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• Rental income increased to SEK 477 million (386)

• Net operating income increased to SEK 218 million 
(166)

• Income from property management amounted to  
SEK 69 million (1)

• Unrealized changes in the value of investment 
properties of SEK 659 million (222)

• Changes in the value of financial instruments of 
SEK -7 million (-49)

• Profit before tax increased to SEK 746 million (190)

• Profit after tax increased to SEK 576 million (156)

• Earnings per share amounted to SEK 6.26 (1.98) 
before dilution and amounted to 6.23 (1.96)  
after dilution

KEY FIGURES* 

Amounts in SEK million
2019

Jan – Mar
2018

Jan – Mar
2018

Jan – Dec

Rental income, SEK m  477.0     386.3     1,786.6    

Net operating income, SEK m  217.6     166.0     931.0    

Gross margin, %  45.6     43.0     52.1    

Income from property management, SEK m  69.5     1.5     301.8    

Profit after tax, SEK m  576.1     156.3     3,307.6    

Earnings per share SEK, basic  6.26     1.98     37.31    

Earnings per share SEK, diluted  6.23     1.96     37.23    

Equity per share, SEK  142.57     102.38     136.31    

Equity EPRA NAV per share, SEK  175.29     125.35     167.09    

Equity EPRA NNNAV per share, SEK  162.70     114.37     152.58    

Fair value properties, SEK m  32,115.5     21,952.7     31,091.2    

Equity ratio, %  37.7     33.9     37.5    

Equity ratio EPRA NAV, %  46.3     41.5     46.0    

* Definitions – see page 19
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Collaboration is our strategy
Our vision is to create dynamic districts where the needs of our ten-
ants are the focus. A dynamic district is one that is socially sustainable. 
This is why a key part of our business model involves contributing to 
socially sustainable development in our districts. Collaboration is a key 
word within our strategy, and has also underpinned our work during 
the first quarter. We support a range of initiatives aimed at giving 
children and young people the opportunity to enjoy meaningful rec-
reation. For example, during the quarter we started a partnership with 
Djurgården IF Ice Hockey Club on their Ishockey för Alla (Ice Hockey 
for All) project in Alby/Hallunda/Tumba and Husby/Kista/Akalla, and 
surrounding areas. The project aims to provide meaningful activities 
for children, young people and families in the form of grass hockey, ice 
hockey and ice skating. 

Associations of property owners are another form of collaboration 
which are important for our work. Working alongside the police force 
and municipality, the association of property owners in Gottsunda/
Valsätra of which we are a member, and hold the position of chair, 
carried out a civil dialogue during an evening which generated almost 
1,000 responses from residents. This culminated in a so-called pledge 
to citizens during the first quarter. Alongside fellow members of the 
association and other participants, we collaborate on a number 
of activities in order to enhance the district. These include security 
surveys and joint efforts in the outdoor environment to improve peace 
of mind and well-being.

And in Sollentuna Municipality, we’ve taken part in the launch of a BID 
(Business Improvement District) project along with a number of other 
real estate owners, the municipality, the police force and the Church 
of Sweden. Within the scope of the BID project, we’ll be helping to im-
prove the financial and social conditions in the district. We have good 
previous experience of this type of collaboration, and can see that this 
model will continue to form an important part of our work.

Stockholm April 26, 2019

Svein Erik Lilleland
CEO, Hembla

Organizational change with the tenant in focus
The first quarter of 2019 has been marked by the organizational 
change currently taking place in the company. The regional structure 
of the Management business area is being converted into an organi-
sational setup divided by function. In practice, this means service and 
management issues will be handled by centralized units serving the 
company as a whole. Our direction and destination are clear: we are 
building an organization that will be even better equipped to focus on 
our tenants. The new organisation will deliver greater accessibility and 
a higher level of service, while also enabling us to harness the compe-
tence of our employees and create new, professional development 
opportunities. We’re now well under way. 

Fundamental to any organizational change is to approach the process 
itself with diligence. The support and commitment of employees are 
vital. This creates a sense of shared ownership and responsibility for 
the process which I’m convinced will lead to a better final result. So 
during the first quarter, every employee in the management organi-
zation has actively participated in the creation of new processes and 
working methods. We operate within a clear framework with a defined 
objective, and as an organization, we’re taking these steps together.   

An organizational change of this scale represents a big investment. 
It requires time, and, not least, personnel and monetary resources. 
As a result, the return on investment must be clear. For us, improved 
tenant satisfaction is the most important factor that will ultimately 
tell us whether we have succeeded. During February, we completed 
our annual tenants survey, which was jointly distributed by all of the 
company’s employees at the end of the previous quarter. Despite not 
yet evaluating the results of the organizational change, the survey un-
derlined that the changes we’ve already implemented have enabled 
us to take a big step closer to meeting the needs of our tenants.

Customer service unit delivers excellent results
One of the questions in the annual tenants’ survey asked respondents 
how they would prefer to get in touch with our service organization. An 
overwhelming majority of our tenants expressed a preference for an 
easily accessible, central customer service facility where people can 
get assistance in their own language. The centralised customer ser-
vice unit we rolled out on a small scale in December 2018 was the first 
part of the organisational change. And the results were really pleasing. 
During the first quarter, the unit recorded over 1,000 tenant interac-
tions on average per week, mainly by telephone and via social media. 
This takes place in more than eight languages. The customer service 
unit will be reinforced by additional resources in order to become the 
main channel for our service provision. 

Results
During the first quarter of 2019, continued growth has remained 
strong in rental income and net operating income. This has been 
driven by acquisitions in combination with Hembla’s proven business 
model to invest and develop both our apartments and their com-
mon areas as well as exteriors. For a comparable portfolio, the total 
property expenses have increased, mainly due to maintenance, 
which is reflected in Hemblas’ continually more proactive approach to 
maintenance spend. We are convinced that this approach allows us 
to keep focus on our tenants and that it will increase the value of our 
assets in the long run.

