangible assets are 
impaired to the lower amount of the carrying 
amount and the recoverable amount. The 
recoverable amount is the greater of the 
assets’ fair value less selling expenses and 
its value in use. Value in use is defined as the 
present value of the estimated future cash 
flows expected to be generated by the asset.

Investment properties are recognized at fair 
value through profit or loss and therefore not 
covered by the above principle for impairment.

financial instruments

A financial instrument is defined as any 
contract that gives rise to a financial asset in 
one company and a financial liability or equity 
instrument in the counterparty.

Financial instruments recognized as assets 
in the balance sheet include cash and cash 
equivalents, accounts receivable, financial 
investments, derivates, and other receivables. 
Financial instruments recognized as liabilities 
include trade payables, loans, derivatives, 
lease liabilities and other payables. 

Financial instruments are initially recognized 
at fair value plus transaction costs, except for 
financial assets or liabilities recognized at fair 
value through profit or loss. Financial assets 
or liabilities recognized at fair value through 
profit or loss are initially recognized excluding 
transaction costs.

A financial asset or financial liability is 
recognized in the consolidated statement of 
financial position when the company becomes 
party to the instrument’s contractual terms. 

Rent receivables are recognized as receivables 
in the period when performance has been 
delivered and payments corresponding to 
the value of the receivable have not yet been 
received. Other current receivables are 
recognized when invoiced.

Liabilities are recognized when the 
counterparty has performed and there is a 
contractual obligation to pay, even if an invoice 
has not been received. Accounts payables are 
recognized when received. 

A financial asset is removed from the 
consolidated statement of financial position 
when the contractual rights to receive cash 
flows are realized, expire or the company loses 
control of them. The same applies to part of a 
financial asset. A financial liability is removed 
when the contractual obligation is fulfilled or 
otherwise eliminated. The same applies to 
part of a financial liability.

Financial instruments are recognized at 
amortized cost or fair value depending 
on the initial categorization under IFRS 9. 
Akelius recognizes its financial contracts at 
gross value for financial instruments such as 
currency futures contracts and interest rate 
swaps. 

financial assets and liabilities at fair 
value through profit or loss

Financial asset or liabilities measured at fair 
value through profit or loss comprise financial 
investments and derivatives, that are not 
included in hedge accounting. A gain or loss on 
a financial asset or liability that is recognized 
at fair value through profit or loss, and 
which is not part of a hedging relationship, is 
recognized in profit or loss during the period in 
which the gain or loss arises.
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financial assets measured at amortized 
cost

Financial instruments that are not measured 
at fair value through profit or loss are 
measured at amortized cost using the 
effective interest rate method.  
Trade receivables including rent receivables 
and other current receivables that normally 
have a maturity of less than twelve months 
are reported at the amount that is expected 
to be received minus the provision for credit 
losses.

Expected credit losses are calculated for trade 
receivables and recognized in the statement 
of profit or loss. The model to calculate the 
provision for expected credit losses is based 
on historical credit loss experiences and 
forward-looking factors. The model includes 
operational simplifications for lease and trade 
receivables. 

financial liabilities measured at 
amortized cost

Trade payables are obligations to pay for 
goods or services acquired from the suppliers 
in the ordinary course of business. Trade 
and other payables with short maturities 
are reported at nominal value without 
discounting. 

Interest-bearing liabilities are initially 
recognized at fair value, net of transaction 
costs. Interest-bearing liabilities are 
subsequently stated at amortized cost 
and any difference between proceeds, net 
of transaction costs, and the redemption 
value, is recognized in the income statement 
over the period of the borrowings using the 
effective interest rate method. 

Interest-bearing liabilities are classified 
as current liabilities unless the debt is to 
be settled more than 12 months after the 
reporting period, or that the Group has an 
unconditional right to defer payment of the 
debt for at least 12 months after the end of the 
reporting period.

derivatives

Akelius uses interest and currency derivatives 
in accordance with the Group’s financial policy 
to achieve the desired average fixed-interest 
term, interest risks, and currency exposure. 

Derivatives are initially recognized at fair 
value on the date a derivative contract is 
entered. The fair value of derivatives not listed 
in an active market is determined according 
to valuation techniques, based on a series of 
methods and assumptions relating to market 
conditions.  

Interest derivatives, that are not designated 
as a hedging instrument, are subsequently 
measured at fair value through profit or loss.

hedge accounting

The Group has defined currency derivatives 
as hedging instruments for net investments in 
foreign operations. 

The effective portion of the change in fair 
value for the year is recognized in other 
comprehensive income and the accumulated 
changes in a separate component of 
shareholders’ equity. Interest component 
and gains or losses relating to the ineffective 
portion are recognized in profit or loss.

To meet the criteria for hedge accounting, 
there must be a clear relationship between 
the hedging instrument and the hedged items. 
Furthermore, the relationship is expected 
to be highly effective, it must be possible 
to reliably measure such effectiveness and 
the hedge must be formally documented 
according to the requirements in IAS 39.

cash and cash equivalents

Cash and cash equivalents include cash,  
bank balances, and other current investments 
with maturities of less than three months 
from the acquisition date and that have only 
an insignificant risk of changes in value. The 
investment must be a highly liquid investment 
that are readily convertible to a known amount 
of cash. Cash and cash equivalents are carried 
at nominal value. Change in cash and cash 
equivalents is presented in the cash flow 
statement.
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employee benefits

Employee benefits in the form of wages, paid 
holidays, paid sick leave, etc. and pensions are 
recognized as earned. 

termination benefits

A provision is recognized in connection with 
the termination of employees only if the Group 
is obligated to terminate the employment 
before the normal retirement time or when 
remuneration is paid as an offer to encourage 
voluntary redundancy. Provision and expense 
are recognized for the period over which the 
company does not receive any service in 
return. 

pension

Pensions and other post-employment  
benefits are classified as defined contribution 
plans or defined benefit plans. 

A defined contribution plan is a pension 
plan under which the Group pays fixed 
contributions to an insurance company. 

A defined benefit plan is a pension plan that 
is not a defined contribution plan, but instead 
is based on the size of the pension benefit 
that an employee will receive on retirement, 
usually dependent on one or more factors 
such as age, years of service and salary. 

Defined contribution plans are plans where 
the company’s obligation is limited to the 
contributions the company has undertaken to 
pay. In such cases, the size of the employee’s 
pension depends on the contributions the 
Group pays to an insurance company and 
the capital return on those contributions. 
Consequently, it is the employee who bears 
the actuarial risk (that benefits will be less 
than expected) and investment risk (that the 
invested assets will be insufficient to meet 
expected benefits). 

The Group’s obligations for contributions to 
defined contribution plans are recognized as an 
expense for the Group as they are incurred. 

The Group’s pension commitments consist 
of defined contribution pensions with no 
obligations from the company other than 
the payment of annual premiums during the 
period of employment. This means that after 
termination of employment, the employees 
are entitled to decide during which time the 
previously defined contributions and returns 
thereon are taken out as a pension. 

There are exceptions for those persons 
covered by defined benefit ITP plans with 
continuous payments to Alecta in ITP 
2. For white-collar workers in Sweden, 
the ITP 2 plan’s defined benefit pension 
commitments for retirement and family 
pensions are secured through insurance in 
Alecta.  According to a statement from the 
Swedish Financial Reporting Board, UFR 10 
classification of ITP plans financed through 
insurance with Alecta, is a multi-employer 
defined benefit plan. 

For the fiscal year, the Group has not had 
access to the information required to account 
for its proportionate share of the plan 
obligation, assets, and costs, which means 
that it has not been possible to account for the 
plan as a defined benefit plan. The pension 
plan ITP 2, which is secured through insurance 
in Alecta, is therefore reported as a defined 
contribution plan. At the end of the financial 
year, Alecta had a financial leverage ratio of  
148 percent (148).

The obligations for pensions for white-collar 
employees in Germany, Canada, England, 
USA, France, and Denmark is accounted for as 
a defined contribution plan.
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assets and liabilities held for sale

Assets and liabilities, directly associated with 
those assets, are classified as held for sale if 
their value, within one year, will be recovered 
through a sale and not through continued 
use in the operations. Properties held for sale 
are initially recognized at the contractually 
selling price, and subsequently measured 
at fair value less costs to sell, consisting of 
transaction costs and remaining investment 
costs. Assets and liabilities classified as held 
for sale are presented separately as current 
items in the statement of financial position. 
The sales price is considered to belong to 
Level 2 of the fair value hierarchy in IFRS 13. 
When no signed agreement exists, the fair 
value is determined in the same manner as for 
investment properties. 

current and deferred tax

The tax expense for the year includes current 
and deferred tax. The current tax expense 
is calculated based on the tax regulations 
that have been adopted as of the balance 
sheet date in the countries in which the 
Parent Company and its subsidiaries operate 
and generate taxable income. Current tax 
also includes adjustments of current tax 
attributable to prior periods.

Deferred tax is recognized according to 
the balance sheet method, on temporary 
differences arising between the tax bases 
of assets or liabilities and their carrying 
amounts. All of Akelius' acquisitions are 
classified as asset acquisitions. In asset 
acquisitions deferred tax is not recognized 
on the acquisition date. After the acquisition, 
deferred tax is recognized for future changes 
in value. 

Deferred tax is determined using the tax 
rates that have been enacted by the balance 
sheet date and are expected to apply when 
the related deferred tax asset is realized or 
the deferred income tax liability is settled. 
Deferred tax is recognized at nominal value.

Deferred tax assets are recognized to the 
extent that it is probable that future taxable 
profits will be available against which the 
temporary differences can be utilized.

Offsetting of deferred tax claims and  
deferred tax liabilities takes place when there 
is a legal right to implement such offsetting. 
Tax is recognized in the income statement, 
except when the tax relates to items 
recognized in other comprehensive income or 
directly in equity. In such cases, the tax is also 
recognized in other comprehensive income or 
equity.

provisions and contingent liabilities

Provisions are recognized when the Group 
has a present legal or constructive obligation 
as a result of past events, it is probable that 
an outflow of resources will be required to 
settle the obligation, and the amount can be 
estimated reliably. The amount expected to be 
required to settle the obligation is recognized 
as provision. 

Provisions are classified as current liabilities 
unless the Group has an unconditional right 
to defer settlement of the liability for at least 
twelve months after the balance sheet date, 
in which case it is classified as a non-current 
liability. 

A restructuring provision is recognized only 
when Akelius has approved a detailed and 
formal plan for the restructuring, and the 
restructuring has either commenced or the 
main features of the plan has been announced 
publicly.

Contingent liability refers to a possible 
obligation that arises from past events and 
whose existence is confirmed only by one or 
more uncertain future events. Or when there 
is a commitment that is not reported as a 
present obligation because it is not probable 
that an outflow of resources will be required to 
settle the obligation or the amount cannot be 
measured reliably.
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cash flow analysis

The consolidated cash flow statement is 
prepared according to the indirect method. 
This means that operating profit is adjusted 
for transactions that do not entail incoming or 
outgoing payments during the year, and for 
any income and expenses attributable to cash 
flow from investing or financing activities.

new and amended IFRS standards 
adopted by the EU applied as at  
January 1, 2020

New and amended standards that entered 
into force as at January 1, 2020 have had 
limited impact on the Group’s 2020 financial 
statements.

definition of a business,  
amendments to IFRS 3

The amendment to IFRS 3 clarifies that to be 
considered a business,  
an integrated set of activities and assets must 
include, at a minimum  
an input and a substantive process that 
together significantly contribute to the ability 
to create output.

The definition of the term outputs is changed 
to focus on goods and services provided to 
customers, generating investment income 
and other income,   
and it excludes returns in the form of 
lower cost and other economic benefits. 
Furthermore, it clarifies that a business can 
exist without including all the inputs and 
processes needed to create outputs.

Akelius acquisitions are classified as asset 
acquisitions and therefore this amendment 
have not had any impact on Akelius financial 
reports.  
It may impact future periods if Akelius would 
enter any business combinations.

interest rate benchmark reform, 
amendments to IFRS 7, IFRS 9, and  
IAS 39

The ongoing Interest Rate Benchmark Reform 
will replace existing benchmark interbank 
offered rates, IBORs, with alternative risk-free 
rates, RFRs.  
The Group monitors the transition and 
evaluates the extent to which contracts 
reference IBOR cash flows. 

Two effects are reviewed

 - effect on hedge accounting
 - effect on financial instrument including the 
reference to IBOR

hedge accounting

The Group apply hedge accounting, net 
investment hedge, and hedge the currency 
risk related to net assets of foreign operations.  
Modified contracts, that is substantially 
different from the terms of original contract 
may result in derecognition of the original 
contract and recognition of a new contract. 

Akelius expects no material impact as 

 - currency derivatives have a maturity less 
than one year and will be replaced by new 
instrument 

 - the interest component is recognized 
through profit or loss because it is seen as 
ineffective portion, only foreign exchange 
risk, spot element, is designated as 
hedging instrument and included in the 
hedge relationship

 -  the hedge is expected to be effective and 
within the rang 80-125 percent
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financial instruments

Financial instruments have an exposure to 
IBORs.  
Contracts will be replaced or modified as part 
of these new initiatives.  
There is uncertainty as to the timing and the 
methods of transition,  
and whether some existing benchmarks will 
continue to be supported.

For accounting, the changes could lead to the 
derecognition of the financial instruments.

No derecognition, if 

 - the change in the basis for determining 
contractual cash flows must be a direct 
consequence of the reform

 - the new basis for determining the 
contractual cash flows must be 
‘economically equivalent’ to the previous 
basis immediately preceding the change

Akelius expects no material impact as 

 - the addition of a fixed spread should 
compensate for the basis difference 
between an existing IBOR and the 
alternative RFR

 - changes to the reset period, reset dates 
or the number of days between coupon 
payment dates are expected to have a 
minor impact

 -  addition of a fallback provision may 
be added to the contract to specify the 
hierarchy of rates to be used in the event 
that the existing rate ceases to exist
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refinancing and liquidity risks

Refinancing risk is the risk of not having 
access to adequate financing on acceptable 
terms at any point in time.  
Liquidity risk is the risk of not having access to 
funds due to poor market liquidity. 

The refinancing risk is reduced by raising 
funds from 27 (31) different lenders,  
by having a low loan-to-value ratio of  
39 percent (40), and by having unutilized 
credit agreements of EUR 844 million (814). 

