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INTRODUCTION

This is Hembla

We manage our properties ourselves, and we have a 
well thought out strategy for renovation and refurbish-
ment of apartments, buildings and communal areas in 
our districts. When we have the opportunity, and when 
we think it benefits the district, we seek to construct 
new apartments.

The company has grown rapidly, but our aims have 
long-term outlooks. A home in accordance with our 
vision is not created overnight. It requires patience and 
hard work.

A home is an apartment with modern standard, 
a building that complies with today’s environmental 
requirements and communal areas and outdoor 
environ ments that are well maintained. 

Hembla is a young company with high ambitions. In a short term, we have 
become one of Sweden’s largest private landlords. We operate in growth 
regions where people thrive and want to live, and where even more people 
want to move in.

Above all, a home is a place where you feel safe and 
cared for. That is why we like to see ourselves as a ser-
vice provider as much as we are a real estate company.  

Pleasant homes are created in dynamic districts 
where interaction with other people happens naturally, 
where commercial enterprises and local amenities 
make life easier for our tenants, and where social initia-
tives strengthen the local identity.

We can achieve a lot on our own, but in order to create 
real change we need to do it together with others. We 
are one of many important social players in our districts. 
We believe in cooperation, sharing experience and 
insights and being helpful.

Our vision
Dynamic districts.

Our pledge
The tenant is always 
our top priority.

Our mission
To make life easier  
for our tenants.

Our values
We’re in this together, 
better every day,  
making tenants  
our top priority.
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INTRODUCTION

Our districts

The majority of our buildings were constructed during 
the 1960s and 1970s and are often located in close 
proximity to local amenities, public transportation and 
green spaces.

The total number of apartments in Hembla’s portfolio 
is 21,411, located in 38 different districts and 18 dif-
ferent municipalities. The occupancy rate is high, with 
almost no vacancies.

Hembla also conducts projects involving build-
ing rights with the aim of densifying, improving and 
enhancing the attractiveness of existing districts.

Hemblas property portfolio is concentrated to the Stockholm area 
and Mälardalen. We are also represented in Norrköping, Tranås and 
Uppsala.

Under Hembla’s management, many of our proper-
ties have undergone extensive renovations and refur-
bishments.

Of the company’s existing property portfolio, as of  
31 December 2019, 34 percent were refurbished.  
Hembla refurbished 1,567 apartments during 2019.

A total of MSEK 1,467 was invested in apartments and 
existing properties during 2019, including upgrade of 
communal areas and energy investments. 

21 411
Number of 
apartments 
in Hembla's 

portfolio

Stockholm
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 Sustainability Report
This sustainability report constitutes the Group’s and the company’s statutory sustainability report and is 
part of the administration report for Hembla AB with corporate identity number 556498-9449. The year’s 
sustainability report refers to the 2019 fiscal year.
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SUSTAINABILITY REPORT

Sustainable property  
ownership creates value
Sustainable entrepreneurship is about taking responsibility 
for our business operations and future generations, saving on 
our resources and reducing negative environmental impact. 
Sustainability, social as well as environmental, is an important 
aspect in most of what we do, and a natural part of our business 
model.

Our business model is based on acquisition of prop-
erties in areas with long-term potential for develop-
ment. Major investments are made to develop our 
portfolio through renovation of apartments and com-
munal areas, and upgrade of properties. Our business 
model delivers enduring value for the individual, society 
and the company by improving the living environments 
in and around our property portfolio. It also creates 
increased cash flow and potential for increased prop-
erty values which enable further investment into the 
development of the portfolio.

As a landlord, we are part of many people’s lives and 
an important social player in our neighborhoods. This 
means that we have a great responsibility to ensure 
that our tenants and districts are doing well. Safe, com-
fortable and sustainable districts make many people 
want to move in to our apartments, which provides 
secure rental income and increases the value of our 
properties. Our business model and corporate social 
responsibility go hand in hand. That gives us, as a 
property owner, powerful incentives to achieve our 
goals and ambitions of sustainable districts.
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SUSTAINABILITY REPORT

Dialogue with stakeholders 
and materiality analysis
A close dialogue with Hembla’s main stakeholders is an important 
part of our sustainability work. Therefore, in the fall of 2019, we 
conducted a materiality analysis to identify our key stakeholders 
and which aspects of sustainability work that is important to them.

The materiality analysis was conducted by a group of 
employees with different roles och from different parts 
of the company. The goal was to identify the sustaina-
bility areas that have the greatest impact on business 
operations. The aim was to get a common view of our 
most important focus areas.  

In this year’s sustainability report we have chosen to 
delve into the five areas that, according to the analysis, 
have the greatest impact on Hembla’s business oper-
ations: dynamic districts, our tenants, energy and envi-
ronment, our employees and sustainable business. 

Our stakeholders
The chart below presents our most important  
stakeholders and how we work to strengthen our 
cooperation.  

Stakeholder Most important factors Value adding Activities

Tenants Service, management and 
maintenance, security, rental 
issues, area development, waste 
management, renovation and new 
constructing.

Attractive apartment, secure 
homes, lower risk for vacancies, 
satisfied tenants. 

Customer service, customer survey, 
”Mina sidor” (website), Facebook, 
stairwell information, meetings with 
the Tenants’ Association, dialogues 
with tenants, local presence. 

Owners Finance, renovation, environment 
and energy, social sustainability, 
district development, compliance 
with standards and legislation, 
bribery and conflict of interest in 
connection with entering into  leases 
and contracts.

Financial return, risk reduction. Board meetings, reports, processes, 
policies, internal controls, 
continuous dialogue. 

Employees Attractive employer, conditions of 
employment, work environment, 
career opportunities, equality, good 
leadership.  

Pride and engagement, safe 
workplace, updating of skills, low 
staff turnover, employer brand. 

Employee survey, employee 
evaluations, intranet, weekly 
meetings, workshops, annual 
conference, benefits. 

Suppliers Contractual issues, quality, work 
environment issues, environmental 
issues, accessibility. 

Quality, reliable suppliers, 
competence feedback. 

Continuous dialogue, procurement. 