We are building an 
organization that will be 
even better equipped to 

focus on our tenants.

Statement from the CEO
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Consolidated statement of  
comprehensive income

Amounts in SEK million
2019

Jan – Mar
2018

Jan – Mar
2018

Jan – Dec

Rental income  477     386     1,787    

Operating expenses -223    -186    -676    

Maintenance expenses -27    -23    -132    

Property tax -9    -8    -33    

Site leasehold rent  -      -4    -15    

Total property costs -259    -220    -856    

Net operating income  218     166     931    

Central administration -43    -35    -185    

Net finance items -101   -81    -395    

Leasehold fee -4

Breakage fees refinancing  -      -49    -49    

Income from property management  69     1     302    

Dividend income from investments  24    -  5    

Realized value changes of investment property -     15     19    

Changes in value of investment property  659     222     3,737    

Realized value changes financial derivatives, refinancing  -      -44    -9    

Unrealized changes in value of financial instruments -7    -5    -12    

Impairment of goodwill  -      -1    -41    

Profit before tax  746     190     4,001    

Tax -170    -34    -694    

Net profit for the period  576     156     3,308    

Other comprehensive income - - -

Total comprehensive income for the period - - -

Total comprehensive income for the period  576     156     3,308    

Profit attributable to:

Owners of the parent company  576    156     3,308    

Non-controlling interests  -       -      - 

Total comprehensive income for the period  576     156     3,308    

Profit after tax per share SEK, before dilution 6.26  1.98     37.31    

Profit after tax per share SEK, after dilution 6.23  1.96     37.23    
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The period  
January – March 2019
Income statement items are compared with the corresponding period 
of the previous year. Balance sheet items pertain to the position at 
the end of the period and are compared with the previous year-end. 
The quarter and period refer to January-March and the year refers to 
January-December. 

Rental income and net operating income
Income for the period increased to SEK 477 million (386). The strong 
increase in income is largely a consequence of an increased property 
portfolio of 18% and the continued high pace of apartment renovations, 
which has driven rents. For a comparable portfolio the rental income 
increased by SEK 19 million corresponding to a 4.9 percent increase.

The total property costs for the period amounted to SEK -259 million 
(-220). For a comparable portfolio the operating costs increased by 
SEK 9 million, corresponding to 4.1%. The increase is mainly due to 
increased personnel costs in connection to further strengthening the 
Group and a continued proactive approach to maintenance spend.

The net operating income, i.e. total income minus bad debt losses, 
operating and maintenance costs, property administration and prop-
erty taxes for the period amounted to SEK 218 million (166), yielding 
a gross margin of 45.6 percent (43.0). For a comparable portfolio the 
net operating income increased by SEK 10 million corresponding to 
a 5.9 percent increase and the gross margin has increased by 0.4 
percentage points to 45.2 percent.

Administration costs
Administration costs during the period amounted to SEK -43 mil-
lion (-35). The increase in administration costs are mainly driven by 
personnel- and consultancy costs due to a growing and strengthened 
organization and to facilitate organizational change.

Net financial items
Net financial items during the period amounted to SEK -101 million (-81). 

The interest coverage ratio amounted to 1.6 times (1.0) for the period.

Income from property management
Income from property management (i.e. profit before changes in 
value and taxes) for the period amounted to SEK 69 million (1).

Changes in value in investment properties
During the period, changes in value on investment properties affected 
the profit in the amount of SEK 659 million (222). The average return 
requirement in the valuation is 3.66 percent (3.74). The decrease in the 
average return requirement is a result of stronger market conditions.

Changes in values of financial instruments

The changes in market value for the period affected the profit by SEK 
-7 million (-5). 

Tax
The profit before tax amounted to SEK 746 million (190). The tax cost 
for the period amounted to SEK -170 million (-34), of which SEK -195 
million (-105) consists of deferred tax related to temporary differences 
on investment properties; SEK 3 million (-17) consists of changes in val-
ue for derivatives; SEK -2 million (0) consists of deferred tax temporary 
differences on shares and SEK 24 million (88) consists of loss carryfor-
wards. The effective tax rate for the period is 22.9 (17.8) percent. 

Profit
The profit for the period after tax amounted to SEK 576 million (156), 
which corresponds to SEK 6.26 (1.98) per ordinary share before dilu-
tion, and SEK 6.23 (1.96) per share after full dilution.

COMPARABLE PORTFOLIO

Amounts in SEK million
2019

31 Mar
2018

31 Mar

Number of apartments*  18,039     18,031    

Market value properties, SEK m  26,723     21,952    

Refurbished apartments, #  5,399     3,966    

Refurbished apartments, % 29.9% 22.0%

Amounts in SEK million
2019

Jan-Mar
2018

Jan-Mar Change %

Rental income  404     385    4.9%

Total property expenses -221    -213    4.1%

Net operating income  182     172    5.9%

Gross margin 45.2% 44.8%

Refers to properties owned and held throughout the period 1 January 2018 to 31 March 2019;  
* Increased numbers of apartments due to apartment splits

RENTAL INCOME PER QUARTER, SEK MILLION NET OPERATING INCOME PER QUARTER, SEK MILLION
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Consolidated statement of  
financial position