Liquidity is secured by entering into long-term 
credit facility agreements with several banks.

At the end of 2020 liquidity amounted to  
EUR 1,117 million (841),  
including EUR 250 million (19) in cash,  
EUR 23 million (8) in liquid assets, and  
EUR 844 million (814) in unutilized credit 
facilities.  
See additional information on page 66 to 74, 
sections low refinancing risk and low liquidity 
risk. 

The following table shows the maturity 
structure of Akelius’ financial liabilities.  
The figures are undiscounted cash flows, 
and where applicable they also include future 
interest payments.

maturity, Dec 31, 2020

EUR million 0–1 year 1–5 years > 5 years Total
Interest-bearing loans 305 2,453 2,775 5,533
Hybrid bonds 30 119 2,747 2,896
Lease liabilities 3 6 6 15
Derivatives 20 44 57 121
Trade payables 11 - - 11
Other payables 100 - - 100
Total 469 2,622 5,585 8,676

The hybrid bonds mature in 2078 and 2081, respectively. 

maturity, Dec 31, 2019

EUR million 0–1 year 1–5 years > 5 years Total
Interest-bearing loans 664 2,128 2,504 5,296
Hybrid bond 19 76 1,634 1,729
Lease liabilities 3 6 7 16
Derivatives 13 34 35 82
Trade payables 15 - - 15
Other payables 102 - - 102
Total 816 2,244 4,180 7,240

The hybrid bond mature in 2078.

note 3  financing and financial risk management

Akelius is through its operations exposed to 
various operational risks, including rental 
income, fair value of properties, and financial 

risks, including funding and liquidity risks, 
interest rate risk, currency risk, and credit 
risk.
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Dec 31, 2020 Dec 31, 2019

Maturity, years
Loans,  

EUR million
Average interest 

rate, percent
Loans,  

EUR million
Average interest 

rate, percent
0–1 216 9.89 621 3.75
1–2 617 2.10 331 2.22
2–3 221 1.21 603 1.74
3–4 569 1.13 223 1.22
4–5 1,174 2.04 649 1.65
5–6 461 2.40 1,265 2.15
6–7 347 0.81 444 2.52
7–8 678 1.13 381 1.58
8–9 544 1.10 193 2.91
9–10 74 3.93 46 0.64
> 10 142 0.43 101 4.48
Total 5,043 1.95 4,857 2.25

currency risk

Akelius operates in various geographic 
markets and undertakes transactions 
denominated in different currencies and, 
consequently, is exposed to exchange rate 
fluctuations. 

A single company may have monetary assets 
and liabilities denominated in a currency other 

than its functional currency,  
which are translated to the functional currency 
at the closing day rate. 

Upon settlement of monetary assets and 
liabilities, a foreign exchange rate difference 
arises between the transaction day rate and 
the transaction price. 

note 3  financing and financial risk management, continued

interest rate risk

Interest rate risk is the risk that Akelius is 
negatively affected by changes in interest 
rates.  
In order to further reduce the risk,  
or fluctuations in cash flow,  
interest rates are fixed in the long term. 

At year-end, 45 percent (50) of the loans had a 
fixed interest period of more than five years  
4 percent (13) had a fixed interest period of 
less than one year.

Given the low share of loans with variable 
interest rates, a change in market interest 
rates would have a limited impact on earnings. 

In order to obtain the desired fixed interest 
rate, interest rate derivatives are used.  
The interest rate derivatives’ value 
development depends on how the market 
develops in relation to the contractual interest 
rate, currency, and remaining maturity. 

At the end of the year,  
the net value of the interest rate derivative 
portfolio was EUR -73 million (-61).  
A one percentage point change in market 
rates would impact the valuation of the 
interest rate derivatives portfolio by  
EUR 27 million (36).

The average interest rate,  
which takes into account the effects of swap 
agreements,  
amounted to 1.95 percent (2.25).

The average interest hedge was 5.0 years 
(4.5). 

With the breakdown of fixed rate terms 
applicable at the beginning of 2021,  
a change in the market interest rate by one 
percentage point at the beginning of the 
year corresponds to EUR 0.82 million (3.11)  
in changed interest expenses for all active 
instruments.  
For more information, refer to page 73.
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credit risk

Operational credit risk is the risk that 
Akelius’ tenants will not meet their payment 
obligations. 

The Group has no significant concentrations 
of credit risk since rent is charged in advance 
and tenants pay deposits. 

trade receivables

2020 2019
EUR million Gross Impairment Gross Impairment
0–30 days 3 - 2 -
31–60 days 1 - 1 -
61–90 days - - - -
> 90 days 7 -4 6 -3
Total 11 -4 9 -3

provision for expected credit loss

EUR million 2020 2019
Opening balance 3 3
Provisions recognized for potential losses 4 3
Confirmed losses -3 -3
Closing balance 4 3

note 3  financing and financial risk management, continued

All changes in exchange rates attributable 
to the translation or settlement of monetary 
items are recognized in the income statement. 

Revenues, expenses, assets, and liabilities in 
a functional currency other than the Group’s 
reporting currency, EUR, are translated 
at the average rate and the closing rate, 
respectively. 

The effect arising from the change in the 
closing exchange rate compared to the 
exchange rate at the beginning of the year and 
the average annual rate are recognized in the 
translation reserve in other comprehensive 
income.

Currency fluctuations have limited impact on 
the Group’s consolidated financial statements

 - income and expenses are largely 
denominated in local currency 

 - foreign investments shall be financed in the 
local currency so that the relation between 
net assets in the local currency and gross 
assets is at the same level as the Group’s 
equity ratio

 - currency derivatives are defined as hedging 
instruments

External loans and currency derivatives are 
used to reach the desired currency position.  
The interest rate components of the currency 
derivatives are considered as ineffective and 
are recognized in the income statement.

Hedge effectiveness is reached by 
continuously rebalancing the currency 
portfolio to make sure that currency exposure 
in each currency is in line with the Group’s 
equity ratio.  
Test is performed to make sure that nominal 
value of hedge instruments is not higher than 
the value of the foreign net investment. 

Trade receivables of EUR 7 million (6) are 
reported net after provisions for expected 
credit loss and other impairments of 
EUR 4 million (3).  

Provisions for expected credit loss and 
impairment losses recognized in the income 
statement totaled EUR 4 million (3). 
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note 4 estimates and judgements

The preparation of financial statements 
requires the Board and Management to make 
estimates and use certain assumptions.  
Estimates and assumptions affect both the 
income statement and balance sheet as well 
as disclosures,  
such as contingent liabilities.  
Estimates and assumptions are continuously 
evaluated and are based on historical 
experience and other factors,  
including expectations of future events 
considered reasonable under the 
circumstances. 

property valuation

Estimation of fair value of properties is 
described on page 33,  
section property valuation. 

deferred tax

Deferred tax is recognized using the balance 
sheet method,  
on temporary differences arising between the 
tax bases of assets and liabilities and their 
carrying amounts in the consolidated financial 
statements. 

Akelius reports deferred tax assets based on 
Management’s estimates of future taxable 
profits affected by the tax laws that apply in 
the jurisdictions where the company operates.  
The outcome may be different depending on 
changes in tax rules and the business climate.

classification of acquisitions

In accordance with IFRS 3,  
acquisitions may be classified as either 
business combinations or asset acquisitions. 

Akelius acquire companies where 
substantially all of the fair value of the assets 
is concentrated in a single asset or group of 
similar assets, properties. 
Akelius acquisitions are therefore classified 
as asset acquisitions and not business 
combinations.

On asset acquisition, no deferred taxes related 
to property acquisition are recognized.

note 3  financing and financial risk management, continued

capital risk

The Group’s objectives for capital 
management are to safeguard the ability 
to continue as a going concern in order to 
provide returns for shareholders and benefits 
for other stakeholders.  
Akelius reduces the cost of capital by having 
an optimal capital structure. 

In order to maintain or adjust the capital 
structure,  
the Group may adjust the amount of dividends 
paid to shareholders, issue new shares, 
convert debt into equity or sell assets to 
reduce debt. 

The Group evaluates capital based on the  
loan-to-value ratio.  
The loan-to-value ratio is defined as net debt 
divided by net assets. 

At the end of the year,  
loan-to-value ratio was 39 percent (40).  
According to the financial policy, 
the loan-to-value ratio should be limited to  
45 percent from 2021.



note 5 segment reporting

Metropolises are considered as operating 
segments within Akelius,  
which are based on their geographic location. 
Metropolises are divided into regions,  
which are led by a regional manager.

Operating segments are reported in 
accordance with the internal reporting 
provided to the CEO,  
who is the chief operating decision maker. 

The division of responsibility for financial 
performance between segments includes net 
operating income and change in fair value for 
properties. 

Of the items in the balance sheet, investment 
properties, owner-occupied properties, 
and properties held for sale are divided by 
segment.

financial statements

111

operating segments, 2020     

EUR million Europe
Scandi- 

navia
North 

America Total
Rental income 208 118 145 471
Operating expenses -74 -40 -70 -184
Maintenance -11 -9 -8 -28
Net operating income 123 69 67 259
Central administrative expenses -37
Other income and expenses -1
EBITDA 221
Depreciation and operational foreign exchange  
differences -10
Realized revaluation of investment properties 6
Unrealized revaluation of investment properties 24
Restructuring expenses -14
Operating profit 227
Net interest expenses -87
Interest expenses hybrid bonds -29
Other financial income and expenses -4
Change in fair value of derivatives -35
Profit before tax 72

Net operating income 123 69 67 259
Change in fair value 45 -1 -10 34
Total property return 168 68 57 293

Total property return, percent 3.1 2.3 1.5 2.4



note 5 segment reporting, continued
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operating segments, 2019     

EUR million Europe
Scandi- 

navia
North 

America Total
Rental income 227 122 147 496
Operating expenses -89 -43 -73 -205
Maintenance -13 -10 -8 -31
Net operating income 125 69 66 260
Central administrative expenses -34
Other income and expenses 1
EBITDA 227
Depreciation and operational foreign exchange  
differences -5
Realized revaluation of investment properties 176
Unrealized revaluation of investment properties 227
Operating profit 625
Net interest expenses -115
Interest expenses hybrid bond -19
Other financial income and expenses 1
Change in fair value of derivatives -28
Profit before tax 464

Net operating income 125 69 66 260
Change in fair value 244 62 117 423
Total property return 369 131 183 683

Total property return, percent 6.4 3.9 5.7 5.5



property return, 2020

 
EUR million

Rental 
income

Operating 
expenses

Mainte-
nance

Net 
operat-

ing 
income

Change in 
fair value

Total 
property 

return

Total 
property  

return, 
percent

Berlin 126 -44 -7 75 29 104 3.4
London 33 -9 -2 22 -20 2 0.2
Hamburg 37 -12 -2 23 29 52 6.3
Paris 11 -8 - 3 6 9 2.2
Other 1 -1 - - 1 1 0.9
Europe 208 -74 -11 123 45 168 3.1

Stockholm 61 -20 -5 36 11 47 2.9
Malmö 45 -15 -3 27 -14 13 1.3
Copenhagen 12 -5 -1 6 3 9 3.0
Other - - - - -1 -1 1.1
Scandinavia 118 -40 -9 69 -1 68 2.3

New York 33 -19 -1 13 -46 -33 -3.5
Toronto 36 -17 -3 16 7 23 2.5
Montreal 32 -14 -2 16 30 46 5.5
Boston 22 -9 -1 12 -4 8 1.4
Washington, 
D.C. 22 -11 -1 10 3 13 2.7
North  
America 145 -70 -8 67 -10 57 1.5

Total 471 -184 -28 259 34 293 2.4

note 5 segment reporting, continued
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note 5 segment reporting, continued

property return, 2019

 
EUR million

Rental 
income

Operating 
expenses

Mainte-
nance

Net 
operat-

ing 
income

Change in 
fair value

Total 
property 

return

Total 
property  

return, 
percent

Berlin 121 -48 -7 66 50 116 4.1
London 31 -9 -2 20 -20 - -0.1
Hamburg 41 -14 -2 25 55 80 8.8
Paris 10 -9 - 1 1 2 0.5
Other 24 -9 -2 13 158 171 22.2
Europe 227 -89 -13 125 244 369 6.4

Stockholm 67 -23 -6 38 33 71 3.4
Malmö 43 -15 -3 25 13 38 3.9
Copenhagen 12 -5 -1 6 15 21 7.2
Other - - - - 1 1 2.2
Scandinavia 122 -43 -10 69 62 131 3.9

New York 34 -20 -2 12 -58 -46 -5.0
Toronto 39 -19 -3 17 94 111 13.3
Montreal 33 -15 -2 16 59 75 11.5
Boston 22 -9 - 13 15 28 5.7
Washington, 
D.C. 19 -10 -1 8 7 15 4.6
North  
America 147 -73 -8 66 117 183 5.7

Total 496 -205 -31 260 423 683 5.5
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changes in the property portfolio, 2020

EUR 
million

Open-
ing 

balance
Invest-
ments

Change 
in fair 
value

Pur-
chases Sales

Transla-
tion 

differ-
ences

Total 
prop-
erties

Proper-
ties 

held for 
sale

Owner- 
occu-
pied 

proper-
ties

Closing 
balance 
invest- 

ment 
proper- 

ties
Berlin 3,038 43 29 2 -33 - 3,079 - -39 3,040
London 951 34 -20 - -2 -51 912 - -17 895
Hamburg 816 20 29 4 -13 - 856 -10 - 846
Paris 402 21 6 - - - 429 - - 429
Other 123 1 1 - -117 - 8 -8 - -
Europe 5,330 119 45 6 -165 -51 5,284 -18 -56 5,210

Stockholm 1,657 32 11 - - 71 1,771 - - 1,771
Malmö 970 38 -14 - - 41 1,035 - - 1,035
Copen- 
hagen 322 9 3 - - 1 335 - - 335
Other 21 - -1 - -20 - - - - -
Scandi-
navia 2,970 79 -1 - -20 113 3,141 - - 3,141

New York 943 46 -46 - - -80 863 - -29 834
Toronto 908 44 7 - - -61 898 - - 898
Montreal 828 34 30 22 - -57 857 - - 857
Boston 541 18 -4 20 - -49 526 - -15 511
Washing-
ton, D.C. 444 41 3 124 - -42 570 - - 570
North  
America 3,664 183 -10 166 - -289 3,714 - -44 3,670