Municipalities and 
authorities

Development of urban areas, 
security, social sustainability, 
environmental issues, work 
environment issues. 

Facilitates acquisitions and 
development, promotes 
cooperation.  

Meetings, joint project groups.

Banks and financiers Finance, value-adding measures, 
compliance with standards and 
legislation, equality, bribery and 
conflict of interest in connection 
with entering into  leases and 
contracts.

Financial return, risk reduction, safe 
financing. 

Annual reports, continuous 
dialogue, meetings. 

Organizations Social sustainability, equality, 
security, energy and environmental 
issues. 

Reduced exclusion, increased 
security. 

Cooperation agreements with 
associations, financial support. 
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SUSTAINABILITY REPORT

Materiality analysis
Our materiality analysis shows both the importance of 
different sustainability areas for our stakeholders and 
the impact these areas have on Hembla. 

Based on the analysis, we have identified the aspects 
that are most important from our and our stakeholders’ 
perspective. As a first step, we have chosen to report 
the five areas with the greatest impact. 

Focus areas
The areas that our stakeholders believe are most 
important are dynamic districts, our tenants, the envi-
ronment and sustainable business. Our employees are 
crucial for our business, and are therefore also  
presented as an important area.

Identified area Why the area is important Risk
Described in  
chapter below

Dynamic districts Dynamic districts mean safe neighborhoods, where 
our tenants can thrive. Proximity to grocery shopping, 
schools/preschools and communications makes it 
easy to live in our districts. 

That the district is considered 
insecure and an area where people 
want to move from. Increased risk of 
damage and other costly measures. 

Dynamic districts

Our tenants Without tenants we have no business. Our tenants 
are therefore the highest priority issue. For us, it is 
important that our tenants thrive in our apartments. 
For the tenant, good service, security and 
apartments with modern standard are important for 
their well-being. 

Poor customer care leads to 
dissatisfied tenants, with a 
deteriorating reputation and risk of 
vacancies as a result.

Our tenants

Emissions and 
energy

Real estate accounts for a large proportion of energy 
consumption and contributes to high emission levels. 
High energy consumption also causes significant 
costs. 

Carbon dioxide emissions must be 
drastically reduced in order to reach 
the goals in the Paris Agreement and 
reduce global warming.

Energy and 
environment

Waste and water 
consumption

Both tenants and contractors generate a large 
amount of waste in our districts. The overall water 
consumption is also high. Hembla wants to contribute 
to reduced consumption and our vision is a circular 
waste management. 

Handling waste requires large human 
resources, and thus costs. It also 
makes a negative impact on the 
climate and environment if resources 
are consumed without recycling. 
Environmentally hazardous materials 
pose a risk to both human health 
and the environment, especially in 
connection with renovations.

Energy and 
environment

Our employees The employees are crucial for our business.  It 
is important that our employees feel good and 
are comfortable. They should feel that they are 
developing in their roles and have the skills they need.

Poor work environment leads to 
high staff turnover, increased risk of 
absence due to illness and difficulties 
in recruiting qualified employees. 

Our employees

Anti-corruption and 
business ethics

It is important for us to manage our business in 
an ethical way and at the same time work with 
companies that manage their business as ethically 
as possible, without corruption or human rights 
violations. The area is a high priority since it is 
essential in order to be able to do business.

Damaged brand, lowered trust 
and thus worse opportunities to do 
business. 

Responsible 
business

Väsentlighetsanalys

Biologisk mångfald

In
flu

en
ce

 o
n 

st
oc

kh
ol

de
rs

Influence on Hembla

Dynamic districts

Anti-corruption and business ethics

Tenants

Waste and water consumption

Emissions and energy

Occupational health and safety 

Materials
Financial results

Non-discrimination

Supplier environmental assessment

Indirect economic impacts

Working and employment conditions

Freedom of  
association and  

collective  
bargaining

Equal opportunity

Customer privacy

Customer health and safety 

 Supplier social assessment

Higher

HigherHigh
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SUSTAINABILITY REPORT

Hembla’s management is responsible for reporting and 
following up on sustainability issues as well as for driving 
and developing the sustainability work. Hembla’s  Board 
of Directors adopts sustainability guidelines, and con-
tinuously discusses and monitors sustainability work. 
Hembla has established a number of policies including 
ethical guidelines, code of conduct, environmental policy 
as well as an anti-corruption policy.

Sustainability governance
Hemblas management has the overall responsibility  
for running and developing our sustainability work. 
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SUSTAINABILITY REPORT

Focus areas

Responsible 
business
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FOCUS AREAS –  DYNAMIC DISTRICTS

Dynamic districts  
according to Hembla
Dynamic districts lie at the heart of our vision. By taking 
responsibility and creating values for society and future 
generations, we also create values for Hembla. 

The term ”dynamic districts” is often used in discussions 
about urban development. For us, a dynamic district is 
a place where you feel safe and cared for. There is life 
and motion around our properties, day and night. This 
is a place where people want to put down roots. This 
leads to secure rental income and increases the value 
of our properties.

Social initiatives
In a vibrant neighborhood there is a good range of ser-
vices, recreational activities and social initiatives that 
strengthen the local identity.

Hembla has joined forces with a number of local 
sports clubs and other organizations that provide social 
activities in our neighborhoods. By having a special 
focus on children and young people in our strategy 
for social sustainability we make long-term important 
contributions for the district. We prioritize initiatives that 
have a strong local connection.

Sustainable travel
Hembla owns, and acquires, primarily properties with 
proximity to good communications, which makes it 
easy for our tenants to travel by public transport. With 
new mobility solutions we strive to make it even easier 
for our tenants to live sustainably. In 2019 we made the 
first installations of charging stations for electric cars. 
We also plan installations such as car pools, storage 
rooms for bicycles including workshops, more bicycle 
parking and rental/lending of electric bicycles.