Amounts in SEK million
2019

31 Mar
2018

31 mar
2018

jan – dec

ASSETS

Non-current assets

Intangible fixed assets  662     629     598    

Investment properties  32,115     21,953     31,091    

Leasehold  377    - -

Equipment  10     11     15    

Shares  3     6     3    

Non-current receivables  1     1     1    

Deferred tax assets - 534 630

Interest rate derivatives  4     9     18    

Total non-current assets  33,173     23,143     32,356    

Current assets

Current assets  171     261     204    

Cash and cash equivalents  1,503     3,611     892    

Total current assets  1,674     3,872     1,095    

TOTAL ASSETS  34,847     27,014     33,451    

EQUITY AND LIABILITIES

Shareholders’ equity  13,129     9,166     12,552    

Non-current liabilities

Non-current interest-bearing liabilities  15,614     13,590     15,385    

Other non-current liabilities  -       -       -      

Deferred tax liability  2,966     2,675     3,427    

Interest rate derivatives  8     11     5    

Total non-current liabilities  18,587     16,276     18,817    

Current liabilities

Current interest-bearing liabilities  2,547     1,080     1,483    

Other current liabilities  584     493     598    

Total current liabilities  3,131     1,573     2,082    

TOTAL EQUITY AND LIABILITIES  34,847     27,014     33,451    

Equity attributable to:

Parent Company shareholders  13,129    9,166     12,552    

Non-controlling interests  -       -       -      

Total equity  13,129     9,166     12,552    
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Consolidated statement of 
financial position
Management properties
The Group’s property portfolio at the end of the period consisted of 
1,688,664 sq m (1,427,514) with a current residential rental value of 
SEK 1,787 million (1,451). The management properties are  reported 
at market value and amounted, at the end of the period to SEK 32,115 
million (21,953) which corresponds to a value of SEK 19,018 SEK/m² 
(15,378).

The Group’s property portfolio at the end of the period consisted of 
21,410 apartments (18,031). For further information, please refer to 
pages 10-11.

Intangible fixed assets 
The value of intangible fixed assets amounted to SEK 662 million (629) 
at the end of the period and consists mainly of goodwill from the 
acquisition of Hyresbostäder i Sverige II AB, SEK 598 million (629), but 
also of capitalized development costs SEK 31 million (-) and capital-
ized rent payments SEK 33 million ( -), according to IFRS16. Further 
see page 17. 

Current assets
Other current assets at the close of the period amounted to SEK 171 
million (261), and relate primarily to investments in shares SEK 52 
million (128), prepaid expenses of SEK 56 million (82) and other short 
term assets of SEK 44 million (45 ).

Cash and cash equivalents
The Group’s cash and cash equivalents at the end of the period 
amounted to SEK 1,503 million (3,611). The largest items that have af-
fected cash on account for the period was cash flow from operating 
activities 125 Mkr (-88), investments in properties of -365 Mkr (-301) 
and net borrowing of SEK 855 million (2,171) during the period. 

 
Equity
The Group’s shareholders’ equity amounted to SEK 13,129 million 
(9,166) as per 31 March 2019 and the equity ratio was 37.7 percent 
(33.9). The change in the Group’s shareholders’ equity is mainly relat-
ed the profit for the period followed by the directed share issue.

Deferred tax
The deferred tax liability amounts to SEK 2,966 million (2,141) and 
consists of deferred tax liability of SEK 3,603 million (2,675), less tax 
receivable SEK 637 million (534). In previous years, deferred tax assets 
and deferred tax liabilities have been reported gross. 

Interest-bearing liabilities
The Group’s total interest-bearing liabilities amount to SEK 18,161 
million (14,670), this includes capitalized site-leasehold fees amount-
ing to SEK  377m, capitalized agreed future rental payments amouting 
to SEK 33m and is adjusted for prepaid arrangement fees of SEK -129 
million (-160). Further see pages 12-13.

Long-term interest-bearing liabilities to credit institutions amounted 
to SEK 14,203 million (11,590). The Group’s total short term interest-
bearing liabilities amounted to SEK 2,547 million (1,080). There is also 
a senior unsecured bond amounting to SEK 1,000 million (2,000), 
maturing in April 2019.
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Consolidated statement of  
changes in equity

Amounts in SEK million Share capital
Other additional  

paid-in capital

Retained earnings 
including profit  

for the year 

Equity attributable  
to Parent Company  

shareholders

Total equity capital  
attributable to 
 shareholders

Equity, 2018-01-01  1,004     2,566     4,473     8,043     8,043    

Total comprehensive income January - March 2018  -       -       156     156     156    

Other comprehensive income January - March 2018  -       -       -       -       -      

New share issue  137     830     -      967  967    

Equity, 2018-03-31  1,141     3,396     4,629     9,166     9,166    

Total comprehensive income April - December 2018  -       -       3,152     3,152     3,152    

Other comprehensive income April - December 2018  -       -       -       -       -      

New share issue  6     26     -       32     32    

Directed new share issue  13     112     -       125     125    

Subscription of warrants  13     64     -       77     77    

Closing equity, 2018-12-31  1,173     3,597     7,781     12,552     12,552    

Total comprehensive income January - March 2019  -       -       576     576     576    

Other comprehensive income January - March 2019  -       -       -       -       -      

Closing equity, 2019-03-31  1,173     3,597     8,357     13,129     13,129    
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Consolidated statement of 
cash flows

Amounts in SEK million
2019  

Jan – Mar
2018  

Jan – Mar
2018  

Jan – Dec

Income from property management  69     1     302    

Adjustment for items not included in cashflow  1    -14     11    

Taxes paid -0    -2    -2    

Cash flow before change in working capital  70    -15     311    

Increase (-) decrease (+) of working capital  55    -73     9    

Cash flow from operating activities  125    -88     320    

Investing activities

Investments in existing properties -365    -301    -1,392    

Acquisition of Group companies/properties, business combination  -       -       -      