Total 11,964 381 34 172 -185 -227 12,139 -18 -100 12,021

note 5 segment reporting, continued
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changes in the property portfolio, 2019

EUR 
million

Open-
ing 

balance
Invest-
ments

Change 
in fair 
value

Pur-
chases Sales

Transla-
tion 

differ-
ences

Total 
prop-
erties

Proper-
ties 

held for 
sale

Owner- 
occu-
pied 

proper-
ties

Closing 
balance 
invest- 

ment 
proper- 

ties
Berlin 2,854 95 50 42 -3 - 3,038 -2 -39 2,997
London 878 44 -20 5 -1 45 951 - -17 934
Hamburg 903 24 55 5 -171 - 816 - - 816
Paris 380 21 1 - - - 402 - - 402
Other 768 13 158 2 -818 - 123 -123 - -
Europe 5,783 197 244 54 -993 45 5,330 -125 -56 5,149

Stockholm 2,017 54 26 12 -416 -36 1,657 - - 1,657
Malmö 949 23 13 - - -15 970 - - 970
Copen- 
hagen 300 8 15 - - -1 322 - - 322
Other 102 - 8 - -88 -1 21 - - 21
Scandi-
navia 3,368 85 62 12 -504 -53 2,970 - - 2,970

New York 924 59 -58 - - 18 943 - - 943
Toronto 837 34 94 4 -119 58 908 -6 -17 885
Montreal 650 41 59 31 - 47 828 - - 828
Boston 480 21 15 17 - 8 541 - - 541
Washing-
ton, D.C. 337 31 7 63 - 6 444 - - 444
North  
America 3,228 186 117 115 -119 137 3,664 -6 -17 3,641

Total 12,379 468 423 181 -1,616 129 11,964 -131 -73 11,760

note 5 segment reporting, continued
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note 6 rental income

EUR million 2020 2019
Residential rent 341 356
Commercial rent 26 29
Other rental revenue 10 10
Service revenue 94 101
Total 471 496

non-cancellable leases

EUR million 2020 2019
0–1 year 171 182
1–2 years 21 20
2–3 years 12 13
3–4 years 10 8
4–5 years 10 8
> 5 years 36 20
Total 260 251

All lease contracts are let to tenants under 
operating leases and generate rental income. 
The contracts usually have a term of between 
three months and five years and include 
clauses for periodic adjustment of rent. 

 

Residential lease contracts usually run with a 
notice period of three months.

Future rental income attributable to  
non-cancellable operating leases is 
distributed as above.

Discounts to tenants totaled to  
EUR 11 million (8) which is 2.4 percent 
(1.6) of rental income. 

The discounts consist of rent-free periods 
and other incentives for the tenants. 
EUR 1 million are related to the COVID-19.
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right-of-use assets

EUR million offices
site  

leasehold 2020 offices
site  

leasehold 2019

Acquisition value
Opening balance 12 7 19  6  6 12
Additions to right-of-use 
assets 3 - 3 6 1 7
Modified agreements -2 -1 -3  -  - -
Closing balance 13 6 19  12  7 19

Depreciation
Opening balance -3 - -3 - - -
Depreciation -3 - -3 -3 - -3
Modified agreements 1 - 1 - - -
Closing balance -5 - -5 -3 - -3

Carrying amount 8 6 14 9 7 16

lease liabilities

EUR million 2020 2019
Opening balance 16 12
Amended and new leases 1 6
Amortization of leases -3 -2
Closing balance 14 16

note 7 leases

Akelius is a lessee in lease contracts for 
offices, site leaseholds, cars, and office 
equipment. 

The Group has  leases of cars and office 
equipment with lease terms of less than 
twelve months or with low value.  

The Group applies the exceptions for  
short-term leases and leases of low-value 
assets.

Total cash outflows for leases during 2020 was 
EUR 3 million (3).

The discount rates in the fair value 
assessment of our properties has been used 
as the incremental borrowing rate. 

The discount rate per country has been used 
for assets with the same characteristics.  
When a new lease contract is entered into,  
the previous year’s discount rate is used.  
The discount rates can be found in the table 
capitalization and discount rate on page 34. 

recognized in profit or loss

EUR million 2020 2019
Depreciation of offices 3 3
Interest expense leasing liabilities 1 1
Cost low-value assets 1 1
Total 5 5



financial statements

119

note 8 operating expenses

EUR million 2020 2019
Utility expenses 48 56
Operating expenses 43 47
Property tax 28 29
Property administration 65 73
Total 184 205

Personnel costs are included in property 
administration costs and are disclosed in  
note 10. 

 

note 9 audit expenses

EUR million 2020 2019
Ernst & Young
Audit 1 1
Subtotal Ernst & Young 1 1
Other consultants 1 1
Total 2 2

The audit assignment refer to the review of the 
financial statements, accounting records, and 
the management by the Board of Directors 
and the CEO. 

This item also includes other duties that the 
company’s auditors are obliged to perform 
as well as advice or other assistance that is 
occasioned by observations during the review 
or implementation of such other duties.

note 10 employees – salaries, other remuneration, and social costs

average number of employees

2020 2019
Women Men Total Women Men Total

Parent Company
Sweden 21 40 61 23 38 61
Group
Sweden 63 75 138 79 79 158
Germany 165 249 414 212 291 503
Canada 144 208 352 105 183 288
England 34 36 70 24 34 58
United States 78 181 259 68 122 190
France 36 21 57 39 23 62
Denmark 5 15 20 6 17 23
Total 546 825 1,371 556 787 1,343

At the end of 2020, the number of employees in the Group was 1,300 (1,456). 
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salaries, other remuneration, and social security expenses

EUR million 2020 2019
Senior executives 3 3
Other employees 84 73
Total salaries and other remuneration 87 76
Pension costs
- Senior executives - -
- Other employees 4 3
Social security expenses
- Senior executives 1 1
- Other employees 14 13
Total 106 93

senior executives

Other senior executives comprise  
11 employees (12),  
of which 3 are women (2). 
Salaries and other remuneration to the CEO 
and other senior executives consist of fixed 
salaries and loyalty bonuses paid during 2020. 
Akelius signed loyalty bonus agreements with 
the CEO and 6 other senior executives (9).  
These agreements have expired in 2020 or will 
expire in 2022 and 2023.  
In 2020, the total amount accrued was  
EUR 3.0 million (1.9).  
Part of the accrual for loyalty bonuses includes 
amounts already earned but not cashed out.

7 members of the senior executives are 
entitled to three to six months’ salary if the 
company terminates their employment. 
A mutual notice of termination of employment 
of two to six months apply.

The variable compensation is included in the 
basis for pension benefits.  
Other benefits consist of company cars and 
private health care insurance. 
For expatriates, certain benefits are paid in 
compliance with Akelius’ rules. 
No stock option program has been offered.

Board of Directors

Board fees to the Chairman and other Board 
members are paid in accordance with the 
decision of the Annual General Meeting,  
which means that a member who is employed 
by the Akelius Group receives no board fees. 
No variable remuneration or bonuses have 
been paid.

note 10 employees – salaries, other remuneration, and social costs, 
continued
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note 10 employees – salaries, other remuneration, and social costs, 
continued

salaries, other remuneration, and social security expenses of board members and 
management

2020, EUR million

Salary 
and other  

remuneration
Pension 

costs

Social 
security 

expenses Total

Holding of  
number of 

D-shares per 
December 31, 

2020
Board members
Chairman of  
the Board  
Anders Lindskog 0.05 - 0.01 0.06 -
Igor Rogulj 0.03 - 0.01 0.04 427,350
Lars Åhrman 0.03 - - 0.03 15,000
Kerstin Engström1 0.06 0.02 0.02 0.10 500
Thure Lundberg2 0.02 - - 0.02 -
Management
CEO Pål Ahlsén3 0.38 0.02 0.12 0.52 n/a
CEO Ralf Spann4 0.08 0.04 - 0.12 28,571
Other senior  
management 2.62 0.48 0.51 3.61 155,579
Total 3.27 0.56 0.67 4.50 627,000

1) elected as a board member, April 3, 2020
2) elected as board member, June 24, 2020
3) resigned as board member, June 24, 2020,  
resigned as CEO, June 18, 2020

4) new CEO, June 19, 2020

The Board consist of 1 woman and 4 men. 

2019, EUR million

Salary 
and other  

remuneration
Pension 

costs

Social 
security 

expenses Total

Holding of  
number of 

D-shares per 
December 31, 

2019
Board members
Chairman of  
the Board  
Anders Lindskog 0.05 - 0.01 0.06 -
Igor Rogulj 0.03 - 0.01 0.04 427,350
Lars Åhrman 0.05 - - 0.05 15,000
Leif Norburg* 0.01 - - 0.01 -
Management
CEO Pål Ahlsén 0.41 0.04 0.14 0.59 7,850
Other senior  
management 2.42 0.37 0.53 3.32 148,571
Total 2.97 0.41 0.69 4.07 598,771

*) resigned at the Annual General Meeting held 
on April 11, 2019

All Board members were men.
 

Holdings of preference shares was redeemed 
in 2019.  
Board members and management have 
invested in D-shares.
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note 11 investment properties and owner-occupied properties 

owner-occupied properties

EUR million 2020 2019
Opening balance 73 39
Transfer from investment properties 30 28
Investment 2 5
Change in fair value -1 1
Translation differences -4 -
Closing balance 100 73

investment properties

EUR million 2020 2019
Opening balance 11,891 12,340
Transfer to owner-occupied properties -30 -28
Investment* 379 463
Change in fair value 35 422
Acquisitions 172 181
Disposal -185 -1,616
Translation differences -223 129
Total 12,039 11,891
Assets held for sale -18 -131
Closing balance 12,021 11,760

Four properties located in Germany, England, 
and USA are classified as owner-occupied 
properties. 

The properties in Germany and USA are 
entirely classified as owner-occupied. 

The property in England is an owner-occupied 
property to 80 percent.

Accumulated changes in fair value amounted 
to EUR 3 million (4).

*) Including EUR 23 million (26) in capitalized 
borrowing costs.

In 2020, the interest rate used to calculate  
borrowing cost eligible for capitalization was 
2.96 percent (2.42).

The value of investment properties and 
owner-occupied properties are based on  
internal valuations.

The estimated future cash flows are based on 
existing rental income and operating and  
maintenance costs adjusted for expected 
changes in rental and vacancy levels. 
The fair value of the properties comprises the 
sum of the discounted cash flows during the 
calculation period and the residual value.

The valuation is made according to IFRS 13, 
level 3, refer to page 128, section fair value 
measurement.

The capitalization rate is determined by  
adding interest rates and risk premiums. 
The risk premium covers the market risk 
and the property-related risk based on  the 
building’s location and the prevailing housing 
supply and demand. 
The capitalization rate is assessed, as far as 
possible, using the property transactions  
completed in the market, invitations to 
buy and sell and by looking at comparable 
properties.

In 2020, primarily CBRE valued 286  
properties out of 947 properties owned.
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note 11 investment properties and owner-occupied properties, 
continued

EUR million 2020 2019
Capitalization rate
+ 0.1 percentage point -424 -363
-  0.1 percentage point 458 385
Rental income
+ 1 percent 80 69
-  1 percent -80 -69
Operating expenses
+ 1 percent -49 -46
-  1 percent 49 46
Vacancy
+ 1 percent -177 -174
-  1 percent 177 174

investment properties and owner-occupied properties, 2020

EUR million
Sales 

proceeds
Book 
value

Trans- 
action 
costs

Realized 
revaluation 

of 
investment 
properties

Unrealized 
revaluation of 

investment 
properties

Unrealized 
revaluation of 

owner- 
occupied  

properties

Total 
revaluation 

of  
properties

Sweden 20 -20 -1 -1 -4 - -4
Germany 163 -153 -3 7 50 -1 49
Canada - - - - 37 - 37
England 2 -2 - - -20 - -20
United 
States - - - - -47 - -47
France - - - - 6 - 6
Denmark - - - - 3 - 3
Total 185 -175 -4 6 25 -1 24

sensitivity analysis of changes in the fair value of properties

Should the market’s capitalization rate, rental 
income, vacancy level or cost level change, 
the fair value in EUR million would be affected 
as shown in the table below.

Sensitivity analysis of changes in the fair 
value of properties are presented together for 
investment properties, owner-occupied  

properties, and properties held for sale. 
This is because the majority of the fair value 
of properties, 99 percent (99),  is linked to 
investment properties.

At December 31, 2020 the average 
capitalization rate was 3.28 percent (3.67) and 
the discount rate was 5.26 percent (5.66).

note 12 restructuring expenses

EUR million 2020 2019
Personnel costs 12 -
Intangible assets 2 -
Total 14 -
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note 13 net financial items

EUR million 2020 2019
Interest expenses, derivatives -6 -11
Change in derivatives -35 -28
Interest income 1 1
Interest expenses -82 -105
Interest expenses, hybrid bonds -29 -19
Other financial items -4 -2
Exchange differences - 3
Net financial items -155 -161

reconciliation of income taxes

EUR million 2020 2019
Profit before income taxes 72 464
Income taxes based on national rates -15 -93
- in percent 20.5 20.0
Divestment of properties 2 24
Non-deductible interest -8 -6
Other non-taxable income and non-deductible expenses -2 1
Effect of changed tax rate 69 -
Change in tax losses carried forward -3 -5
Adjustment of tax from prior year 1 -
Total 44 -79

Effective tax rate, percent -61.1 17.0

note 14 taxes

EUR million 2020 2019
Current taxes -13 -29
Deferred taxes 57 -50
Total 44 -79

The weighted average tax rate was  
20.5 percent (20.0).

All transactions related to derivatives are 
measured at fair value through profit or loss. 