Local service makes everyday life easier 
An important part of Hembla’s strategy for creating 
vibrant communities is to develop the range of com-
mercial services. In many of our properties there are 
premises for commercial rental. Each district has 
unique needs. But there are some types of businesses 
we like to see in our neighborhoods.
–  Being able to shop for food near the home facilitates 

everyday life.
–  Bakeries, cafes and restaurants create social  

interaction.
–  With growing online commerce, parcel delivery  

services should be close to home.
–  Offices and workplaces create life and movement 

and increase the attractiveness of the district.
–  Proximity to preschools and schools simplifies the 

everyday logistics for families with children.
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FOCUS AREAS –  DYNAMIC DISTRICTS

Cooperation for  
safe neighborhoods
Security and well-being are the cornerstones of a vibrant 
neighborhood. Hembla sees cooperation as the key to a 
long-term positive development.
Property owners have great opportunities to make sig-
nificant community contributions and should also take 
that responsibility. Yet to make a real difference across 
an entire area and improve the social landscape, col-
laboration on a broader scale is necessary. 

Hembla participates in various associations for prop-
erty owners along with other stakeholders in a district. 
Together we become a strong driving factor for a posi-
tive development in our neighborhoods.

Associations of property owners
Associations of property owners are important forums 
for jointly dealing with issues of safety and security. 
Hembla’s stated ambition is to strive for property owner 
associations in all districts where we own properties.  
If there is not already an association, we will make sure 
to form one. For instance, in 2019 we set up a new asso-
ciation of property owners in Gottsunda, Uppsala, in 
which we also chair the board. 

BID projekts
Bid (Business Improvement District) is another form of 
organized collaboration where municipalities, property 
owners and local business work together to lift entire 
areas.

In September 2019 we started a Bid association in 
Sollentuna. The association was started on the initiative 
of the municipality’s political leadership, and Hembla,   
as chairman of the association, has pushed for its 
formation. The association will focus on increasing 
security and stimulating entrepreneurship in central 
Sollentuna.

Security companies
In some areas we hire security guards. We also try a 
model where specially trained security guards who, in 
addition to usual security-creating measures, also tour 
our properties and fix minor errors. 

Neighborhood watch groups
In several of our district there are active neighborhood 
watch groups, in which we work together with our 
tenants to tackle different issues relating to waste man-
agement, graffiti and vandalism, for example. Through 
close dialogue with the police about what is taking 
place in their areas, members of Neighborhood Watch 
can highlight suspicious activity and thereby prevent 
crime.
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FOCUS AREAS –  OUR TENANTS

Organization  
focused on service
A good relationship and close dialogue with our tenants are key to 
our business. In 2019, we have reviewed our procedures and work 
processes, with the aim of increasing both accessibility and service.

Of Hembla’s more than 300 employees, close to 200 
work with day-to-day management. We have a high 
presence in all our areas. Many of our employees have 
strong local roots and know our areas and tenants well.

Similar working methods within Hembla enables us to 
work efficiently. It also ensures that all our tenants are 
treated equally and receive the same service, regard-
less of where they live.

In 2019, we conducted a series of workshops within 
our management organization to agree on common 
working methods and develop effective work pro-
cesses.

New customer service
The result of our customer survey in 2018 underlined 
our tenants’ strong preference for a more accessible 
service by telephone and assistance in more languag-
es than Swedish. 

In December 2018, we launched a new service 
center to increase our accessibility. During 2019 the 
service center has become a key part of our property 
management organization. Today, close to 30 employ-
ees work in our service center, and can assist our ten-
ants in 18 different languages. Our service center is 
open weekdays 08.00-16.00 and answers an average 
of 11,000 calls and 2,000 emails each month.

Dialogue and influence
Listening to our tenants, and taking their views into 
account, is an integral part of our work process. Prior 
to major projects, we hold meetings with our tenants, 
where they can share their thoughts and ideas about 
their neighborhood.

The Tenants’ Association is also a vital partner for the 
company, both at the national level and locally in the 
districts. We currently have active partnerships with 
nearly 30 local tenants’ associations. 

As well as providing them with funds and their own 
premises in certain areas, we also arrange joint activi-
ties and engage in mutual dialogue.

Annual surveys
Customer surveys take place regularly. We can see 
that factors such as safety, speed of response and ser-
vice are important for our tenants. 

The most recent results, from a survey conducted 
in December 2018, show that the vast majority of our 
tenants are satisfied with us as the landlord. 82 percent 
also stated they felt well treated by us.

We have detailed results for each district, which gives 
us good knowledge of which areas of improvement we 
should focus on locally.

A new survey will be carried out in early 2020. The 
results will help us evaluate our work.
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FOCUS AREAS – OUR TENANTS

Homes to thrive in
For Hembla, it is important to be able to offer tenants modern 
and safe homes. Therefore we undertake extensive upgrades 
of apartments, buildings and outdoor environments.

Rather than renovating every apartment in a building at 
the same time, we renovate units one by one as tenants 
move out on their own accord. This approach ensures 
higher quality, improved cost efficiency as well as 
greater choice for the tenant. The tenant turnover rate 
is increased as existing tenants are given the opportu-
nity to move to attractive, newly renovated apartments 
within our portfolio.

We apply the same concept when upgrading all 
units.  From a management perspective, it is a great 
advantage that apartments have the same equipment, 
as it will be easier to manage service and maintenance.

Our newly renovated apartments offer a modern and 
a comfortable life. Our latest tenant survey also shows 
that those living in newly renovated apartments feel 
more secure in their home environment than others.

Safe and attractive houses
Hembla aims to create attractive residential environ-
ments. 
     Attractive and well-maintained façades form a posi-
tive impression of the living environment. New windows 
and additional insulation in walls and ceilings reduce 
energy consumption.

Hembla has a clear concept for the upgrade of stair-
way enclosures and other communal areas. Entrances 
are made more secure, exterior corridors are repaint-
ed, and laundry facilities are upgraded with modern 
machinery. 

Security is an important aspect when renovating our 
properties. With measures such as perforated railings 
on exterior corridors, glass doors and presence detec-
tion lighting; Hembla can contribute to a more secure 
environment for tenants.

Outdoor environments with something for everyone
Hembla works purposefully to improve the quality of 
the outdoor environments. The ambition is to create 
safe and accessible courtyards, parks and green spac-
es. Attractive outdoor spaces encourage socializing 
among those living there.