Acquisition of Group companies/properties  -       -      -4,081    

Acquisition of inventories  -      -5    -7    

Acquisition of intangible assets -28     -       -      

Sale of properties  0     37     161    

Investments in financial fixed assets  -      -3    -29    

Share and participations, net  -       -       -      

Cash flow from investing activities -393    -272    -5,348    

Financing activities

New issue  -       967     1,202    

Raised loans  858     4,920     7,640    

Amortization of loans -3    -2,749    -3,759    

Dividend from investments  24     -       5    

Cash flow from financing activities  879     3,138     5,087    

Cash flow for the period  611     2,778    59

Cash and cash equivalents at beginning of the period  892     833    833

Cash and cash equivalents at end of the period  1,503     3,611    892

*Repurchase of group debt to seller accounted for as acquisition of group companies/properties
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CHANGE IN CARRYING AMOUNT OF PROPERTIES 

Amounts in SEK million
2019

jan – mar
2018

jan – mar

Property holdings at the beginning of the period, 1 January  31,091    21,456

Acquisitions  -       -      

Investments in existing properties  365    302

whereof investments in apartments  156    225

whereof other investments  209    77

Divestments  -      -27

Change in value investment properties, unrealized  659    222

Property portfolio at the end of the period, 31 March  32,115    21,953

Change in value during the period 2.10% 1.03%

Property portfolio

Hembla’s property portfolio consists primarily of residential properties 
in the Greater Stockholm region, Mälardalen and Östergötland. The 
property portfolio mainly comprises properties built between 1965-
1974. The majority of the total property portfolio, 64 percent of the 
market value, is located in Greater Stockholm.

Investments and divestments
Total investments during the period amounted to SEK 365 million 
(302), out of which SEK 156 million (225) relates to investments in 
apartments, SEK 209 million (77) relates to other investments in exist-
ing properties.

Apartment renovations
Out of the existing portfolio of 21,410 apartments 5,966 apartments 
(3,966) have been renovated since 2014, of which Hembla have 
renovated 5,539 apartments. During 2019, Hembla has renovated 
321 apartments (373). Rents for the apartments completed during 
the quarter have increased from an opening average of SEK 1,034 /
sq m to SEK 1,548 / sq m and 72 percent (78) of the apartments in the 
property porfolio remain unrenovated at the end of the period.

INVESTMENTS BY QUARTER, SEK MILLION INVESTMENTS DURING THE PERIOD
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HEMBLA PROPERTY PORTFOLIO 2019-03-31

City/Area
Lettable

area
Number of  

apartements
Average

rent
Percentage  

renovated
Market value  

building rights, SEK m
Market value  

properties, SEK m

Greater Stockholm

Kista/Husby  110,501     1,528     1,214    32.3% 71 2,524

Bromsten/Rinkeby  111,787     1,281     1,165    28.3% 84 2,220

Sollentuna  34,253     458     1,246    21.4% 26 673

Flemingsberg  40,572     573     1,078    22.7% 72 830

Vårby/Vårberg  66,860     863     1,123    14.8% 29 1,174

Jordbro  157,774     1,953     1,235    34.1% 88 2,997

Nynäshamn  22,677     232     1,306    48.7% 1 498

Alby  95,942     1,150     1,029    9.3% 183 1,943

Södertälje  248,025     3,351     1,276    29.2% 78 5,805

Bro  43,691     540     1,130    24.1% 27 825

Märsta  59,524     693     1,126    30.6% 49 1,028

Total Greater Stockholm  991,606     12,622     1,192    27.1% 707 20,516

Uppsala  75,330     985     1,200    33.1% 24 1,482

Eskilstuna  143,878     1,938     1,170    36.1% 37 2,785

Strängnäs  35,559     411     1,252    36.0% 21 700

Norrköping  173,830     2,303     1,163    34.1% - 3,096

Katrineholm  61,325     718     1,153    33.1% 1 1,000

Arboga  47,934     549     968    19.3% 1 528

Köping  35,060     373     1,103    27.1% - 410

Tranås  69,916     762     1,019    13.6% - 753

Västerås  54,226     749     992    5.5% 2 845

Total other locations  697,058     8,788     1,128    29.0% 86 11,599

Total  1,688,664     21,410     1,165    27.9% 793 32,115

Building rights
There is an opportunity to develop projects on land that is current-
ly unexploited across the portfolio or used for other purposes than 
housing. 

Hembla is therefore working to develop building rights on its own 
land. The total area of potential building rights is estimated at 737,785 
sq m GFA (gross floor area), covering estimated 5,326 residential units. 
As of 31 March 2019, potential building rights have been assigned a 
market value of SEK 793 million, compared to SEK 562 million at 31 
March 2018. 

Municipality

Estimated
potential new

building rights,
sq m GFA

Estimated
number of

apartments

Initiated
zoning process,

sq m GFA

Approved
zoning plan,

sq m GFA

Stockholm 77,685 955 28,800 -

Haninge 88,000 950 - -

Huddinge 59,500 660 8,000 -

Södertälje 78,000 600 20,000 -

Uppsala 42,500 530 - -

Eskilstuna 32,000 362 - 6,600

Sigtuna 30,000 400 30,000 -

Strängnäs 28,000 340 28,000 -

Upplands-Bro 22,400 295 - 2,400

Sollentuna 8,000 110 8,000 -

Katrineholm 2,300 30 - 2,300

Alby* 254,900 82 - 5,400

Västerås 10,000 n/a - -

Arboga 1,000 12 - 1,000

Nynäshamn 3,500 n/a - -

Total 737,785 5,326  122,800     17,700    

*Of 254,900 GFA there is a building permit on 5,400 sq m.
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Financing

Hembla strives to achieve a balance between debt financing and 
equity, with the long- term objective that the equity ratio should not 
fall below 30 percent and that the loan-to- value ratio shall not exceed 
65 percent in the long-term. On 31 March 2019, Hembla’s assets were 
valued at SEK 34,847 million (27,014), financed through equity of SEK 
13,128 million (9,166), deferred tax liability of SEK 2,967 million (2,674), 
interest-bearing liabilities of SEK 18,161 million (14,670), as well as 
non-interestbearing liabilities SEK 591 million (504). 