Other financial items are related to financial 
assets and liabilities measured at amortized 
cost by using the effective interest rate 
method.



financial statements

125

change in deferred taxes in the balance sheet

2020 2019

EUR million Assets Liabilities
Net  

liabilities Assets Liabilities
Net  

liabilities
Opening balance 2 935 933 1 885 884
Acquisitions - - - - - -
Sold properties - -5 -5 - -40 -40
Changes through  
income statement 31 -26 -57 26 76 50
Changes through other 
comprehensive income 23 - -23 4 - -4
Transferred to liabilities 
held for sale - 11 11 - 43 43
Redistribution -52 -52 - -30 -30 -
Translation differences - 6 6 1 1 -
Closing balance 4 869 865 2 935 933

note 14 taxes, continued

nature of deferred tax liability

EUR million
Investment 
properties Derivatives

Tax loss 
carried 

forward Other Total
Net liability 
Dec 31, 2019 1,120 -2 -183 -2 933
Acquisitions - - - - -
Sold properties -5 - - - -5
Changes through income 
statement -35 1 -50 27 -57
Changes through other 
comprehensive income - - - -23 -23
Transferred to liabilities held 
for sale 11 - - - 11
Translation differences 1 - 7 -2 6
Net liability 
Dec 31, 2020 1,092 -1 -226 - 865

In 2018, it was decided that the tax rate in 
Sweden would be reduced. 
The tax rate in 2019–2020 is 21.4 percentage. 
From 2021 the tax rate will be lowered further 
to 20.6 percentage.

 

Akelius recalculated its provision for deferred 
tax in 2018,  
based on new regulation.

The reduced deferred tax liability is mainly 
driven by a restructuring of the German 
Group.

For the Group, the gross amount of capitalized 
tax loss carried forward is  
EUR 1,057 million (720).  
There is no expiration date for the utilization 
of the major part of the tax losses carried 
forward for which deferred tax assets have 
been recognized. 

The gross amount of non-capitalized tax 
losses carried forward is  
EUR 153 million (135),  
which corresponds to a tax amount of  
EUR 34 million (20) and has no expiration 
date.
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note 15 intangible and tangible fixed assets

intangible assets

EUR million 2020 2019

Acquisition value
Opening balance 26 16
Investments 10 10
Reclassification -1 -
Closing balance 35 26

Amortization
Opening balance -7 -5
Amortization -6 -2
Reclassification 1 -
Closing balance -12 -7

Carrying amount 23 19

tangible assets

EUR million 2020 2019

Acquisition value
Opening balance 14 12
Investments 1 2
Closing balance 15 14

Depreciation
Opening balance -8 -6
Depreciation -2 -2
Closing balance -10 -8

Carrying amount 5 6

Intangible assets consist of internally 
generated development costs for internal 
business support systems.  

Tangible assets mainly consist of office 
equipment and cars.
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note 16  financial instruments

financial instruments by fair value hierarchy

EUR million

Assets and 
liabilities 

measured at 
fair value 

through profit 
or loss

Financial 
assets  

measured at 
amortized 

cost

Financial  
liabilities 

measured at 
amortized 

cost

Total 
book 
value Level 1 Level 2

Total 
fair 

value
Dec 31, 2020
Assets
Derivatives 14 - - 14 - 14 14
Financial 
investments 24 - - 24 24 - 24
Trade and other  
receivables - 45 - 45 - 45 45
Cash and cash  
equivalents - 250 - 250 - 250 250
Total 38 295 - 333 24 309 333
Liabilities
Interest- 
bearing  
liabilities - - 5,043 5,043 3,618 1,560 5,178
Hybrid bonds - - 999 999 1,038 - 1,038
Lease liabilities - - 14 14 - 14 14
Derivatives 96 - - 96 - 96 96
Trade and other 
payables - - 112 112 - 112 112
Total 96 - 6,168 6,264 4,656 1,782 6,438

Dec 31, 2019
Assets
Derivatives 3 - - 3 - 3 3
Financial  
investments 9 - - 9 9 - 9
Trade and other  
receivables - 51 - 51 - 51 51
Cash and cash  
equivalents - 19 - 19 - 19 19
Total 12 70 - 82 9 73 82
Liabilities
Interest- 
bearing  
liabilities - - 4,857 4,857 2,884 2,065 4,949
Hybrid bond - - 499 499 532 - 532
Lease liabilities - - 16 16 - 16 16
Derivatives 64 - - 64 - 64 64
Trade and other 
payables - - 117 117 - 117 117
Total 64 - 5,489 5,553 3,416 2,262 5,678
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note 16  financial instruments, continued

Of the Group’s total derivatives, 
derivatives with a fair value of  
EUR -9 million (-1) are hedges of net 
investments in foreign operations.  
EUR 12 million (2) refers to financial assets 
and EUR -21 million (-3) are financial liabilities. 

The result of all instruments used to hedge 
net investments in foreign operations are 
recognized continuously in a separate item in 
other comprehensive income.  
In the event of a sale of the hedged business,  
the cumulative result of the hedge will be 
recognized in the income statement.

fair value measurement

Measurement of financial instruments can be 
classified at different value levels depending 
on how the underlying data for determining 
fair value is obtained.

fair value hierarchy
level 1 
Quoted prices on active markets for identical 
assets and liabilities.

level 2 
Other observable data for the asset or liability 
other than quoted prices included in level 1.

level 3 
Data for the asset or liability that is not based 
on observable market data.  
At this level, assumptions that market 
participants would use when pricing the asset 
or liability, including risk assumptions, should 
be taken into account.

fair value of financial instruments

The fair value of a financial instrument traded 
in an active market is based on valuations 
using current market data.  
The appropriate bid price is used for financial 
assets while the appropriate ask price is used 
for financial liabilities. 

The fair value of derivatives not traded in an 
active market is calculated as the current 
value of future cash flows. 

The fair value of borrowings through listed 
bonds are reported according to level 1.  
Other interest-bearing liabilities are reported 
according to level 2.  
The fair values of interest-bearing liabilities 
are calculated by discounting the future 
contracted cash flows with the current market 
interest rate.

The fair values of derivatives are based on 
level 2 of the fair value hierarchy. 
Compared to 2019, no transfers have taken 
place between the various hierarchical levels 
and no significant changes have been made as 
regards the valuation model.  
The future cash flows from derivative 
contracts are discounted with the market 
interest rate, 
adjusted for the counterparties credit risk. 
Accrued interest on derivatives are excluded  
from the fair value through profit or loss and 
recorded separately.

In the case of financial instruments such as 
trade receivables and payables for which 
observable market data is not available,  
the fair value is assessed to correspond to 
the book value, since these instruments have 
short maturities. 
The instruments are recognized at amortized 
cost with deductions for any impairment.  
These are also classified according to  
level 2.
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EUR million 2020 2019
Receivables from Group companies 1 1
Promissory notes 1 -
Restricted cash* 3 3
Non-current assets 5 4
Trade receivables 7 6
Prepayments for properties 9 6
Restricted cash* 28 40
Prepaid expenses and accrued income 16 16
Bonds 24 9
Inventory 2 6
Other receivables 23 33
Current assets 109 116

Total receivables and other assets 114 120

note 18 cash and cash equivalents

EUR million 2020 2019
Bank deposits and cash 250 19
Total 250 19

The change in cash and cash equivalents is 
shown in the consolidated statement of cash 
flows. 

Cash and cash equivalents mainly include 
bank deposits. 

There are unutilized credit agreements of  
EUR 844 million (814). 
These are not included in cash and cash 
equivalents.

note 17 receivables and other assets 

Trade receivables are primarily attributable to 
residential tenants. 
Refer to note 3 for additional information.

Receivables from Group companies are 
attributable to transactions between Akelius 
and companies within the Akelius Foundation 
Group. 

Intragroup loans are subject to market terms 
and are without collateral.

*) restricted cash relates mainly to guarantees 
to banks for derivative transactions and 
deposited funds from tenants
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note 19 interest-bearing loans and hybrid bonds

Unsecured interest-bearing loans and hybrid 
bonds at year-end refer to 14 listed bonds (12) 
and loans from related companies.  
Refer to note 26 for further information about 
transactions with related parties.

Assets pledged as collateral for mortgages 
have decreased from EUR 2,321 million at the 
end of 2019 to EUR 2,148 million.

Most borrowings contain financial covenants, 
specific to each counterpart.  
Loan-to-value ratio and interest coverage 
ratio are the most common for Akelius.

Refer to note 3 financing and financial risk 
management on page 107 for additional 
information. Information related to fair value 
hierarchy and valuation technique can be 
found in note 16 financial instruments on  
page 128.

interest-bearing loans per currency

2020 2019
EUR million Local currencies EUR million Local currencies

SEK 1,406 14,113 1,331 13,892
EUR 1,553 1,553 1,690 1,690
CAD 560 876 495 722
GBP 568 510 576 490
USD 735 902 548 616
DKK 221 1,641 217 1,624
Total 5,043* 4,857
 
*) including EUR 4,686 (3,110) million related to bonds and other capital market borrowings

listed bonds

Nominal 
value,  
million

Market value 
EUR million  

 
 

Maturity

 
 

Rating

 
Annual coupon, 

percent

 
Identification 

number
SEK 500 50 Oct 2021 BBB Stibor 3 months +0.90 XS1692931808
SEK 1,000 100 Oct 2021 BBB 1.125 XS1692931980
EUR 600 611 Jan 2022 BBB 1.5 XS1523975859
SEK 700 71 Oct 2023 BBB Stibor 3 months +1.30 XS1889043193
SEK 300 31 Oct 2023 BBB 1.875 XS1889043359
EUR 500 515 Mar 2024 BBB 1.125 XS1717433541
SEK 800 80 Nov 2024 BBB Stibor 3 months +1.05 XS2079078478
SEK 200 20 Nov 2024 BBB 1.25 XS2079078049
EUR 600 635 Feb 2025 BBB 1.75 XS1622421722
GBP 400 473 Aug 2025 BBB 2.375 XS1684269761
EUR 500 515 Jan 2028 BBB 1.00 XS2228897158
EUR 500 517 Jan 2029 BBB 1.125 XS2251233651

hybrid bonds

Nominal 
value,  
million

Market value 
EUR million  

 
 

Maturity

 
 

Rating

 
Annual coupon, 

percent

 
Identification 

number
EUR 500 532 Oct 2078     BB+ 3.875 XS1788973573
EUR 500 506 May 2081     BB+ 2.249 XS2110077299

All bonds are listed on the Euronext Dublin.
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note 19 interest-bearing loans and hybrid bonds, continued

maturity structure of interest-bearing loans as at Dec 31, 2020

Fixed interest rates

EUR million
Secured 

borrowing
Unsecured  
borrowing

Total  
borrowing 

Share,  
percent

0–1 year -87 303 216 4
1–5 years 399 2,183 2,582 51
> 5 years 1,045 1,200 2,245 45
Total 1,357 3,686 5,043 100
Average interest rate hedge, years 6.8 4.3 5.0
Average interest rate, percent 2.68 1.68 1.95

Capital tied up

EUR million
Secured  

borrowing
Unsecured  
borrowing

Total  
borrowing 

Share,  
percent

0–1 year 80 153 233 5
1–5 years 275 2,332 2,607 52
> 5 years 1,002 1,201 2,203 43
Total 1,357 3,686 5,043 100

maturity structure of interest-bearing loans as at Dec 31, 2019 

Fixed interest rates

EUR million
Secured 

borrowing
Unsecured  
borrowing

Total  
borrowing 

Share,  
percent

0–1 year -58 679 621 13
1–5 years 567 1,239 1,806 37
> 5 years 1,149 1,281 2,430 50
Total 1,658 3,199 4,857 100
Average interest rate hedge, years 6.4 3.5 4.5
Average interest rate, percent 2.65 2.04 2.25

Capital tied up

EUR million
Secured  

borrowing
Unsecured  
borrowing

Total  
borrowing 

Share,  
percent

0–1 year 185 405 590 12
1–5 years 281 1,513 1,794 37
> 5 years 1,192 1,281 2,473 51
Total 1,658 3,199 4,857 100
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note 20 derivatives

EUR million 2020 2019
Interest rate derivatives
Assets 2 -
Liabilities -75 -61
Cross currency derivatives
Assets 5 2
Liabilities - -
Foreign exchange derivatives
Assets 7 1
Liabilities -21 -3

Total net fair value -82 -61
Nominal value 2,997 2,407

*) realized changes in the value of currency 
derivatives have generated additional  

cash flows of EUR 30 (-27) million, which are 
recognized in other comprehensive income

Derivative transactions are undertaken 
with approved counterparts for which 
credit limits are established and with which 

ISDA, International Swaps and Derivatives 
Association, master agreement applies.

changes during the year

EUR million 2020 2019
Opening balance -61 -30
Settlement of derivatives* 21 17
Revaluation of derivatives reported in the income statement -35 -28
Revaluation of equity -7 -20
Closing balance -82 -61
of which, long-term portion -71 -59

maturity structure

EUR million 2020 2019
0–1 year -11 -2
1–5 years -6 -9
> 5 years -65 -50
Total -82 -61
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2019 Assets
 

 Liabilities

EUR million

Cash and 
cash  

equivalents
Other cash  

assets1
Deriva- 

tives

Short-
term 
loans 

Long-
term 

loans2
Deriva- 

tives Total
Opening balance -13 -1 -16 339 5,679 50 6,038
Cash flow -6 1 - -146 -574 -44 -769
Reclassification - - -3 390 -390 3 -
Acquisitions - - - - 5 - 5
Non-cash  
transactions3 - - 16 - 1 56 73
Translation difference - - - 7 45 -1 51
Closing balance -19 - -3 590 4,766 64 5,398

1) pledged asset 
2) includes the hybrid bond

3) including EUR 27 million in realized and  
EUR -19 million in unrealized value changes  
of currency derivatives recognized in other 
comprehensive income 

note 21 net debt reconciliation

2020 Assets
 

 Liabilities

EUR million

Cash and 
cash  

equivalents
Other cash  

assets1
Deriva- 

tives

Short-
term 
loans 

Long-
term 

loans2
Deriva- 

tives Total
Opening balance -19 - -3 590 4,766 64 5,398
Cash flow -231 -1 - -539 1,273 9 511
Reclassification - - -11 204 -204 11 -
Acquisitions - - - - - - -
Non-cash  
transactions3 - - - - -2 12 10
Translation difference - - - -22 -24 - -46
Closing balance -250 -1 -14 233 5,809 96 5,873

1) pledged asset 
2) includes the hybrid bonds

3) including EUR 29 million in realized and  
EUR -6 million in unrealized value changes  
of currency derivatives recognized in other 
comprehensive income 
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note 22 other liabilities

EUR million 2020 2019
Rent deposits 16 17
Total non-current portion 16 17
Trade payables 11 15
Prepaid rental income 13 12
Accrued interest expenses 45 41
Other accrued expenses 29 27
Prepayment received for properties - 84
Other payables 42 41
Total current portion 140 220

Total other liabilities 156 237

note 23 provisions

EUR million 2020 2019
Opening balance 2 2
Provision made 7 1
Provision used - -1
Closing balance 9 2
Long-term part of debt 1 2
Short-term part of debt 8 -
Total 9 2

maturity structure

EUR million 2020 2019
0–1 year 8 -
1–5 year 1 2
> 5 years - -
Total 9 2

EUR 8 million relates to restructuring  
provision and EUR 1 relates to legal  
disputes.
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note 24 pledged assets and contingent liabilities

pledged assets

EUR million 2020 2019
Pledged bank assets 1 -
Property mortgages 2,148 2,321
Shares in subsidiaries 70 82
Total 2,219 2,403

Assets have been primarily pledged for bank 
loans and bonds. 