Our outdoor environments also include parking lots, 
bike storage and recycling facilities.
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FOCUS AREAS – ENERGY AND ENVIRONMENT 

Reducing environmental 
impact by working  
systematically
Hembla is highly ambitious in its approach to the environment. 
Our properties shall have low resource consumption and use 
renewable energy. Waste that arises shall be recycled.

Energy efficiency
Real estate accounts for a large part of energy con-
sumption in Sweden. Therefore, we have an extra 
responsibility for managing resources and investing 
in energy-efficient technology. Reduced energy con-
sumption also results in significant cost savings.

Hembla owns properties mainly built in the 1960s and 
1970s. This often means that they are poorly insulated, 
with large heat losses as a result. In 2019, we have con-
tinued our work regarding additional insulation and 
replacement of windows in our properties, in order to 
reduce energy consumption. In 2019, additional insu-
lation, façade renovation and window replacements 
were completed for approximately 1,000 apartments.

All electricity, connected to the properties, that are 
purchased consists of renewable energy. Hembla has 
also made major investments in solar and geothermal 
heat facilities. During 2019, we produced 178,000 KWh 
of solar power which corresponds to approximately 
100 apartments’ total electricity consumption.
In 2019, we had geothermal heating installed amount-
ing to 7,100 kW, which gives a total reduction of district 
heating consumption by 26,000 MWh. We have ongo-
ing installations of several large geothermal heating 
facilities, among others in Husby, Ronna and Visättra, 
which will be ready in 2020. The existing geothermal 
heating systems are currently serving 120,000 sqm of 
lettable floor area. 

When the actual use of electricity in a household is 
charged the tenant, the electricity consumption gener-
ally decreases significantly. In 2019, individual metering 
of electricity has been implemented for a total of 971 
apartments in Husby and Visättra. 

Heating
In all newly renovated apartments, we install tempera-
ture sensors in order to optimally control the heating of 

the property, while also providing a good indoor climate 
for our tenants. In 2019, we set the goal that all our apart-
ments should have a temperature sensor. 

We have also continued the work of connecting our 
sub-stations, which means that the control of the heating 
can be made even more effective. 

The heating in most of our properties is forecast con-
trolled, which means that local weather forecasts control 
how much heat should be provided to the building. This 
means that we can save 5-10 percent of the energy  
consumption in the building. 

In four years, we have reduced our total energy  
consumption by 15 percent, which corresponds to a  
CO2 reduction by 190,000 kilos. 

Waste and recycling
Waste from our properties causes great environmental 
impact and is therefore a priority issue in our environ-
mental work. 

A large amount of waste arises when we renovate our 
apartment. The first step in the renovation process is 
to dismantle and decontaminate the apartment. Since 
many of our buildings were built during the 1960s and 
1970s, there is sometimes asbestos in the kitchen and 
bathroom. Decontamination of asbestos is always carried 
out by certified contractors and the amount of waste is 
documented.

We recycle as much as possible from other materials, 
which is followed up in a sorting analysis. We also make 
sure to reuse functioning kitchen appliances and other 
interior details when possible.

In a majority of our districts, there are recycling points/
facilities for waste separation. When upgrading outdoor 
areas, it is a high priority to modernize the waste sort-
ing systems. During 2019 we have, among other things, 
established new underground containers with sorting 
possibilities for household waste in Märsta and Södertälje.
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FOCUS AREAS – ENERGY AND ENVIRONMENT

Water consumption
During 2019, we continued our efforts to reduce water 
use in our properties. 
    In total we have now installed individual water meters 
in 2,500 apartments. When we install water meters, 
and the tenants are charged for the actual amount of 
water consumed, we can see that water consumption 
decreases by up to 30 percent. We also continuously 
change to more water-saving installations.

In 2019, the total consumption of water in our proper-
ties amounted to 3,100 million cubic meters. This is a 6.9 
percent reduction since 2016. 

Choice of materials
During our renovations, active choices are made 
regarding materials, where eco-labeled products are 
chosen if possible. By purchasing the majority of all 
the material ourselves, we can guarantee quality and 
eco-labelling. All material that is purchased centrally 
has been made in accordance with the Building Mate-
rial Assessment Criteria.

During apartment renovations we also replace plas-
tic mats which may contain hazardous chemicals with 
flooring in natural materials such as wood or tiles.

In general, we choose the highest energy rating for 
appliances and lightning when renovating apartments 
and upgrading communal areas. 

A central purchasing department was established 
within Hembla in 2019. This means that we will have 
better control of choices of materials, both regarding 
environmental issues and social conditions of our con-
tractors. 

Hembla’s internal environmental work
During 2019, Hembla implemented a new car policy 
with increased focus on reducing our emissions. The 
new policy has led to more employees choosing a 
charging hybrid car as their company car. We have 
also done a review of all our commercial vehicles, 
which has resulted in replacement of 30 of our old-
est vehicles to more fuel-efficient diesel cars and 
electric cars.

In 2019, we expanded the opportunity for digital 
meetings. We have also extended our corporate 
agreement with SJ (train travels) to make it easier for 
our employees to use public transport in their business 
travels. In 2019 we traveled 112,000 kilometers by train, 
which corresponds to a saving of 13,800 kg CO2 com-
pared to if the travels were made by car. 

Environmental risks
High energy consumption poses a risk of increased 
carbon dioxide emissions, which contributes to global 
warming. High energy consumption also means large 
costs for Hembla.

Further, environmentally hazardous materials is an 
environmental risk since it affects human health, the 
environment and the economy. Most of our properties 
have undergone PCB-removal, but in some areas we 
have an exemption to perform removal in connec-
tion with upcoming exterior renovations. Asbestos 
becomes harmful first when handling and demolishing 
the material. In apartment renovations, we always 
do sampling and risk assessment before demolition 
begins.  Demolition and decontamination of asbestos is 
always based on applicable legal requirements and is 
made of certified contractors.

District heating consumption

District heating consumption MWh per year for a comparable portfolio. 
Adjusted to a normal year.