Interest-bearing liabilities
At the end of the period, Hembla had interest-bearing liabilities to 
credit instiutions and an un-secured bond totalling SEK 17,879 million, 
corresponding to a loan-to-value of approximately 51 percent 
including building rights (50), out of which liabilities to credit institu-
tions amounted to SEK 16,879 million (14,830), corresponding to an 
loan-to-value  ratio properties (including building rights) of approxi-
mately 53 percent (58). Out of the interest-bearing liabilities to credit 
institutions SEK-129 million (-160) refers to prepaid arrangement fees. 
In addition to liabilities to credit institutions, there is also one senior 
unsecured bond totalling SEK 1,000 million (2,000).

Maturity
The average term to maturity on loans owed to credit institutions is 5.6 
years. Out of the interest-bearing liabilities to credit instutions, SEK 477 
million matures in 2019. 

Fixed interest and average interest rate
The average interest rate on total interest-bearing liabilities at the 
end of the period was 2.1 percent (2.2). The average rate on liabilities 
owed to credit institutions at the end of the period was 2.0 percent 
(1.9+). The interest on the bond issued in April 2016 was during the 
period a yearly interest rate of 4.00 percent. 

Interest rate derivatives, interest rate caps
Hembla uses interest rate derivatives and interest cap agreements. 
As of 31 March 2018, the market value of the interest rate derivatives 
portfolio was SEK -3 million (-11). Hembla has seven interest rate cap 
agreements amounting to SEK 4,430 million, with approximately 4 
years duration with an agreed rate cap of Stibor 3 percent and one 
interest rate cap agreement amounting to SEK 4,331 million, with 
approximately 5 years duration with an agreed rate cap of Stibor 2.5 
percent.

FINANCIAL TARGETS

Goals Comment

Gross margin of  
at least 50 percent

The gross margin for the period amounted to 44.8 percent 
(43.0). The first and the fourth quarter are typically the 
quarters with highest costs.

Loan-to-value ratio  
not exceeding  
65 percent

Loan-to-value ratio on properties and building rights ad-
justed for cash & cash-equivalents amounted to 51 percent 
(50) as of 31 March 2019.

Equity ratio of  
at least 30 percent

As of 31 March 2019, the equity ratio was 38 percent (34) 
which is above the long-term financial target.

MATURITY SCHEDULE 31-03-2019  
TOTAL INTEREST-BEARING DEBTS, SEK MILLION

CAPITAL STRUCTURE

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
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● Equity, 38%

● Interest-bearing liabilities, 52%

● Deferred tax liability, 9%

● Other liabilities, 1%
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INTEREST RATE TERM AND LOAN MATURITY 31-03-2019, TOTAL INTEREST-BEARING DEBTS

Interest maturity schedule Principal maturity

Maturity SEK million Interest Percentage SEK million Percentage

Floating 14,969 2.1% 84% - -

2019 377 1.6% 2% 1,477 8%

2020 1,062 2.2% 6% 1,398 8%

2021 526 1.7% 3% 526 3%

2022 - - 0% 217 1%

2023 944 2.3% 5% 1,932 11%

2024 - - 0% 4,484 25%

2025 - - 0% 5,097 29%

2026 - - 0% - 0%

2027 - - 0% 725 4%

2028 - - 0% - 0%

2029 - - 0% 2,023 11%

Total/average 17,879 2.1% 100% 17,879 100%

Prepaid arrangement fee -129 -129

Total 17,750 17,750

DERIVATIVES 31-03-2019

Amounts in SEK million
Nominal  

amounts Percentage
Fair value  

31-03-2019
Fair value  

31-12-2018
Change for the

period

Nominal interest rate swaps & Caps 10,500 100% -3 13 -16

Total 10,500 100% -3 13 -16

HEMBLA 
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Parent company

INCOME STATEMENT IN BRIEF

Amounts in SEK million
2019

Jan – Mar
2018

Jan – Mar

Net sales  15    35

Operating expenses -32    -52

Profit/loss before financial items -17    -17

Financial items

Net interest -16    -22

Received dividend  24     -      

Changes in value, financial instruments -0    -1

Profit/loss before tax -8    -39

Group contribution  -       -      

Taxes  3    9

Profit for the period -5    -31

BALANCE SHEET IN BRIEF

Amounts in SEK million
2019

31 Mar
2018

31 Mar

ASSETS

Non-current assets

Intangible assets  2     -      

Equipment  2     2    

Shares and participations in subsidiaries  5,573     4,836    

Shares, other companies  0     0    

Receivables from group companies  360     -      

Derivatives  1     1    

Non-current receivables  0     1    

Deferred tax assets  152     131    

Total non-current assets  6,091     4,972    

Current assets

Receivables from group companies  4,929     3,703    

Receivables from associate companies  -       - 

Current placement  15     8    

Current receivables  33     59    

Cash and cash equivalents  57     2,453    

Total current assets  5,034     6,224    

TOTAL ASSETS  11,125     11,196    

Equity and liabilities

Shareholders equity  4,033     3,887    

Non-current liabilities

Interest-bearing liabilities - 994

Total non-current liabilities 0 994

Current liabilities

Interest-bearing liabilities  1,000     1,000    

Other non-interest bearing liabilities  46     42    

Liabilities to Group Company  6,045     5,272    

Liabilities to subsidiaries - -

Total current liabilities  7,091     6,314    

TOTAL EQUITY AND LIABILITIES  11,125     11,196    

HEMBLA 
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The shares and shareholders

The share
At the end of the period, Hembla had 7,050 (7,436) shareholders. The 
market capitalization was SEK 15,471 million (10,274) (refers to listed 
class B shares). Hembla has two share classes: class A (five votes) and 
class B (one vote) ordinary shares. 