Covenants exist in loan agreements related 
to, among other things, interest coverage 
ratio and loan-to-value ratio.

note 25 equity

At the end of the year, equity amounted to 
EUR 5,374 million (5,526),  
equivalent to an equity ratio of  
43 percent (45). 

Akelius’ D-shares are listed on Nasdaq First 
North Growth Market. 

At December 31, 2020,  
the price paid per D-share was EUR 1.55.  

Dividends of EUR 22 million were distributed 
to the holders of D-shares and EUR 96 million 
to the holders of A-shares.

The statement of changes in equity shows 
a complete reconciliation of all changes in 
equity, refer to page 94.

The share capital consists of  
3,191,809,140 A-shares with one vote per 
share and 220,000,000 D-shares,  
each with 1/10 vote per share.

Number of shares A-shares D-shares Total
Opening balance 3,191,809,140 220,000,000 3,411,809,140
Issued shares - - -
Closing balance 3,191,809,140 220,000,000 3,411,809,140

Opening  
balance Issued shares

Closing  
balance

Pair value, EUR 0.07 - 0.07
Total share capital, EUR 199,185,144 - 199,185,144

contingent liabilities

EUR million 2020 2019
Other guarantees 66 35
Total 66 35

Guarantees provided is mainly related to 
property sales. 
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note 26 related parties

Akelius Apartments Ltd, Cyprus,  
holds 79.81 percent of the shares and 
exercises control over the Group.  
Xange Holding Ltd, Cyprus,  
holds 9.46 percent of the shares and Giannis 
Beta Holding Ltd, Cyprus,  
holds 4.78 percent of the shares.  
In 2020, all three related parties bought 
D-shares, which are included in their owned 
share of the Group. 
D-shares,  
excluding the shares owned by related parties, 
correspond to 5.96 percent of the total share 
capital of the company. 

Refer to ownership structure on page 79.

Akelius Apartments Ltd is a subsidiary of 
Akelius Foundation, Bahamas. 

The Board of Directors and senior executives 
are also related to Akelius Residential Property 
AB.  
For information on the remuneration of board 
members and senior executives,  
refer to note 10. 

No Board member or senior executive has 
directly or indirectly been involved in any 
business transaction with Akelius beyond what 
is stated in this note and note 10.

transactions with companies in the Akelius Foundation Group

EUR million 2020 2019
Ordinary shares, dividend 97 -
Borrowings from Group companies -7 -12
Receivables from Group companies 1 1
Sales of products and other services 1 1
Sales of minority holdings -5 -
Transactions with companies controlled by Board  
members and other senior executives or related to them
Purchases of services - -

note 25 equity, continued

earnings per share

2020 2019
Profit attributable to owners of the Parent Company, EUR million 112 379
Earned dividend, A-shares, EUR million 96 -
Earned dividend, D-shares, EUR million 22 -
Earned dividend, preference shares, EUR million - 32
Basic weighted average number of shares outstanding 3,411,809,140 3,191,809,140
Diluted weighted average number of shares outstanding 3,411,809,140 3,242,578,371
Basic earnings per share, EUR 0.03 0.11
Diluted earnings per share, EUR 0.03 0.11
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note 27 assets held for sale

Akelius has signed an agreement for the 
divestment of 31 apartments located in 
Germany. 
Closing date will be during 2021.  
Contracted price amounts to EUR 18 million.

As at December 31, 2020, investment 
properties of EUR 18 million and deferred 
taxes of EUR 3 million were reported as assets 
and liabilities held for sale.

assets classified as held for sale

EUR million 2020 2019
Investment properties 18 131
Total 18 131

liabilities directly related to assets classified as held for sale

EUR million 2020 2019
Deferred tax 3 13
Total 3 13

note 28 contracted property acquisitions

In December 2020,  
Akelius entered into agreements to acquire a 
property in Toronto for CAD 78 million and one 
property in Montreal for CAD 42 million.

As at December 31, 2020,  
the transactions have not yet been finalized. 

Akelius expects the transactions to be 
completed in 2021. 

note 29 subsequent events

Akelius Residential Property Financing B.V. 
has issued a senior unsecured bond of  
EUR 600 million. 

The bond matures in 2030-02-22.
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income statement for the Parent Company

EUR million note 2020 2019
Group revenue 32 28
Administration expenses 4, 5 -41 -33
Restructuring expenses -1 -
Operating profit or loss -10 -5
Profit from shares in subsidiaries 6 34 68
Financial income 7 171 198
Financial expenses 7 -244 -178
Change in fair value of derivatives 7, 15 -39 -26
Profit or loss before appropriations -88 57
Appropriations 8 29 14
Profit or loss before tax -59 71
Tax 9 22 4
Profit or loss for the year -37 75

The Parent Company does not have any items in other comprehensive income.

Parent Company
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EUR million note
Dec 31 

2020
Dec 31 

2019
Assets
Shares in subsidiaries 10 2,665 2,629
Receivables from Group companies 11, 12 4,369 4,161
Other receivables 12 5 7
Derivatives 11, 15 4 1
Deferred income tax assets 9 66 44
Total non-current assets 7,109 6,842
Receivables from Group companies 11, 12 57 46
Derivatives 11, 15 10 2
Other current investments 11 24 9
Other current receivables 11, 12 26 16
Prepaid expenses and accrued income 12 3 5
Prepaid expenses Group companies 11, 12 - 4
Cash and cash equivalents 11, 13 211 -
Total current assets 331 82
Total assets 7,440 6,924
Equity and liabilities
Share capital 199 199
Statutory reserve 3 3
Total restricted equity 202 202
Retained earnings -84 -
Share premium reserve 1,102 1,102
Profit or loss for the year -37 28
Total non-restricted equity 981 1,130
Total equity 19 1,183 1,332
Interest-bearing liabilities 11, 14 2,534 2,889
Interest-bearing liabilities, Group companies 11, 14 1,970 988
Hybrid bonds 11 999 499
Derivatives 11, 15 70 51
Total non-current liabilities 5,573 4,427
Interest-bearing liabilities 11, 14 148 492
Interest-bearing liabilities, Group companies 11, 14 460 624
Derivatives 11, 15 21 6
Other current liabilities 11, 17 6 1
Accrued expenses and prepaid income 11, 17 47 42
Accrued expenses and prepaid income, Group companies 11, 17 2 -
Total current liabilities 684 1,165
Total equity and liabilities 7,440 6,924

balance sheet for the Parent Company
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statement of changes in equity  
for the Parent Company

Restricted equity Non-restricted equity

EUR million
Share 

capital
Statutory 

reserve
Retained 
earnings

Share  
premium 
reserve Total equity

Balance at Dec 31, 2018 187 3 -1 1,315 1,504
Change in accounting  
principle, IFRS 9 - - 14 - 14
Adjusted opening  
balance 
Jan 1, 2019 187 3 13 1,315 1,518
Profit or loss for the year - - 75 - 75
Share issue 13 - -7 372 378
Redemption of shares -1 - -21 -585 -607
Dividend - - -32 - -32
Balance at Dec 31, 2019 199 3 28 1,102 1,332
Profit share* - - 6 - 6
Adjusted opening balance 
Jan 1, 2020 199 3 34 1,102 1,338
Profit or loss for the year - - -37 - -37
Dividend - - -118 - -118
Balance at Dec 31, 2020 199 3 -121 1,102 1,183

*) profit share from a limited partnership related to previous years
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statement of cash flows for the Parent Company
EUR million note 2020 2019
Gross profit - -
Administrative expenses -9 -5
Restructuring cost -1 -
Other income and expenses - -
Reversal of depreciation - -
Interest received 167 200
Interest paid -109 -161
Income taxes paid - -
Cash flows before changes in working capital 48 34
Change in current assets -9 -14
Change in current liabilities -1 -16
Cash flows from operating activities 38 4

Investments in tangible and intangible assets - -
Proceeds from the sale of tangible assets - -
Proceeds from investments in subsidiaries - -
Acquisition of subsidiaries - -
Proceeds from the sale of subsidiary - -
Investments in financial assets -2 -9
Cash flows from investing activities -2 -9

Proceeds from borrowings 14, 16 2,316 2,508
Net from Group borrowing -438 458
Repayment of borrowings 14, 16 -1,674 -2,790
Share issue - 378
Redemption of preference shares - -607
Settlement of derivatives 15, 16 -16 2
Dividends received 100 95
Dividends paid -113 -40
Cash flows from financing activities 173 4

Cash flows for the year 211 -1
Cash and cash equivalents at the beginning of year - 1
Cash and cash equivalents at the end of the year 211 -



financial statements

142

Parent Company accounting policies and notes
note 1   general information
Akelius Residential Property AB, corporate 
identity number 556156-0383, is the parent 
company of Akelius. Akelius Residential 
Property AB is based in Stockholm, Sweden.

The annual accounts were approved by the 
Board and the CEO on March 11, 2021 and 
submitted to the Annual General Meeting for 
adoption on April 9 2021.

The smallest group that Akelius Residential 
Property AB is included in is Akelius,  
which is presented in this report.  
The consolidated financial statements  
presented by Akelius Foundation,  
are the largest group that Akelius Residential 
Property AB is part of.  
The consolidated accounts for Akelius 
Foundation are available where the 
Foundation has its registered office, 110 East 
Bay Street, Marsh Harbour, Abaco, Bahamas.

note 2   accounting policies
The Parent Company applies the Swedish 
Annual Accounts Act and RFR 2: “Accounting 
for Legal Entities”.  
The accounting policies of the Parent Company 
have been applied consistently for all years 
presented here unless otherwise stated. 

A more extensive explanation of the applied 
accounting policies is presented in note 2 
of the Group. The Parent Company applies 
different accounting policies than the Group in 
the cases specified below.

forms of presentation

The income statement and the balance sheet 
are presented in accordance with the Swedish 
Annual Accounts Act. 
This entails differences compared to 
the consolidated accounts, primarily as 
regards financial income and expenses, 
comprehensive income, provisions and 
changes in equity. The presentation of 
some notes also differs compared to the 
consolidated accounts.

currency
The Parent Company’s functional currency is 
euro, which is the reporting currency of the 
Parent Company. Unless otherwise stated, all 
amounts are reported in EUR million and refer 
to the period from January 1 to December 31 
for income statement items and December 31 
for balance sheet items.

participations in Group companies

Participations in Group companies are 
recognized at acquisition value less 
deductions for any impairments.  
The acquisition value includes acquisition 
related costs and any contingent 
consideration. When there are indications 
that participations in Group companies 
have decreased in value, the recoverable 
amount is calculated. If this is lower than 
the carrying amount, the participation is 
impaired. Impairment is recognized under the 
item “Income from participations in Group 
companies”.

financial guarantees

Financial guarantees from the parent in favor 
of subsidiaries are not measured at fair value. 
They are reported as contingent liabilities, 
unless it is likely that the guarantees will lead 
to payments. 
In such cases, an accrual is reported.

financial instruments

The Parent Company apply IFRS 9 with the 
exception of financial guarantees for group 
companies. 

In 2019, the Parent Company changed the 
accounting principle for financial current 
assets. All derivatives are measured at fair 
value. Other financial non-current assets are 
measured at amortized cost. 
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note 2   accounting policies, continued

Derivatives held by the company primarily 
comprise interest rate swaps and currency 
swaps, which are used to hedge interest rate 
risk exposure and currency exposure. Interest 
rate differences that are to be received or paid 
as a result of interest rate swaps are reported 
under the item financial expenses and are 
distributed over the term of agreement.

impairment

The financial assets are reported in the 
balance sheet at amortized cost, that is, 
net of gross value and loss reserve. 
Changes in the loss reserve are reported 
in the income statement.

The model to calculate the provision for 
expected credit loss is based on historical 
credit loss experiences and forward-looking 
factors. The model includes operational 
simplifications for lease and trade 
receivables. The simplified model is applied 
to accounts receivable, contract assets, and 
lease receivables where loss reserve is 
reported for the expected remaining term.

The calculations of the loss reserve made 
according to the above methods have not 
shown any material amounts to reserve. 
Therefore no expected credit loss on financial 
assets has been reserved in the company.

Group contributions and shareholder 
contributions

In Sweden, group contributions are 
deductible, unlike shareholder contributions. 
Group contributions paid and received 
are reported in the income statement. 
Shareholder contributions are reported as an 
increase of participations in Group companies 
and tested for impairment.

income

As a Parent Company, Akelius Residential 
Property AB provides its subsidiaries with 
services related to its operations, IT, business 
development, staff, education, management, 
finance, construction, architecture, 
purchasing and logistics, customer service, 
and legal advice.

 

Revenues are reported in the period they 
relate to and are based on allocation keys for 
the respective subsidiary’s leasable space, IT 
users, staff, and participants in activities.