Summarized table of consumption

2019 2018 2017 2016
Heating (MWh) 223,500 238,000 253,000 266,000
Heating (kWh/sq m) 99 106 112 118
Electricity (MWh) 44,200 43,500 43,500 43,700
Water consumption m³ 3,102,900 3,2100,00 3,333,100 3,319,300
Carbon dioxide  
emissions kg/CO2 12,860 13,350 12,550 13,050

Consumption of energy, water and carbon dioxide from district heating per 
year for a comparable portfolio. The heating of the properties is adjusted to a 
normal year. Key figures are calculated based on A-temp. The CO2 levels are 
derived from the district heating plants’ reported values that correspond to the 
entire environmental impact of the fuel incl. transport. CO2 data for 2019 from 
district heating plants has not been established, hence data from 2019 is based 
on emission values from 2018.
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FOCUS AREAS – OUR EMPLOYEES

An attractive employer
Working together and getting better every day, with the tenant in 
focus. This is how a Hembla employee should deal with our tenants. 
Clear values and simple guidelines reinforce our corporate culture 
and make Hembla an even better employer and property owner.

Hembla’s 285 employees work in 38 districts in 18 
municipalities. Our employees’ combined skills, expe-
rience and commitment are our most important assets.

An organization committed to diversity and equality
Hembla operates in a multicultural world with a wide 
range of languages, nationalities and cultural differ-
ences. Our management reflects that diversity, which 
is a great advantage for us as a landlord. More than 17 
languages are spoken in the organization.

Our ambition is to have a balanced gender compo-
sition in all areas. At the end of 2019, Hembla had 285 
(284) employees, of which 115 (121) were women. 
43 (31) percent of managers at the company, 30 (40) 
percent of members of company management and 33 
(60) percent of the members of the board were women. 

When recruiting we take into account the existing 
staff composition, with the goal of achieving an even 
gender distribution and diversity among our employees.

In 2019, employee turnover within Hembla was about 
20 percent, which is roughly the same level as in 2018. 

Our values
Working together and getting better every day, with 
the tenant in focus. These values describe what is 
important to us. During the past year we have been 
working on establishing our values in the organization 
through a series of workshops within the framework 
of the Hembla Culture Academy. All employees have 
participated.

The work will result in ”The Hembla Way”, which will 
show the way for existing and new employees. We 
have also developed a leadership profile that clarifies 
what characterizes good leadership at Hembla.

Work environment
Health and safety for our employees is a priority 
at Hembla. We work systematically to ensure that 
we have good work environments, both physical 
and social. Our policies follow the guidelines of the 

 Swedish Work Environment Authority. All managers 
at Hembla get basic education in the Swedish Work 
Environment Act.

In 2019, many of our employees have been trained in 
how to work safely at high places, emergency rescue 
by CPR and how to safely handle flammable substanc-
es. We also offer all our employees training in handling 
challenging meetings, as a way to prevent potentially 
threatening situations.

We also offer health insurance to all our employees, 
as well as other generous benefits and the possibility to 
exercise sport activities during working hours.

High commitment
In our annual employee surveys, we review what our 
employees think of Hembla as an employer. The survey 
conducted during the fall of 2019 shows good results 
when it comes to, for example, team efficiency and 
commitment. 92 percent of all employees are devoted 
to making extra efforts in order to make us as a compa-
ny more successful. There is a particularly high level of 
commitment among our managers.

At the same time, there are areas we can improve on, 
such as leadership and providing clearer information 
from the management team.

Personal development and the opportunity to pursue 
career paths
We make sure that all employees are given oppor-
tunities for further education. During the year, we 
launched a new education platform. On the platform, 
our employees get a good overview of all our courses. 
The course catalog is continually updated based on the 
needs of the business. 

As the business develops, new career paths are also 
created. For example, in conjunction with our reorgani-
zation, many employees have been given the opportu-
nity to take a step further in their careers in the new role 
as group manager. 



17 Hembla  Annual Report 2019

FOCUS AREAS – OUR EMPLOYEES

Hembla as an attractive employer
In the real estate business, the competition of talented 
workers is tough. Large numbers of retirements await, 
and the educational paths within the industry are few. 
This means that we need to put a little extra effort into 
attracting new talents. 

A well thought out sustainability work is also impor-
tant to attract new employees. Jobseekers, especially 
young talents, prioritize companies that take a great 
deal of responsibility for society and the environment, 
according to several studies. If Hembla doesn’t take 
clear responsibility for climate, environment and social 
issues, we risk losing valuable expertise. 

Summer jobs and internships
Summer jobs provide both meaningful employment 
and valuable work experience. Every summer, most of 
our local offices receive young workers who work with 
property management. We prioritize as far as we can 
young people living in our neighborhoods. 

Close partnerships with upper secondary schools 
and higher vocational education programs are also 
important to us. Every year, we receive 10-20 trainees 
from schools who specializes in real estate manage-
ment.

Human rights
At Hembla, we strive to maintain an open business 
climate and a high business ethic. In our business, we 
cherish the safety and respect of all the people affect-
ed by our business. As employees, everyone has an 
important role to play regarding following and respect-
ing Hembla’s ethical guidelines. If discrimination,  
bullying or other serious misconduct is detected by 
staff, they can anonymously report this in our whistle-
blower function. All new employees are provided with 
Hembla’s ethical guidelines and policy documents. 

Risks 
If our employees are not satisfied or don’t have a good 
work environment, we risk high staff turnover and more 
sick leave. A good work environment is also a necessary 
condition in order to attract new employees. 



FOCUS AREAS – SUSTAINABLE BUSINESS

Responsible business
The Board of Directors has adopted ethical guidelines for 
managing of the company which summaries our approach in the 
capacity of business partner, employer and societal stakeholder.

Together with several policy documents containing 
clearly defined guidelines, Hembla’s code of conduct is 
intended to guide the responsible and ethical behavior 
of employees. The code of conduct is partially based 
on the UN Global Compact initiative which outlines 10 
principles, including human rights and anti-corruption. 