The class B shares are listed on Nasdaq Stockholm, Midcap. In total, 
there are 6,136,989 class A shares, 85,950,458 class B shares totaling 
92,087,447 ordinary shares. After full exercise of LTIP 2016 (836,859 
shares) and warrants LTIP 2017 (2,831,010 shares), the total number 
of shares would amount to 95,755,316 ordinary shares. The shares 
have a quotient value of 12.74. 

Dividend
The proposal by the board of directors to the annual general meeting 
is that no dividend is to be paid for the 2018 financial year.

LARGEST SHAREHOLDERS 31-03-2019

Holding, 
A-shares

Holding,  
B-shares Capital Votes

*Vega Holdco S.à r.l. 6,136,989    50,100,785    61.1% 69.3%

Länsförsäkringar Fastighetsfond  -      3,628,593    3.9% 3.1%

Didner & Gerge Småbolag  -      2,407,275    2.6% 2.1%

State Street Bank & Trust Com., Boston  -      1,709,485    1.9% 1.5%

Svenskt Näringsliv  -      1,500,000    1.6% 1.3%

Fjärde AP Fonden  -      1,341,621    1.5% 1.2%

Frasdale International B.V.  -      1,111,170    1.2% 1.0%

JPM Chase Na  -      966,173    1.0% 0.8%

State Street Bank and Trust Co, W9  -      957,889    1.0% 0.8%

CBNY-Norges Bank  -      824,187    0.9% 0.7%

Övriga  -      21,403,280    23.2% 18.4%

Total  6,136,989     85,950,458    100% 100%

* Vega Holdco S.à r.l., an entity wholly owned by real estate funds advised by affiliates of The Blackstone Group L.P

Warrants program
The Company has two active warrants programs, LTIP 2016 and LTIP 
2017, carrying an entitlement to subscribe for class B shares. No war-
rants have been exercised during the period. 

Share performance
The share price has increased in 2019, with the price rising during the 
period from the year-end price of SEK 148 for class B share to SEK 180 
on 31 March 2019. From the introduction of SEK 39 for class B share on 
April 9, 2014, the share has increased by 362 percent.

EPRA NAV BY QUARTER, SEK PER SHARE THE SHARE
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Earnings capacity

Current earnings capacity for comparable portfolio
The table below reflects Hembla’s earnings capacity on a 12-month 
basis as of 31 March 2019. 
     The rental value is based on the property portfolio’s invoicing list on 
31 March 2019, assessed property expenses and central administra-
tion costs during 2019. For ongoing refurbishments as of 2019-03-31, 
post-refurbishment rent is used. Net financial items were calculated 
based on interest-bearing liabilities and assets as of 31 March 2019 
and with consideration given to the interest rate terms applicable on 
that date. It is important to note that the current earnings capacity is 
not to be equated with a forecast for the coming twelve months. For 
example, the earnings capacity does not include any assessment of 
rent trends, vacancies, or changes in interest rates. 
     The figures for the comparable portfolio are adjusted, which means 

that the divested and aquired properties during the period 31 March 
2018 to 31 March 2019, are eliminated. Also, due to adjustments made 
related to other income and divestments, earnings capacity numbers 
stated below are not fully comparable to earnings capacity from pre- 
vious reporting periods.

Furthermore, Hembla’s income statement is affected by chang-
es in the value of investment properties as well as future property 
acquisitions and/or property divestments. Additional items affecting 
earnings include changes in the value of derivative instruments. None 
of the foregoing factors have been taken into account in the current 
earnings capacity.

The current earnings capacity also does not take into consideration 
the effects of coming general changes in rent levels or changes in rent 
levels on future renovated apartments.

CURRENT EARNINGS CAPACITY, COMPARABLE PORTFOLIO

Current portfolio Comparable portfolio

Amounts in SEK million
2019

31 Mar
2019

31 Mar
2018

31 Dec
2018

30 Sep
2018

30 Jun
2018

31 Mar

Rental income 1,923 1,638 1,622 1,606 1,590 1,574

Operating expenses -716 -614 -595 -595 -595 -595

Maintenance expenses -107 -89 -74 -74 -74 -74

Property tax -35 -30 -30 -30 -30 -30

Net operating income 1,065 904 924 908 891 876

Central administration -188 -159 -104 -104 -104 -123

Net financial items -344 -288 -265 -265 -262 -251

Financial cost convertible bond/other bond -40 -40 -40 -40 -40 -78

Site leasehold rent* -15 -15 -16 -16 -16 -16

Income from property management 478 402 499 484 470 409

* Site leasehold rent has been moved from net operating income to income from property management as a result of IFRS 16.
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Other disclosures

Parent Comany
The operations conducted by Hembla AB consist of overarching 
group functions. The parent company does not own any properties 
directly. During the period, the parent company’s revenues amounted 
to SEK 15 million (35) and the loss for the period was SEK -8 million 
(-31). Revenues relate mainly to services on behalf of group compa-
nies. Cash and cash equivalents at the end of the period amounted to 
SEK 57 million (2,453). 

Employees
At the end of the period, the parent company had 42 (32) employees. 
The Group had 257 (246) employees at the end of the period. The 
breakdown was 111 women (96) and 146 men (150).

Related-party transactions
Hembla’s relationsships with related parties are set out in Note 24 
of Hembla’s Annual Report for 2018. Hembla had no related-party 
transactions during the period other than remuneration to board of 
directors and group management.

Risks
Risks and uncertainty factors mainly relate to changes in macroe-
conomic factors that may lead to higher vacancy rates and interest 
rates, increased costs and lower rents. Other than these risks and 
uncertainty factors, which are described on pages 46-47 of the Hem-
bla AB (publ) 2018 annual report, no other material risks have been 
identified during the period.

Accounting policies
This interim report has been prepared in accordance with IAS 34 
Interim Financial Reporting and the Swedish Annual Accounts Act. The 
same accounting and valuation principles and calculation methods 
were applied as in the most recently published finan- cial information; 
see the Hembla AB (publ) annual report, pages 72-76.