The Parent Company records gross revenue 
in the transactions where the company is the 
principal. In cases where the company acts 
as an agent, revenue is reported at the net 
amount that the company receives for its 
services.

leases

IFRS 16 Leases applies from January 1, 2019. 
The company applies full exemption from 
IFRS 16 in accordance with RFR2, which is why 
this standard has no significant impact on the 
company’s earnings or financial position.

new and amended IFRS standards 
adopted by the EU applied as at  
January 1, 2020

New and changed accounting policies that 
entered into effect as at January 1, 2020 have 
not had any significant impact on the Parent 
Company’s financial statements in 2020.
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maturity, Dec 31, 2020

EUR million 0–1 year 1-5 years > 5 years Total
Interest-bearing liabilities 198 2,052 661 2,911
Interest-bearing liabilities, Group 475 39 2,026 2,540
Hybrid bonds 30 119 2,747 2,896
Derivatives 20 40 56 116
Other payables 48 - - 48
Total 771 2,250 5,490 8,511

 The hybrid bonds mature in 2078 and 2081, respectively.

maturity, Dec 31, 2019

EUR million 0–1 year 1-5 years > 5 years Total
Interest-bearing liabilities 543 1,791 1,336 3,670
Interest-bearing liabilities, Group 636 1,010 - 1,646
Hybrid bond 19 76 1,634 1,729
Derivatives 11 27 33 71
Other payables 40 - - 40
Total 1,249 2,904 3,003 7,156

 The hybrid bond mature in 2078.

note 4 audit expenses

EUR million 2020 2019
Ernst & Young AB
Audit 1 1
Total Ernst & Young AB 1 1
Total 1 1

The audit assignment refers to the review of 
the financial statements, accounting records, 
and the administration by the Board of 
Directors and the CEO.

This item also includes other duties that the 
company’s auditors are obliged to perform 
as well as advice or other assistance that is 
occasioned by observations during the review 
or implementation of such other duties.

The following table shows the maturity 
structure of the Parent company’s financial  
liabilities. 

The figures are undiscounted cash flows, 
and where applicable they also include future 
interest payments.

note 3 financing and financial risk management
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note 5 employees – salaries, other renumeration, and social costs 

average number of employees

2020 2019
Women Men Total Women Men Total

Sweden 21 40 61 23 38 61

senior executives

Other senior management comprises  
5 employees (5), 
of which 1 is a woman (1). 
Salaries and other remuneration to CEO 
and other senior executives consist of fixed 
salaries and loyalty bonus paid during 2020. 
Akelius signed loyalty bonus agreements 
with the CEO and 3 other senior executives 
(4), these agreements expired in 2020 or will 
expire in 2022 and 2023. 

5 members of the senior executives are 
entitled to four to six months’ salary if the 
company terminates their employment.

A mutual notice of termination of employment 
of four to six months apply. 
The variable compensation is included in the 
basis for pension benefits.  
Other benefits consist of company cars and 
private health care insurance. 
For expatriates, certain benefits are paid in 
compliance with Akelius’ rules. 
No stock options have been offered.
For information about remuneration to the 
Board of Directors,  
refer to note 10 in the Group.

salaries, other remuneration, and social security expenses

EUR million 2020 2019
Senior executives 2 1
Other employees 4 4
Total salaries and other remuneration 6 5
Pension costs:
- Senior executives - -
- Other employees 1 1
Social security costs
- Senior executives 1 1
- Other employees 2 1
Total 10 8

At the end of 2020,  
the number of employees was 72 (62).
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note 6 profit from shares in subsidiaries

EUR million 2020 2019
Profit share from a limited partnership 5 -
Impairment losses on shares in subsidiaries -66 -27
Dividends 95 95
Total 34 68

Impairment of shares in subsidiaries is  
mainly due to negative development of 
property values in the USA.

note 8  appropriations

EUR million 2020 2019
Group contribution 29 14
Total 29 14

note 7 net financial items

EUR million 2020 2019
Interest expenses, derivatives -5 -9
Change in derivatives -39 -26
Interest income from Group companies 171 198
Interest expenses -79 -103
Interest expenses, hybrid bonds -29 -19
Interest expenses, hybrid loans -2 -2
Interest expenses from Group companies -14 -29
Other financial items -3 -2
Exchange rate differences -112 -14
Net financial items -112 -6

All transactions related to derivatives are 
measured at fair value through profit or loss. 

Other financial items are related to financial 
assets and liabilities measured at amortized 
cost using the effective interest rate method.
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change in deferred taxes in the balance sheet

2020 2019

EUR million Assets Liabilities
Net  

assets Assets Liabilities
Net  

assets
Opening balance 44 - 44 43 - 43
Changes through profit or 
loss 22 - 22 1 - 1
Closing balance 66 - 66 44 - 44

nature of deferred taxes

EUR million

Tax loss 
carried  

forward Other Total
Net balance Dec 31, 2019 -43 -1 -44
Changes through profit or loss -23 1 -22
Net balance Dec 31, 2020 -66 - -66

reconciliation of income taxes

EUR million 2020 2019
Profit before income taxes -59 71
Income taxes based on national rates 13 -15
- in percent 21.4 21.4
Impairment of shares in Group companies -14 -6
Dividends from subsidiaries 20 20
Other non-taxable income and non-deductible expenses 4 4
Calculation with different tax rates -1 -
Adjustment of tax from prior years - 1
Income taxes 22 4

Effective tax rate, percent 37.0 -6.0

note 9 taxes

EUR million 2020 2019
Current taxes - -
Deferred taxes 22 4
Total 22 4

The current tax has been calculated on the 
basis of a nominal tax rate in Sweden of  
21.4 (21.4). 
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Company
Corporate ID 

number Domicile
Holding 
percent Shares

Net book 
value, 

EUR 
million

Akelius GmbH HRB101392B Berlin 94.9* 2,000 610
Akelius Lots GmbH & Co KG HRA47950B Berlin 94.9 - 31
Akelius Residential Property  
Financing B.V. 861414755 Amsterdam 100 100 2
Akelius Lägenheter AB 556549-6360 Stockholm 100 20,541,962 554
Akelius Procurement AB 559051-1845 Stockholm 100 1,000 -
Akelius Hotell och Fastigheter AB 556650-2414 Stockholm 100 5,000 -
Akelius Lönnlöven AB 556878-6502 Stockholm 100 1,000 127
Akelius UK Holding 1 AB 556709-6028 Stockholm 100 1,000 309
Akelius France 1 AB 556878-6494 Stockholm 100 1,000 102
Akelius Systems AB 556705-7756 Stockholm 100 1,000 1
Akelius US Holding 1 AB 556954-1518 Stockholm 100 1,000 764
Akelius Denmark Holding 1 AB 556954-1393 Stockholm 100 1,000 73
Akelius Energy Holding AB 559212-8838 Stockholm 100 6,500 -
Akelius General AB 559173-5831 Stockholm 100 100,000 -
Akelius Fastigheter i Göteborg AB 556647-1792 Stockholm 100 1 000 92
Closing net book value   2 ,665

note 10 shares in subsidiaries

EUR million 2020 2019

Acquisitions
Opening balance 2,684 2,683
Acquisition 92 -
Capital contribution 10 1
Closing balance 2,786 2,684

Impairment losses
Opening balance -55 -28
Additional write-downs -66 -27
Closing balance -121 -55

Closing net book value 2,665 2,629

*) together with holdings via Group 
companies, the Group owns 99.7 percent 
(99.7) of Akelius GmbH

In 2020, the Parent company acquired Akelius 
Fastigheter i Göteborg AB from the Swedish 
group. 

During the year, capital contributions were 
made to Akelius Procurement AB of  
EUR 3 million, Akelius Lots GmbH & KG with 
EUR 5.5 million, and to Akelius Residential 
Property Financing B.V with EUR 2 million.
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note 11   financial instrument

financial instruments by fair value hierarchy

EUR million

Financial 
assets 

measured at 
fair value 
through 

profit or loss

Financial 
assets  

measured at 
amortized 

cost

Financial  
liabilities 

measured at  
amortized 

cost

Total 
book 
value Level 1 Level 2

Total 
fair 

value
Dec 31, 2020
Assets
Receivables from 
Group companies - 4,426 - 4,426 - 4,426 4,426
Derivatives 14 - - 14 - 14 14
Financial  
investments 24 - - 24 24 - 24
Trade and other 
receivables - 23 - 23 - 23 23
Cash and cash 
equivalents - 211 - 211 - 211 211
Total 38 4,660 - 4,698 24 4,674 4,698
Liabilities
Liabilities to Group 
companies - - 2,432 2,432 - 2,432 2,432
Interest-bearing 
liabilities - - 3,681 3,681 3,623 198 3,821
Derivatives 91 - - 91 - 91 91
Trade and other 
payables - - 48 48 - 48 48
Total 91 - 6,161 6,252 3,623 2,769 6,392

Dec 31, 2019
Assets
Receivables from 
Group companies - 4,211 - 4,211 - 4,211 4,211
Derivatives 3 - - 3 - 3 3
Financial  
investments 9 - - 9 9 - 9
Trade and other 
receivables - 15 - 15 - 15 15
Cash and cash 
equivalents - - - - - - -
Total 12 4,226 - 4,238 9 4,229 4,238
Liabilities
Liabilities to Group 
companies - - 1,612 1,612 - 1,612 1,612
Interest-bearing 
liabilities - - 3,880 3,880 3,416 589 4,005
Derivatives 57 - - 57 - 57 57
Trade and other  
payables - - 40 40 - 40 40
Total 57 - 5,532 5,589 3,416 2,298 5,714
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EUR million 2020 2019
Receivables from Group companies 4,369 4,161
Hybrid loans 5 7
Non-current receivables 4,374 4,168
Receivables from Group companies 57 50
Restricted cash* 22 15
Prepaid expenses and accrued income 3 5
Other receivables 4 1
Current receivables 86 71

Total trade and other receivables 4,460 4,239

note 13 cash and cash equivalents

EUR million 2020 2019
Bank deposits and cash 211 -
Total 211 -

The change in cash and cash equivalents is 
shown in the cash flow statement. 

Cash and cash equivalents mainly include 
bank deposits.

Receivables from Group companies are 
attributable to transactions between the 
Parent Company and the subsidiaries. 

Intragroup loans are subject to market terms 
and are without collateral.

note 12 trade and other receivables

*) restricted cash relates mainly to  
guarantees to banks for derivative  
transactions 
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note 14 interest-bearing liabilities

maturity structure as at Dec 31, 2020

Fixed interest rates

EUR million
Secured 

borrowing
Unsecured 
borrowing

Total  
borrowing Share, percent

0–1 year 44 908 952 19
1–5 years -59 3,043 2,984 61
> 5 years 474 702 1,176 20
Total 459 4,653 5,112 100
Average, years 1.0 3.9 3.7
Average interest rate, 
percent 4.10 1.55 1.78

Capital tied up

EUR million
Secured  

borrowing
Unsecured 
borrowing

Total  
borrowing Share, percent

0–1 year 460 148 608 12
1–5 years - 3,305 3,305 65
> 5 years -1 1,200 1,199 23
Total 459 4,653 5,112 100

maturity structure as at Dec 31, 2019

Fixed interest rates

EUR million
Secured  

borrowing
Unsecured 
borrowing

Total  
borrowing Share, percent

0–1 year 285 1,639 1,924 38
1–5 years 72 1,255 1,327 27
> 5 years 461 1,281 1,742 35
Total 818 4,175 4,993 100
Average, years 1.0 3.4 3.0
Average interest rate, 
percent 3.09 1.81 2.02

Capital tied up

EUR million
Secured  

borrowing
Unsecured 
borrowing

Total  
borrowing Share, percent

0–1 year 723 393 1,116 22
1–5 years 95 2,501 2,596 52
> 5 years - 1,281 1,281 26
Total 818 4,175 4,993 100
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note 15 derivatives

EUR million 2020 2019
Interest rate derivatives
Assets 2 -
Liabilities -70 -52
Cross currency derivatives
Assets 5 2
Liabilities - -
Foreign exchange derivatives
Assets 7 1
Liabilities -21 -5

Total net fair value -77 -54
Nominal value 2,891 2,194

Derivative transactions are undertaken 
with approved counterparts for which 
credit limits are established and with which 

ISDA, International Swaps and Derivatives 
Association, master agreement applies.

changes during the year

EUR million 2020 2019
Opening balance -54 -44
Settlement of derivatives 16 9
New derivatives - -11
Change in accounting principle - 18
Revaluation of derivatives reported in the income statement -39 -26
Closing balance -77 -54
of which, long-term portion -66 -50

maturity structure

EUR million 2020 2019
0–1 year -11 -4
1–5 years -5 -5
> 5 years -61 -45
Total -77 -54
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note 16 net debt reconciliation

2020 Assets  Liabilities

EUR million

Cash and 
cash  

equivalents

Pledged 
cash   

assets*
Deriva- 

tives

Short-
term 
loans 

Long- 
term 
loans

Deriva- 
tives Total

Opening balance - - 3 1 116 4,376 57 5,552
Cash flow 211 - - -551 1,168 -16 812
Reclassification - - 11 46 -46 -11 -
Non-cash transactions - - - - - 61 61
Translation difference - - - -3 5 - 2
Closing balance 211 - 14 608 5,503 91 6,427

*) restricted cash

2019 Assets  Liabilities

EUR million

Cash and 
cash  

equivalents

Pledged 
cash   

assets*
Deriva- 

tives

Short-
term 
loans 

Long- 
term 
loans

Deriva- 
tives Total

Opening balance 1 - - 252 4,925 44 5,222
Cash flow - - - 560 -281 2 281
Reclassification - - 21 304 -304 -21 -
Non-cash transactions -1 -18 - - 32 13
Translation difference - - - - 36 - 36
Closing balance - - 3 1,116 4,376 57 5,552

*) restricted cash

note 17 trade and other payables

EUR million 2020 2019
Accrued interest expenses 45 39
Other accrued expenses 4 3
Trade payables 1 -
Other payables 5 1
Total current payables 55 43
Total trade and other payables 55 43
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note 18 pledged assets and contingent liabilities

note 19 equity

proposed appropriation of profits

The Annual General Meeting has the following 
amount at its disposal in the Parent Company, 
in EUR.

Retained earnings -84,137,889
Share premium reserve 1,101,872,180
Profit for the year -36,808,537
Total 980,925,754

The Board proposes that the amount be 
allocated as follows.

EUR 0.0375 per A-share 119,692,842.75
EUR 0.10 per D-share 22,000,000.00
Carried forward 839,232,911.25
Total 980,925,754.00

Board statement on the proposed 
dividend

The Group and the Parent Company have good 
liquidity, and following the proposed dividend,  
the equity ratios of the Group and the Parent 
Company will be 42 percent and 14 percent, 
respectively.

In the Board’s assessment,  
which takes into account liquidity needs,  
the proposed business plan,  
investment plans and the ability to raise long-
term credit,  
there are no indications that the Group or the 
Parent Company will have insufficient equity 
following the proposed dividend.

note 20 related parties

The Parent Company has a controlling 
influence over its subsidiaries as described in 
note 10.