The company’s business ethics policy has been in 
effect for a number of years. This offers guidance when 
incidents occur and includes sound business practice 
in the industry, what is considered to be a bribe, appro-
priate and inappropriate benefits and policies relating 
to fact-finding missions, visits to exhibitions and similar 
invitations from external contacts. 

Our policy and guidelines for counteracting discrimi-
nation are easily accessible in our employee manual 
and on our intranet.

For Hembla,  the concepts of equality, diversity and 
equal treatment mean that everyone has the same 
value and is to be treated with respect and dignity 
regardless of sex, transgender identity or expression, 
ethnicity, religion or other belief, disability, sexual orien-
tation or age. All employees are obliged to contribute 
to maintaining an equal and tolerant workplace in all 
respects, although particular responsibility rests on the 
shoulders of managers and supervisors. Compliance 
with this is followed up in our annual employee survey.
In 2019, Hembla also conducted a series of workshops 
with all employees to establish how we should act and 
relate to each other and to our tenants.

Good relationships with suppliers
High ethical and moral standards are essential in order 

for Hembla to create sustainable business and be a 
trustworthy partner. This also applies to our suppliers. 
Our procurement process ensures high ethical stan-
dards and sound business conduct, competition and 
equal treatment. It is incumbent on every supplier to 
adhere to the company’s code of conduct which is 
included in all supply agreements.

Risks
One risk of corruption within Hembla concerns ille-
gal trading with tenancy agreements. Unauthorized 
second-hand rental has several negative consequen-
ces; as property owners we lose control over who lives 
in our buildings, unauthorized second-hand rental also 
damages the way the rental market functions.

Hembla works actively to counteract illegal trade of 
tenancy agreement through a number of measures. 
We have central guidelines for how our staff should 
work preventively, and act in case of suspicion of unau-
thorized second-hand rental. We also require double 
approval of tenancy agreements. Since 2019, a group 
work centrally within Hembla dealing with unauthori-
zed second-hand rental.

There is also a risk that employees will receive bribes 
in exchange for promises of purchase of materials or 
services. If employees at Hembla are guilty of active or 
passive corruption, it can damage Hembla’s reputation.

Hembla has introduced a whistleblower function 
providing guidelines on how employees can sound the 
alarm internally in the event of maladministration. In 
2019, no complaints about corruption were reported.

Engagement and responsibility
The Board of Directors is responsible for the statutory sustainability 
statement on pages 4–18 and for its being prepared in accordance 
with the Swedish Annual Accounts Act.

The scope of the audit
Our review has been conducted in accordance with FAR’s auditing 
standard RevR 12 – The auditor’s opinion regarding the statutory 
sustainability statement. This means that our review of the corpo-
rate governance statement is different and substantially less broad 
in scope than an audit conducted in accordance with International 
Standards on Auditing and generally accepted auditing standards 

in Sweden. We believe the review has provided us with an adequate 
basis for our declaration.

Declaration
A statutory sustainability statement has been prepared.

Stockholm March 31, 2020
Ernst & Young AB

Mikael Ikonen  Ingemar Rindstig
Authorised Public Accountant Authorised Public Accountant
   

Auditor’s report on the statutory sustainability statement
To the general meeting of the shareholders of Hembla AB (publ), corporate identity number 556498-9449
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Corporate governance at Hembla AB 
Corporate governance at the Company is long-term 
and describes the decision-making system with 
which the owners, directly or indirectly, manage 
the Company and handle its risks. The Company 
has corporate governance routines which fulfil the 
requirements imposed by, among other provisions, 
the Swedish Companies Act, the Annual Accounts 
Act, the Swedish Corporate Governance Code (the 
Code) and Nasdaq Stockholm’s rules for issuers. The 
Company applies the corporate governance prin-
ciples adopted by the annual general meeting and 
which are set forth in the Articles of Association and in 
the instructions for the nominations committee. These 
documents are available on the Company’s website. 
In addition to these, a series of instructions adopted 
by the Board of Directors for corporate governance 
are applied, including the rules of procedure for the 
board, the instructions for the CEO, instructions for 
financial reporting to the Board of Directors, finan-
cial and communications policies, Code of Conduct, 
Business Ethics Policy, Environmental Policy etc. 
The Company’s values regarding accessibility and 
commitment characterize the work approach of the 
employees as well as the governance, management 
and supervision of the Company.

Overall structure for corporate governance at Hembla AB

Auditors

Nominations 
Committee

Shareholders 
through AGM

Board of Directors

CEO

Management 
team

Application of the Code 
Corporate governance has been developed through 
legislation, recommendations, the Code, and through 
self-regulation. The Code is applicable to all Swedish 
companies whose shares are listed for trading on a 
regulated market. In accordance with the Code’s prin-
ciple of ”comply or explain”, the Company reports any 
deviations from the Code and explains such deviations 
in the annual corporate governance report. The Swedish 
Corporate Governance Code is administered by the 

Corporate  
Governance Report
Corporate governance is an important instrument in the work  
carried out to create long-term value for the shareholders. With  
a clear and transparent framework for the allocation of responsibil-
ities, reporting, and follow-up, Hembla AB (the “Company”) focuses 
on the most important matters and thus limits the risks in the opera-
tions. The corporate governance report reports how the Company 
was managed in 2019.

CORPORATE GOVERNANCE REPORT

19 Hembla Annual Report  2019



Swedish Corporate Governance Board and is avail-
able at www.bolagsstyrning.se where a description 
is also provided of the Swedish model for corporate 
governance. The Company complies with the Code, 
the purpose of which is to create sound conditions for 
exercising an active and responsible ownership role. 
The Company did not deviate from any provision of the 
Code in the 2019 operating year. The Company was a 
listed company as of 31 December 2019. The Company 
has therefore complied with the rules in the Code even 
though the Company was delisted from Nasdaq Mid-
Cap List as of 10 January 2020, see below.