Investment properties are valued in accordance with IFRS 13 in 
accordance with level 3. The fair value of financial instruments corre-
sponds in all material respects to the reported values. Derivatives are 
valued in accordance with level 2 in the fair value hierarchy, based on 
external valuation. The Parent Company applies the Swedish Annual 
Accounts Act and RFR 2 Accounting for Legal Entities.

IFRS 16 Leases is applied from 1 January, 2019. The standard re-
quires that lessees report assets and liabilities attributable to all lease 
agreements, with the exception of contracts that are shorter than 12 
months and / or refer to small amounts. The standard replaces IAS 17 
Leases and related interpretations. 

Hembla is a lessee for leaseholds and considers the leaseholds 
as eternal lease agreements. Leaseholds are accounted for in the 
balance sheet using perpetual capitalization under the item Site 
leasehold rent, this amounts to SEK 377 million. The amount is not de-
preciated but remains until the next renegotiation of each leasehold 
agreement. The corresponding amount has been accounted for 
as a non-current liability. The liability is not amortized. In the income 
statement, the site leasehold has been removed from property costs 
and the net operating income level to income from property man-
agement.

Hembla is a lessee for commercial premises and has accounted 
for a capitalized amount of future agreed rental payments under 

the item Intangible fixed assets. The amount is SEK 33 million as of 
2019-03-31. A corresponding amount has been accounted for as a 
non-current liability. In the income statement the rental payments 
have been split into one depreciation component and one interest 
component using the annuity method. The interest component is 
included in the  net finance items. As a lessee, IFRS 16 Leases has not 
affected Hembla’s accounting. 

Alternative performance measures (apm)
Hembla uses a number of Alternative Performance Measures (APMs) 
in interim reports and annual reports that are not defined in Interna-
tional Financial Reporting Standards (IFRS) or the guidelines of the Eu-
ropean Securities and Markets Authority (ESMA). These measures are 
used to provide valuable, com- plementary information to investors 
as well as company management in order to analyse and evaluate 
the company’s business. The APMs are not always comparable with 
measures that are used by other companies and shall be viewed as a 
complement to measures defined in IFRS. For definitions and descrip-
tions of key ratios, see Hembla’s website: https://www.hemblagroup.
se/en/ definitions-of-key-ratios/.

Significant events
No significant events have ocurred after the period. 

Examination by the auditors
This interim report has not been audited by Hembla:s auditors.

The board’s affirmation
The Board of Directors and the CEO affirm that the report provides 
a fair review of the operations, financial position and results of the 
Parent Company and the Group and describes the material risks and 
uncertainty factors facing the Parent Company and the companies 
included in the Group.

James Seppala,  Fredrik Brodin
Chairman of the Board 

Donatella Fanti Melissa Pianko

Karolina Keyzer  Svein Erik Lilleland, CEO

Stockholm, 26 April 2019
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2019
Q1

2018
Q4 

2018
Q3 

2018
Q2 

2018
Q1 

2017
Q4 

2017
Q3 

2017
Q2 

2017
Q1 

2016
Q4 

Finance

Equity, SEK m  13,128.5     12,552.5     11,954.0     11,065.6     9,166.2     8,043.2     7,695.4     7,160.3     6,614.4     6,385.4    

Return on equity, %  4.5     4.9     7.7     16.5     2.5     4.4     6.8     6.6     3.5     10.6    

Equity ratio, %  37.7     37.5     36.9     35.5     33.9     34.0     34.8     34.0     34.5     33.8    

Equity ratio, Adjusted, %*  46.3  46.0     44.9     43.1     41.5     42.6     43.5     42.3     42.8     41.8    

Interest coverage ratio  1.7     1.8     1.9     2.1     1.0     1.7     2.8     2.4     1.9     1.9    

Loan-to-value ratio, %  50.8     51.7     52.8     54.6     49.8     53.9     54.4     55.7     54.0     54.0    

Loan-to-value ratio properties, %  52.6     51.5     52.5     54.5     57.7     49.1     46.5     46.7     46.1     47.4    

Financial cost, total interest-bearing debts,  
average interest rate, %

 2.1     2.1     2.1     2.1     2.2     2.5     2.4     2.5     2.5     2.5    

Financial cost, interest-bearing debts 
financial institutions, average interest rate, %

 2.0     2.0     1.9     2.0     1.9     2.2     2.0     2.1     2.2     2.2    

Property related**

Income, SEK m  477.0     470.6     463.6     466.1     386.3     387.7     382.8     364.6     337.4     331.9    

Net operating income, SEK m  217.6     232.0     267.6     265.4     166.0     191.0     231.1     205.3     146.9     153.7    

Income from property management, SEK m  69.5     85.2     97.2     118.2     1.4     62.0     135.2     100.2     59.7     52.1    

Changes in value in management properties, SEK m  659.2     652.2     1,023.6     1,839.5     221.9     390.0     514.2     457.2     237.8     801.5    

Net profit for the period, SEK m  576.1     598.1     881.1     1,672.0     155.8     350.1     524.8     475.1     229.0     679.6    

Gross margin, %  45.6     49.3     57.7     56.9     43.0     49.3     60.4     56.3     43.5     46.3    

Yield, %  2.8     3.0     3.6     4.2     3.1     3.6     4.6     4.5     3.4     3.7    

Market value, SEK m  32,115.5     31,091.2     30,138.9     28,761.3     21,952.5     21,455.6     20,593.6     19,726.0     17,480.7     16,997.9    

Lettable area, thousand sq m  1,688.7     1,689.9     1,693.6     1,692.7     1,427.5     1,426.8     1,425.7     1,424.9     1,275.0     1,274.8    