The Parent Company has sales to Group 
companies amounting to EUR 33 million (28).  

The Parent Company’s purchases from Group 
companies amounted to  
EUR 29 million (21).

Related party transactions for the Group is 
described in note 26 for the Group.

contingent liabilities

EUR million 2020 2019
Guarantees on behalf of subsidiaries 652 662
Other guarantees 1,065 33
Total 1,717 695

Guarantees provided is mainly related to 
the Euro Medium Term Note program for the 
benefit of a subsidiary,  
Akelius Residential Property Financing B.V.

The Parent Company does not have any assets 
pledged.

note 21 subsequent events

Akelius Residential Property Financing B.V. 
has issued a senior unsecured bond of  
EUR 600 million. 

The bond matures in 2030-02-22.
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signatures
The board assures that the annual accounts have been prepared using generally accepted 
accounting policies. The annual accounts give a true and fair view of the company’s financial 
position and performance and the directors’ report gives a fair review of the development of the 
company’s operations, financial position and performance and describes the principal risks and 
uncertainties facing the Group.

The consolidated accounts have been prepared in accordance with the international set of 
accounting standards referred to in Regulation (EC) No. 1606/2002 of the European Parliament 
and of the Council of July 19, 2002 on the application of international accounting standards. The 
consolidated accounts give a true and fair picture of the Group’s financial position and performance 
and the directors’ report gives a fair review of the development of the Group’s operations, financial 
position and performance and describes the principal risks and uncertainties facing the Group and 
the companies in the Group.

The date is stated in the electronic signatures.

Anders Lindskog Igor Rogulj   Lars Åhrman 
Chairman of the Board

Kerstin Engström                                   Thure Lundberg              Ralf Spann 
                 Managing Director 

Our audit report for these annual accounts was issued on the day stated in our electronic 
signature. 
Ernst & Young AB

Jonas Svensson                                         Ingemar Rindstig  
Authorized Public Accountant            Authorized Public Accountant                        
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auditor’s report

To the general meeting of shareholders of Akelius Residential Property AB (publ), corporate 
identity number 556156-0383

report on the annual accounts 
and the consolidated  
accounts 
opinions

We have audited the annual accounts and 
consolidated accounts of Akelius Residential 
Property AB (publ) except for the corporate 
governance statement on pages 78-84 for 
the year 2020. The annual accounts and 
consolidated accounts of the company are 
included on pages 66-155 in this document.

In our opinion, the annual accounts have 
been prepared in accordance with the 
Annual Accounts Act and present fairly, in all 
material respects, the financial position of 
the parent company as of 31 December 2020 
and its financial performance and cash flow 
for the year then ended in accordance with 
the Annual Accounts Act. The consolidated 
accounts have been prepared in accordance 
with the Annual Accounts Act and present 
fairly, in all material respects, the financial 
position of the group as of 31 December 2020 
and their financial performance and cash flow 
for the year then ended in accordance with 
International Financial Reporting Standards 
(IFRS), as adopted by the EU, and the Annual 
Accounts Act. Our opinions do not cover the 
corporate governance statement on pages 
78-84. The statutory administration report is 
consistent with the other parts of the annual 
accounts and consolidated accounts.

We therefore recommend that the general 
meeting of shareholders adopts the income 
statement and balance sheet for the parent 
company and the group.

Our opinions in this report on the annual Our 
opinions in this report on the annual accounts 
and consolidated accounts are consistent 
with the content of the additional report that 
has been submitted to the parent company's 
audit committee in accordance with the Audit 
Regulation (537/2014) Article 11.

basis for opinions

We conducted our audit in accordance with 
International Standards on Auditing (ISA) 
and generally accepted auditing standards 
in Sweden. Our responsibilities under those 
standards are further described in the 
Auditor’s Responsibilities section. We are 
independent of the parent company and 
the group in accordance with professional 
ethics for accountants in Sweden and have 
otherwise fulfilled our ethical responsibilities 
in accordance with these requirements. 
This includes that, based on the best of our 
knowledge and belief, no prohibited services 
referred to in the Audit Regulation (537/2014) 
Article 5.1 have been provided to the audited 
company or, where applicable, its parent 
company or its controlled companies within 
the EU.

We believe that the audit evidence we have 
obtained is sufficient and appropriate to 
provide a basis for our opinions.
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key audit matters

Key audit matters of the audit are those 
matters that, in our professional judgment, 
were of most significance in our audit of the 
annual accounts and consolidated accounts 
of the current period. These matters were 
addressed in the context of our audit of, and 
in forming our opinion thereon, the annual 
accounts and consolidated accounts as a 
whole, but we do not provide a separate 
opinion on these matters. For each matter 
below, our description of how our audit 
addressed the matter is provided in that 
context. 

We have fulfilled the responsibilities 
described in the Auditor’s responsibilities 
for the audit of the financial statements 
section of our report, including in relation 
to these matters. Accordingly, our audit 
included the performance of procedures 
designed to respond to our assessment of 
the risks of material misstatement of the 
financial statements. The results of our 
audit procedures, including the procedures 
performed to address the matters below, 
provide the basis for our audit opinion on the 
accompanying financial statements. 

valuation of investment properties

description

The recorded fair value of investment 
properties is 12 021 mEUR at 31 December 
2020. The recorded fair value is based on 
an internal valuation of each property. The 
valuation policy and valuation model are 
consistently used in all countries where 
Akelius has property operations. 

Based on the high degree of assumptions and 
assessments which are made in connection 
with property valuations, we believe that this 
area is a particularly important area in our 
audit. A description of the valuation of the 
property portfolio is stated in the section on 
accounting principles in note 2 and note 11 on 
investment properties. 

how our audit addressed this key audit matter

During our audit we have evaluated the 
companý s property valuation process by 
evaluating the valuation methodology and 
assumptions in the prepared valuations. We 
have also evaluated the skills of the internal 
experts. 

We have made comparisons to known market 
information. With support from our internal 
valuation expertise, we have reviewed the 
model used to perform property valuations. 
We have reviewed, for a sample of properties, 
the reasonability of the adopted assumptions 
such as yield rates, capital expenditure 
and vacancy rates with support of our 
internal valuation expertise. For a sample of 
properties, we have tested rental income and 
operating costs as well as the arithmetical 
accuracy of calculations. We have reviewed 
the disclosures provided in the annual 
accounts.

other information than the annual 
accounts and consolidated accounts
This document also contains other information 
than the annual accounts and consolidated 
accounts and is found on pages [A-B]. The 
Board of Directors and the Managing Director 
are responsible for this other information. 

Our opinion on the annual accounts and 
consolidated accounts does not cover this 
other information and we do not express any 
form of assurance conclusion regarding this 
other information.

In connection with our audit of the annual 
accounts and consolidated accounts, our 
responsibility is to read the information 
identified above and consider whether the 
information is materially inconsistent with the 
annual accounts and consolidated accounts. 
In this procedure we also take into account 
our knowledge otherwise obtained in the audit 
and assess whether the information otherwise 
appears to be materially misstated.

If we, based on the work performed 
concerning this information, conclude that 
there is a material misstatement of this other 
information, we are required to report that 
fact. We have nothing to report in this regard.
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responsibilities of the Board of Directors 
and the Managing Director

The Board of Directors and the Managing 
Director are responsible for the preparation 
of the annual accounts and consolidated 
accounts and that they give a fair presentation 
in accordance with the Annual Accounts Act 
and, concerning the consolidated accounts, 
in accordance with IFRS as adopted by the 
EU. The Board of Directors and the Managing 
Director are also responsible for such internal 
control as they determine is necessary to 
enable the preparation of annual accounts 
and consolidated accounts that are free from 
material misstatement, whether due to fraud 
or error.

In preparing the annual accounts and 
consolidated accounts, The Board of Directors 
and the Managing Director are responsible 
for the assessment of the company’s and the 
group’s ability to continue as a going concern. 
They disclose, as applicable, matters related 
to going concern and using the going concern 
basis of accounting. The going concern basis 
of accounting is however not applied if the 
Board of Directors and the Managing Director 
intends to liquidate the company, to cease 
operations, or has no realistic alternative but 
to do so.

The Audit Committee shall, without prejudice 
to the Board of Director’s responsibilities and 
tasks in general, among other things oversee 
the company’s financial reporting process.

auditor’s responsibility

Our objectives are to obtain reasonable 
assurance about whether the annual accounts 
and consolidated accounts as a whole are 
free from material misstatement, whether 
due to fraud or error, and to issue an auditor’s 
report that includes our opinions. Reasonable 
assurance is a high level of assurance, but is 
not a guarantee that an audit conducted in 
accordance with ISAs and generally accepted 
auditing standards in Sweden will always 
detect a material misstatement when it exists. 
Misstatements can arise from fraud or error 
and are considered material if, individually or 
in the aggregate, they could reasonably be 
expected to influence the economic decisions 
of users taken on the basis of these annual 
accounts and consolidated accounts.

As part of an audit in accordance with ISAs, we 
exercise professional judgment and maintain 
professional skepticism throughout the audit. 
We also:

 -  Identify and assess the risks of material 
misstatement of the annual accounts and 
consolidated accounts, whether due to 
fraud or error, design and perform audit 
procedures responsive to those risks, and 
obtain audit evidence that is sufficient 
and appropriate to provide a basis for 
our opinions. The risk of not detecting a 
material misstatement resulting from fraud 
is higher than for one resulting from error, 
as fraud may involve collusion, forgery, 
intentional omissions, misrepresentations, 
or the override of internal control.

 -  Obtain an understanding of the company’s 
internal control relevant to our audit in 
order to design audit procedures that are 
appropriate in the circumstances, but not 
for the purpose of expressing an opinion on 
the effectiveness of the company’s internal 
control. 

 -  Evaluate the appropriateness of accounting 
policies used and the reasonableness 
of accounting estimates and related 
disclosures made by the Board of Directors 
and the Managing Director. 
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 - Conclude on the appropriateness of the 
Board of Directors’ and the Managing 
Director’s use of the going concern basis 
of accounting in preparing the annual 
accounts and consolidated accounts. 
We also draw a conclusion, based on the 
audit evidence obtained, as to whether 
any material uncertainty exists related 
to events or conditions that may cast 
significant doubt on the company’s and 
the group’s ability to continue as a going 
concern. If we conclude that a material 
uncertainty exists, we are required to 
draw attention in our auditor’s report 
to the related disclosures in the annual 
accounts and consolidated accounts or, if 
such disclosures are inadequate, to modify 
our opinion about the annual accounts and 
consolidated accounts. Our conclusions are 
based on the audit evidence obtained up to 
the date of our auditor’s report. However, 
future events or conditions may cause a 
company and a group to cease to continue 
as a going concern.

 - Evaluate the overall presentation, structure 
and content of the annual accounts and 
consolidated accounts, including the 
disclosures, and whether the annual 
accounts and consolidated accounts 
represent the underlying transactions 
and events in a manner that achieves fair 
presentation.

 - Obtain sufficient and appropriate 
audit evidence regarding the financial 
information of the entities or business 
activities within the group to express an 
opinion on the consolidated accounts. 
We are responsible for the direction, 
supervision and performance of the group 
audit. We remain solely responsible for our 
opinions. 

We must inform the Board of Directors of, 
among other matters, the planned scope 
and timing of the audit. We must also inform 
of significant audit findings during our audit, 
including any significant deficiencies in 
internal control that we identified.

We must also provide the Board of Directors 
with a statement that we have complied with 
relevant ethical requirements regarding 
independence, and to communicate with 
them all relationships and other matters 
that may reasonably be thought to bear on 
our independence, and where applicable, 
actions taken to eliminate threats or related 
safeguards applied.

From the matters communicated with the 
Board of Directors, we determine those 
matters that were of most significance in the 
audit of the annual accounts and consolidated 
accounts, including the most important 
assessed risks for material misstatement, 
and are therefore the key audit matters. We 
describe these matters in the auditor’s report 
unless law or regulation precludes disclosure 
about the matter. 
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report on other legal and  
regulatory requirements

opinions

In addition to our audit of the annual accounts 
and consolidated accounts, we have also 
audited the administration of the Board of 
Directors and the Managing Director of ABC 
AB (publ) for the year 2020 and the proposed 
appropriations of the company’s profit or loss.

We recommend to the general meeting of 
shareholders that the profit be appropriated in 
accordance with the proposal in the statutory 
administration report and that the members 
of the Board of Directors and the Managing 
Director be discharged from liability for the 
financial year.

basis for opinions

We conducted the audit in accordance with 
generally accepted auditing standards in 
Sweden. Our responsibilities under those 
standards are further described in the 
Auditor’s Responsibilities section. We are 
independent of the parent company and 
the group in accordance with professional 
ethics for accountants in Sweden and have 
otherwise fulfilled our ethical responsibilities 
in accordance with these requirements.

We believe that the audit evidence we have 
obtained is sufficient and appropriate to 
provide a basis for our opinions.

responsibilities of the Board of Directors 
and the Managing Director

The Board of Directors is responsible for the 
proposal for appropriations of the company’s 
profit or loss. At the proposal of a dividend, 
this includes an assessment of whether 
the dividend is justifiable considering the 
requirements which the company's and the 
group’s type of operations, size and risks place 
on the size of the parent company's and the 
group’s equity, consolidation requirements, 
liquidity and position in general.

The Board of Directors is responsible 
for the company’s organization and the 
administration of the company’s affairs. This 
includes among other things continuous 
assessment of the company’s and the group’s 
financial situation and ensuring that the 
company's organization is designed so that 
the accounting, management of assets and 
the company’s financial affairs otherwise 
are controlled in a reassuring manner. The 
Managing Director shall manage the ongoing 
administration according to the Board 
of Directors’ guidelines and instructions 
and among other matters take measures 
that are necessary to fulfill the company’s 
accounting in accordance with law and handle 
the management of assets in a reassuring 
manner.

Auditor’s responsibility

Our objective concerning the audit of the 
administration, and thereby our opinion about 
discharge from liability, is to obtain audit 
evidence to assess with a reasonable degree 
of assurance whether any member of the 
Board of Directors or the Managing Director in 
any material respect:

 - has undertaken any action or been guilty of 
any omission which can give rise to liability 
to the company, or

 -  in any other way has acted in contravention 
of the Companies Act, the Annual Accounts 
Act or the Articles of Association. 