Shareholders and shares 
According to Hembla’s articles of association, the 
share capital shall be not less than SEK 550m and 
not more than SEK 2,200m, divided into not less than 
43,163,154 shares and not more than 172,652,616 
shares. There are two series of shares in the Company, 
A-shares (of which entitles the holder to five (5) votes 
in the Company) and B-shares (which entitles the 
holder to one (1) vote). Shares of each series can be 
issued to a number corresponding to the share capital. 
As of 31 December 2019, the Company’s registered 
share capital was SEK 1,184,073,973.15, represented 
by 92,924,306 shares, whereby 6,136,989 A-shares 
and 86,787,317 B-shares each with a quota value of 
SEK 12.74. The shares in Hembla have been issued 
in accordance with Swedish law, are fully paid and 
denominated in SEK. The rights attached to the shares 
may only be changed in accordance with the proce-
dures set out in the Swedish Companies Act (Sw: aktie-
bolagslagen (2005:551)). 

As of 12 May 2015, Hembla became a listed compa-
ny on the Nasdaq MidCap List. Prior to this, the shares 
had been traded since 9 April 2014 on Nasdaq OMX 
First North. The Company had until 23 September 
2019 over 7,000 different shareholders, and one larger 
shareholder, Vega Holdco S.à r.l.  (“Blackstone”) which 
had shareholdings exceeding 10 percent of the share 
capital. However, Blackstone thereafter sold all its 
shares in the Company to Vonovia SE through its wholly 
owned subsidiary HomeStar InvestCo AB (“Vonovia”).

On 23 September 2019, Vonovia announced that 
they had entered into an agreement with Hembla’s 
largest shareholder Blackstone, whereby Vonovia 
acquires approximately 69.30 percent of the vot-
ing rights and approximately 61.19 percent of the 
share capital in Hembla, at a price of SEK 215 per 
share. Through the transaction, Vonovia became as 
of the beginning of November when the transaction 
was completed, owner of 6,136,989 A-shares and 
50,722,985 B-shares in Hembla. The completion of 

the transaction was subject to antitrust clearance 
from merger control authorities whose approval was 
obtained in early November 2019.  Through the trans-
action an obligation for Vonovia to launch a manda-
tory offer in accordance with applicable takeover 
rules arose. Hembla appointed an independent bid 
committee within itself, consisting of Patrick Forslund 
(chairman of the committee), Fredrik Brodin and 
Karolina Keyzer. An extraordinary general meeting 
was subsequently held on 15 November 2019, where 
Blackstone’s representatives in the board of directors 
were replaced. The chairman of the board of direc-
tors James Seppala and the board members Melissa 
Pianko and Donatella Fanti were replaced by Rolf Buch, 
Helene von Roeder and Per Ekelund for the time until 
the end of the next annual general meeting. 

On 21 November 2019, a press release was pub-
lished in which the independent bid committee of 
Hembla unanimously recommends the shareholdes 
not to accept Vonovia’s cash offer. Vonovia then pub-
lished a press release as of 10 December 2019, which 
stated that Vonovia will hold in total 6,136,989 A-shares 
and 81,282,426 B-shares in Hembla, corresponding to 
approximately 95.3 percent of the total voting rights 
and approximately 94.1 percent of the share capital 
in Hembla. Considering the above stated, the board of 
directors as of 18 December 2019, resolved to apply for 
delisting of Hembla AB from Nasdaq Stockholm. Such 
an application was sent to Nasdaq on the same day. 
On 19 December 2019, Nasdaq Stockholm approved 
the application for delisting and decided that the last 
day of trading of Hembla’s shares will be 10 January 
2020. 

More information regarding shares in the Company 
and a list of the largest shareholders is provided on the 
Company’s website.

Annual general meeting 
The influence of the shareholders in the Company is 
exercised through the annual general meeting which 
is the Company’s highest decision-making body and 
which must be held within six months of the close of the 
financial year. The annual general meeting addresses 
issues set forth in the Company’s Articles of Associa-
tion and the Swedish Companies Act. Notice to attend 
general meetings of the shareholders are given pur-
suant to the Company’s Articles of Association. The 
shareholders’ meeting takes decisions in accordance 
with the majority requirements set forth in the Swedish 
Companies Act.

The most recent annual general meeting was held 
on 16 May 2019. The annual general meeting approved 
the annual accounts for 2018 and granted the Board 
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of Directors and CEO a release from liability for their 
management of the Company in 2018. Among other 
things, the following resolutions were adopted at the 
annual general meeting held on 16 May 2019:
 Resolution regarding disposition of the Company’s 

earnings according to the adopted balance sheet  
– that the Company’s earnings would be carried  
forward and that no dividend would be paid.

 Determination of the fees for the directors and  
auditors.

 Re-election of directors James Seppala, Fredrik 
Brodin, Donatella Fanti, Karolina Keyzer and Melissa 
Pianko. Further, Patrick Forslund was elected as new 
board member. James Seppala was re-elected as 
chairman of the Board.

 Re-election of authorized public accountants  
Ingemar Rindstig and Mikael Ikonen, both at EY.

 Resolution regarding the nominations committee.
 Approval of guidelines for compensation to senior 

management.
 Resolution regarding authorization for the board of 

directors to resolve to issue new shares.
 Resolution regarding authorization for the board of 

directors to resolve to repurchase and transfer own 
shares. 

Minutes and other documents from the annual gen-
eral meeting held on 16 May 2019 are available on the 
Company’s website. 

Extraordinary general meeting on 15 November 2019
The board of directors in Hembla convened an 
extraordinary general meeting following a request 
from the shareholder Blackstone which represented 
approximately 61.19 percent of the outstanding shares 
and approximately 69.30 percent of the outstanding 
votes in Hembla as of 22 October 2019. Blackstone 
requested the extraordinary general meeting in order 
to resolve on election of board members and election 
of chairman in Hembla. At the extraordinary general 
meeting it was resolved that the number of members 
of the board of directors shall be six, with no deputy 
members. Further, it was resolved, in accordance with  
the proposal of Vonovia, that Karolina Keyzer, Fredrik 
Brodin and Patrick Forslund were re-elected as mem-
bers of the board of directors, and that Rolf Buch, 
Helene von Roeder and Per Ekelund were elected as 
new members of the board, all for the period until the 
end of the next annual general meeting. Rolf Buch was 
elected as chairman of the board. 