Market value, SEK/sq m  19,018.3     18,398.3     17,795.5     16,990.9     15,378.1     15,038.0     14,444.9     13,843.5     13,710.2     13,334.0    

Refurbished apartments during the period, 
number***

 321     457     355     441     373     507     351     428     387     375    

Refurbished apartments during acumulated
year, number***

 321     1,626     1,169     814     373     1,673     1,166     815     387     1,253    

Total number refurbished apartments, number***  5,561     5,240     4,783     4,428     3,987     3,614     3,107     2,756     2,328     1,941    

Percentage unrefurbished apartments, %  72     74     76     78     78     80     85     85     86     88    

Average exit yield in the valuation, %  3.66     3.74     3.74     3.86     4.10     4.15     4.21     4.29     4.27     4.31    

Average rent prior to renovation for apartments 
which have been renovated during the period,  
SEK/sq m***

 1,034     1,023     1,037     1,022     1,028     1,023     1,038     1,044     1,025     1,028    

Average rent post renovation for apartments which 
have been renovated during the period, SEK/sq m***

 1,548     1,528     1,506     1,484     1,498     1,529     1,486     1,493     1,483     1,465    

The Share

Equity per share, SEK  142.57     136.31     129.81     120.29     102.38     102.09     97.70     90.90     85.56     82.60    

Equity EPRA NAV per share, SEK*  175.29     167.09     158.13     145.98     125.35     127.90     122.04     113.12     106.04     101.96    

Equity EPRA NNNAV per share, SEK  162.70     152.58     144.61     137.47     114.37     114.95     109.44     101.23     94.56     90.77    

Profit after tax per share, SEK****  6.26     6.50     9.58     18.41     1.98     4.51     6.76     6.14     2.96     8.79    

Profit after tax per share after dilution, SEK  6.23     6.47     9.55     18.37     1.96     4.48     6.73     6.11     2.91     8.64    

* Definitions please refer to Hembla’s website; https://www.hemblagroup.se/en/definitions-of-key-ratios/.
** Operational key ratios not considered alternative key ratios according to ESMA guidelines.
*** Renovated apartments by Hembla.
**** Key figures defined according to IFRS.
***** The new IFRS 16 (see page 17) has a smaller effect on the key ratios Equity figures, Adjusted equity ratio, Net operating income, Gross margin and Yield. Previous Quarters have not been adjusted.

Key Figures
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Definitions

FINANCIAL KEY RATIOS
Return on equity, percent 
Profit for the year in relation to average shareholders’ equity. 

Loan-to-value ratio (LTV), percent
Interest-bearing liabilities including net reported vendor notes after 
deductions for market value on listed shareholdings and cash and 
cash equivalents in relation to the fair value of the properties at the 
close of the period. 

Loan-to-value ratio properties (LTV), percent
Interest-bearing liabilities with security in properties in relation to the 
fair value of the properties at the close of the period. 

Interest coverage ratio, times
Income from property management plus financial costs in relation to 
financial costs.

Equity ratio, percent
Reported shareholders’ equity in relation to reported total assets at the 
close of the period. 

Equity ratio, adjusted, percent
Reported shareholders’ equity adjusted for the value of derivatives, 
goodwill and deferred tax liabilities. 

PROPERTY RELATED KEY RATIOS
Yield, percent
Net operating income recalculated on an annual basis in relation to 
the average market value of the management properties during the 
period. 

Net operating income, SEK ‘000
Total income minus bad debt losses, operating and maintenance 
costs, property administration, rents on leasehold interest in govern-
ment owned land, and property taxes. 

Income from property management, SEK ‘000
Profit before changes in value and taxes. 

Realized changes in value in management properties, SEK ‘000
Property sales carried out after deductions for the most recent re-
ported fair value of the properties and costs in conjunction with sale.

Total return, percent
Profit before tax in relation to market value of the property portfolio. 

Changes in value in investment properties, SEK ‘000
This measure shows the real change of reported fair value of the prop-
erties after deductions for investments made in existing properties.

Gross margin, percent
Net operating income as a percentage of total income. 

SHARE RELATED KEY RATIOS
Shareholders’ equity per share, SEK
Shareholders’ equity in relation to the number of outstanding ordi- 
nary shares on the balance sheet date. 

Adjusted shareholders’ equity per share
Normally designated EPRA NAV, SEK, reported shareholders’ equity 
adjusted for the value of derivatives, goodwill and deferred tax liability, 
in relation to the number of outstanding ordinary shares on the bal-
ance sheet date. In the balance sheet, deferred tax liability is reported 
net of deferred tax asset. Measurements that show long-term Net 
Asset Value (EPRA NAV).

Adjusted current shareholder’s equity per share 
Normally designated EPRA NNNAV, SEK reported shareholders’ equity 
adjusted for goodwill and estimated fair value of deferred tax liability, in 
relation to the number of outstanding ordinary shares on the balance 
sheet date.). Tax rate used for the calculation amounts to 8%.

Profit per share, SEK
Profit for the period after taxes in relation to the average number of 
outstanding ordinary sha- res prior to dilution.

Profit per share after dilution, SEK
Profit for the period after taxes in relation to the average number of 
outstanding ordinary shares, including the dilutive effect of outstand-
ing option programmes, whose subscription price exceeds market 
price.
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This constitutes information that Hembla AB is legally obliged to publish under the EU’s Market Abuse 
Regulation. The  information was released for publication on 26 April 2019 at 07.00 a.m. CEST.

Calendar 2019

Svein Erik Lilleland, CEO
+46 (0)8 12 13 17 25

Jonas Andersson, CFO
+46 (0)8 12 13 17 25

Hembla AB Engelbrektsplan 1
114 34 Stockholm

info@hembla.se www.hembla.se

Hembla AB (publ) Engelbrektsplan 1 SE-114 34 Stockholm hembla.se
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