Our objective concerning the audit of the 
proposed appropriations of the company’s 
profit or loss, and thereby our opinion about 
this, is to assess with reasonable degree 
of assurance whether the proposal is in 
accordance with the Companies Act.
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Reasonable assurance is a high level of 
assurance, but is not a guarantee that an 
audit conducted in accordance with generally 
accepted auditing standards in Sweden will 
always detect actions or omissions that can 
give rise to liability to the company, or that 
the proposed appropriations of the company’s 
profit or loss are not in accordance with the 
Companies Act.

As part of an audit in accordance with 
generally accepted auditing standards in 
Sweden, we exercise professional judgment 
and maintain professional skepticism 
throughout the audit. The examination 
of the administration and the proposed 
appropriations of the company’s profit or loss 
is based primarily on the audit of the accounts. 
Additional audit procedures performed 
are based on our professional judgment 
with starting point in risk and materiality. 
This means that we focus the examination 
on such actions, areas and relationships 
that are material for the operations and 
where deviations and violations would have 
particular importance for the company’s 
situation. We examine and test decisions 
undertaken, support for decisions, actions 
taken and other circumstances that are 
relevant to our opinion concerning discharge 
from liability. As a basis for our opinion on the 
Board of Directors’ proposed appropriations of 
the company’s profit or loss we examined the 
Board of Directors’ reasoned statement and 
a selection of supporting evidence in order to 
be able to assess whether the proposal is in 
accordance with the Companies Act.

the auditor’s examination of the 
corporate governance statement

The Board of Directors is responsible for that 
the corporate governance statement on pages 
78-84 has been prepared in accordance with 
the Annual Accounts Act.

Our examination of the corporate governance 
statement is conducted in accordance 
with FAŔ s standard RevR 16 The auditoŕ s 
examination of the corporate governance 
statement. This means that our examination 
of the corporate governance statement is 
different and substantially less in scope 
than an audit conducted in accordance with 
International Standards on Auditing and 
generally accepted auditing standards in 
Sweden. We believe that the examination 
has provided us with sufficient basis for our 
opinions.

A corporate governance statement has been 
prepared. Disclosures in accordance with 
chapter 6 section 6 the second paragraph 
points 2-6 of the Annual Accounts Act and 
chapter 7 section 31 the second paragraph 
the same law are consistent with the other 
parts of the annual accounts and consolidated 
accounts and are in accordance with the 
Annual Accounts Act.

Ernst & Young AB, Box 7850, 103 99 
Stockholm, was appointed auditor of Akelius 
Residential Property AB by the general 
meeting of the shareholders on the 3 April 
2020 and has been the company’s auditor 
since 2018.

Jonas Svensson 
Authorized Public Accountant 

Ingemar Rindstig 
Authorized Public Accountant 

Stockholm, on the day stated in our electronic signature. 
Ernst & Young AB
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net asset value and loan-to-value ratio

EUR million 2020 2019
Equity 5,374 5,526
Deferred tax 865 933
Deferred taxes reported as liability held for sale 3 13
Derivatives 82 61
Net asset value 6,324 6,533

Total interest-bearing liabilities 6,042 5,356
Hybrid bonds -999 -499
Cash and cash equivalents -250 -19
Pledged cash assets -1 -
Net debt 4,792 4,838
Total assets 12,563 12,149
Cash and cash equivalents -250 -19
Pledged cash assets -1 -
Net assets 12,312 12,130
Loan to value, percent 39 40

Net debt 4,792 4,838
Less senior unsecured debt -3,686 -3,199
Secured debt minus pledged cash, cash and cash  
equivalents 1,106 1,639
Net asset 12,312 12,130
Loan-to-value ratio, secured loan, percent 9 14

Equity 5,374 5,526
Hybrid bonds 999 499
Equity and hybrid bonds 6,373 6,025
Total asset 12,563 12,149
Equity ratio, percent 43 45
Equity and hybrid capital ratio, percent 51 50

alternative performance measures
Calculation of alternative key figures using guidelines published by the European Securities and 
Markets Authority.

liquidity

EUR million 2020 2019 
Cash and cash equivalents 250 19
Unutilized credit facilities 844 814
Liquid financial assets 23 8
Liquidity 1,117 841
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unencumbered asset ratio

EUR million 2020 2019
Intangible assets 23 19
Unencumbered properties 6,324 5,766
Right-of-use assets 14 16
Tangible fixed assets 5 6
Deferred tax 4 2
Financial assets 5 4
Trade and other receivables 109 116
Derivatives 14 3
Unencumbered assets 6,498 5,932

Unsecured loans 3,686 3,199
Subordinated debt -6 -12
Cash and cash equivalents -250 -19
Net unsecured senior debt 3,430 3,168

Unencumbered asset ratio 1.89 1.87

alternative performance measures, continued

average interest rate

EUR million 2020 2019 
Interest-bearing liabilities excluding hybrid bonds 5,043 4,857
Interest cost based on interest at December 31 98 109
Average interest rate 1.95 2.25

return on equity

EUR million 2020 2019 
Comprehensive income for the year -27 416
Opening equity 5,526 5,370
Return on equity - 8
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rental income and net operating income growth for like-for-like properties

EUR million 2020 2019
Growth
percent

Rental income 471 496 -5.0
Purchases and sales -10 -41
Service revenue -35 -40
Exchange differences - -3
Like-for-like rental income 426 412 3.6

Net operating income 259 260 -0.5
Purchases and sales -9 -29
Exchange differences - -1
Like-for-like net operating income 250 230 8.4

alternative performance measures, continued

adjusted net operating income

EUR million 2020

Adjustment  
for other  
services

Adjusted
2020

Rental income 471 -91 380
Operating expenses -184 91 -93
Maintenance -28 -28
Net operating income 259 - 259

Net operating income margin, percent 54,9 68,2

realized value growth

EUR million 2020 2019
Proceeds from the sale of properties 185 1,616
Costs of sale -4 -18
Acquisition costs -93 -663
Accumulated investments -23 -262
Realized value growth 65 673
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alternative performance measures, continued

development of EBITDA

EUR million
Dec 2019– 
Dec 2020

EBITDA 227
Like-for-like rental income 14
Like-for-like operating expenses and maintenance 5
Like-for-like net operating income 19

Purchase and sales rental income -32
Purchase and sales operating expenses and maintenance 12
Purchase and sales net operating income -20

Central administrative expenses -3
Other income and expenses -2
EBITDA 221



adjusted EBITDA

EBITDA plus other financial income and 
expenses.  
It is used to show results excluding interest 
expenses and changes in the value of assets 
and liabilities.

adjusted net operating income margin

Net operating income margin excluding 
income from operating expenses included in 
the rent invoiced to the tenants,  
such as utility and property taxes. 
It highlights the ongoing earning capacity 
from property management related to rental 
services only.

annual property return

Gain from the revaluation of properties and 
net operating income on an annual basis in 
relation to the fair value of the properties at 
the beginning of the year.  
It illustrates the total return on the property 
portfolio.

average interest rate

Average interest rate on the total  
interest-bearing liabilities, excluding hybrid 
bonds, at period end. 
This key figure shows financial risk.

capitalization rate

The rate of return used in assessing the 
terminal value of property in the fair value 
assessment.

cash sources

Cash sources include liquidity, contracted 
sales, and profit before tax and revaluation.

cash uses

Cash uses include investments, contracted 
purchases, and short-term loans.

debt maturities, years

Volume-weighted remaining term of  
interest-bearing loans and derivatives on the 
balance sheet date.  
It illustrates the company’s refinancing risk.

debt coverage capacity

Net debt in relation to EBITDA. 
Net debt in relation to EBITDA including 
realized change in value. 
It shows how many years it takes for the 
company to pay off its debts with current 
earnings.

discount rate

Rate of return used in assessing the present 
value of future cash flow and terminal value in 
the fair value assessment of properties.

earnings capacity

The earnings capacity is based on the property 
portfolio at the balance sheet date and the 
portfolio's gross rent, real vacancy, estimated 
operating expenses, and maintenance costs 
during a normal year, as well as central 
administrative expenses. 
Interest expenses are based on net debt on the 
balance sheet date calculated at the currency 
rate on the balance sheet date. 
No tax has been calculated as it relates mainly 
to deferred tax that does not affect the cash 
flow. 
The earnings capacity is not a forecast for the 
coming twelve months. 
It contains no estimates of rent, vacancy, 
currency exchange, future property purchases, 
and sales or interest rate changes. 

EBITDA

Net operating income plus central 
administrative expenses, and  
other income and expenses.  
Facilitates the analysis of current operating 
profit.

equity ratio

Equity in relation to total assets. 
It highlights the company’s financial stability.

income return

Net operating income on an annual basis in 
relation to the fair value of the properties at the 
beginning of the year.  
It measures the yield on the property portfolio.

in-place rent

Contracted rent excluding rental discounts and 
temporary charges.
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interest rate hedge

Volume-weighted remaining term of interest 
rates on interest-bearing loans and derivatives 
on the balance sheet date.  
It illustrates the company’s sensitivity to 
interest rate changes. 

interest coverage ratio

Adjusted EBITDA plus realized value growth for 
the latest rolling 12-month  
period in relation to net interest expenses for 
the latest rolling 12-month period.  
It illustrates the company’s sensitivity to 
interest rate changes.

liquidity

The liquidity reserve consists of cash and cash 
equivalents, unutilized credit facilities, and 
liquid financial assets that can be liquidized 
within three working days.

liquid financial assets

Holdings in listed debt securities and equity 
securities with an investment grade rating. 
Included in the calculation of liquidity.

like-for-like properties

Properties owned during the compared 
periods.  
This means that properties that were acquired 
or sold during any of the compared periods are 
excluded.  
It facilitates the analysis and the comparison 
between different periods when properties that 
do not figure in all the periods are excluded.

loan-to-value ratio

Net debt divided by net assets.  
This key figure shows financial risk.

loan-to-value ratio, secured loans

Net debt reduced by unsecured interest-
bearing debt divided by net assets.  
This key figure shows financial risk.

net asset

Total assets minus pledged cash, cash and cash 
equivalents.  
It is used to illustrate the company’s net assets.

net asset value

Equity, deferred tax, and derivatives.  
It is used to highlight the company’s  
long-term capital that is not  
interest-bearing.

net debt

Interest-bearing liabilities excluding leasing, 
less subordinated debt, cash and cash 
equivalents, and pledge cash assets.  
It is used to facilitate analysis of the company’s 
real indebtedness.

net financial items

The net of interest income, interest expenses, 
other financial income and expenses, and 
changes in the fair value of derivatives.  
Summarizes financial income and expenses 
and is used to explain the financial items' 
contribution to profit or loss.

net letting

The sum of agreed contracted annual rents 
for new lettings for the period less terminated 
annual rents.  
Demonstrates the effect of the vacancy 
development illustrated in annual rent.

net interest expenses

Total interest expenses less interest on 
subordinated debt, one-off financing charges 
and interest on cash, cash equivalents and, 
liquid financial assets.  
It is used to facilitate analysis of the company’s 
interest results.

net operating income

Rental income less property costs. 
It highlights the ongoing earning capacity from 
property management.

net operating income margin

Net operating income in relation to rental 
income.  
It highlights the ongoing earning capacity from 
property management.

definitions, continued
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other income and expenses

Items from secondary activities such as 
gains on disposals of fixed assets other than 
investment properties,  
income and expenses from temporary 
services rendered after the sale of properties. 
It summarizes income and expenses from 
business operations ancillary to the main 
business operations. 

property costs
This item includes direct property costs,  
such as operating expenses, utility expenses, 
maintenance costs, and property taxes. 

property portfolio

Investment properties, owner-occupied 
properties, and investment properties 
classified as assets held for sale.

realized value growth

Proceeds from the sale of investment 
properties minus acquisition costs, 
accumulated investments, and costs of sale.  
This item demonstrates the actual result of 
sales measured from the acquisition to sale.

real vacancy rate

The total number of vacant apartments less 
the number of apartments vacant due to 
renovation work or planned sales,  
in relation to the total number of apartments.  
Real vacancy is measured on the first day after 
the period end.  
This rate facilitates the analysis of long-term 
vacancy for the company.

renewed and renegotiated rental 
contracts

All changes in rental levels for remaining 
tenants.  
This item highlights changes in contracts with 
existing customers.

rental income

Rental value less vacancies and rent discounts.

rent potential

The new lease level per area of the last  
12 months divided by the rent per area per 
the last day of the period for all occupied 
apartments.

rental value

12 months' rent for apartments, 
including a market rent for vacant apartments.

return on equity

Comprehensive income divided by opening 
equity.  
It shows the return offered on the owners’ 
invested capital.

unencumbered asset ratio

Unencumbered assets divided by unsecured 
loans minus subordinated debt, cash and cash 
equivalents.  
It is used to assess unencumbered assets in 
relation to unsecured senior interest-bearing 
debt.

vacancy rate

The number of vacant apartments in relation to 
the total number of apartments.  
The vacancy rate is measured on the first day 
after the period end.

value growth

Changes in the value of investments properties 
excluding investment and change in currencies.  
It demonstrates the changes in value of 
properties cleared for currency effects and 
capital spent.

walk score

Rating from 0 to 100 for how easy it is to carry 
out daily errands without a car,  
where 100 is the best. 
Walk score is provided by Walkscore.com 
and is disclosed to rate the location of the 
properties.

definitions, continued
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Head office, Sweden
Rosenlundsgatan 50
Box 38149
100 64 Stockholm
+46 (0)10-722 31 00
akelius.se

Germany
Erkelenzdamm 11-13
D-10999 Berlin
+49 (0) 30 7554 110 
akelius.de

Canada
289 Niagara Street
Toronto M6J 0C3
+1 (416) 214-2626
akelius.ca

England
10 Bloomsbury Way
London WC1A 2SL
+44 (0) 2 078 719 695
akelius.co.uk

France
24 rue Cambacérès
75008 Paris
+33 1 40 06 85 00
akelius.fr

United States
300 A Street, 5th Floor
Boston,  MA 02210
+1 857 930-39 00
akelius.us

Denmark
Nørre Voldgade 80, 2. floor
1358 Copenhagen K
+45 88 62 62 78
akelius.dk