Nominations committee
The nominations committee submits proposals for 
the election of a chairperson of the annual general 
meeting, the Board of Directors and its chairperson, 
and fees and other compensation for the directors. 
The nominations committee also submits proposals for 

the election of auditors and fees for the auditors. In its 
work, the nominations committee is charged with pro-
tecting the interests of all of the shareholders.

It was resolved at the annual general meeting held 
on 16 May 2019 that the nominations committee serv-
ing until the 2020 annual general meeting shall consist 
of representatives of the Company’s three largest 
shareholders in terms of votes on 30 September 2019. 
The nominations committee consists of the following: 
James Seppala, chairman of the Board of Directors 
and representing Vega HoldCo S.à.r.l., Johannes 
Wingborg, (chairman of the nomination committee) 
representing Länsförsäkringar Fondförvaltning AB and 
Carl Gustafsson, representing Didner & Gerge Fonder 
AB. Shareholders who wish to submit proposals to the 
nominations committee may do so on the Company’s 
website. The proposals of the nominations committee, 
as well as a statement explaining the reasons for the 
proposals, are published on the Company’s website 
not later than the time of the issuance of notice to 
attend the annual general meeting.

The nominations committee thoroughly consid-
ers any requirements for expertise, experience and 
background which may be imposed on the Board of 
Directors as well as the requirements and criteria set 
forth in the new rules and guidelines. The nominations 
committee considers the composition of the Board 
of Directors and its size based upon the expectations 
which may be imposed on the Board of Directors of 
Hembla regarding, for example, industry experience, 
expertise, knowledge, and time available. In addition, 
the nominations committee considers gender equality 
and diversity perspectives based upon the belief that 
these are important to the composition of the Board 
of Directors. The nominations committee has com-
menced long-term work for the purpose of highlighting 
gender equality and diversification issues in the Board 
of Directors.

Due to the changes of ownership in the Company 
and the fact that the Company no longer is a listed 
company on a regulated market, there are no legal 
requirements to have a nominations committee, and 
therefore the committee has ceased to exist.  

The Board of Directors
The choice of the directors serving on the Board of 
Directors is made in order to actively and efficiently 
be able to support management in its development 
of the Company. In addition, the Board of Directors is 
charged with monitoring and supervising the business 
operations. Expertise and experience from, among 
other things, the property industry, financing, business 
development and capital market issues is therefore of 
particular importance to the Board of Directors. 

According to Hembla’s articles of association, the 
board of directors shall comprise of three to seven 
members elected by the general meeting. Hembla’s 
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Board of Directors currently comprises six mem-
bers elected by the general meeting (elected by the 
extraordinary general meeting on 15 November 2019 
for a term of office extending until the close of the 
annual general meeting in 2020). In addition to the 
provisions of the Companies Act, Hembla’s articles 
of association do not contain any special provisions 
regarding the appointment or resignation of board 
members or the amendment of the articles of associ-
ation.

The composition of the Board of Directors fulfils the 
requirements of the Code and the table below sets 
forth the directors, when they were first elected to the 
Board of Directors, and whether they are independent 
of the Company and/or the major shareholders.

The work of the Board of Directors
The Board of Directors is the Company’s highest deci-
sion-making body after the general meeting of the 
shareholders. According to the Swedish Companies 
Act, the Board of Directors is responsible for the man-
agement and organization of the Company, entailing 
that the Board of Directors is responsible, among other 
things, for establishing targets and strategies, ensuring 
routines and systems for the evaluation of established 
targets, regularly evaluating the Company’s earnings 
and financial position, and evaluating the operative 
management. The Board of Directors is also respon-
sible for ensuring that the annual report and interim 
reports are prepared in a timely fashion. In addition, 
the Board of Directors appoints the Company’s CEO.

According to the Code, the chairman of the Board 
of Directors is elected by the annual general meeting 
and has particular responsibility for leading the Board 

of Directors’ work and for ensuring that the Board of 
Directors’ work is well-organized and performed effi-
ciently.

The Board of Directors follows written rules of pro-
cedure which are revised on an annual basis and 
adopted at the first meeting of the Board of Directors 
each year. The rules of procedure govern, among oth-
er things, the Board of Directors’ practices, functions 
and allocation of work between the directors and the 
CEO. At the initial meeting of the Board of Directors, the 
board also adopts instructions for the CEO including 
financial reporting.

During the year, the board evaluated, based on a 
systematic and structured procedure, the work of the 
Board of Directors for the purpose of developing the 
board’s work methods and efficiency. The results of the 
evaluation were reported to the nominations commit-
tee. In addition, the Board of Directors regularly evalu-
ated the work carried out by the CEO. 

The Board of Directors convenes according to 
a schedule adopted annually. In addition to these 
board meetings, additional board meetings may be 
convened in order to address issues which cannot be 
referred to an ordinary meeting of the board. In addi-
tion to the meetings of the directors, the chairman of 
the Board of Directors and the CEO engage in a regular 
dialogue regarding the management of the Company. 
The Company has resolved not to have an audit com-
mittee or a remuneration committee. Instead, audit-
ing, accounting, and compensation questions will be 
addressed by the Board of Directors.

The responsibility of the Board of Directors
The Board of Directors is responsible for ensuring that 
the Company complies with the Swedish Companies 

THE BOARD OF DIRECTOR’S COMPOSITION FROM 16 MAY 2019 UNTIL THE END OF  
THE EXTRAORDINARY GENERAL MEETING ON 15 NOVEMBER 2019:

Name Assignment Elected Independence Shareholding1) Holding of warrants1)

James Seppala Chairman 2016 No2)

Fredrik Brodin Member 2017 Yes 250,000 B-shares
Donatella Fanti Member 2018 No2)

Karolina Keyzer Member 2017 Yes
Melissa Pianko Member 2017 No2)

Patrick Forslund Member 2019 Yes
1) Own holdings and holdings of related persons and affiliated companies as of 15 November 2019 which all were sold in connection with Vonovia’s bid on the Company.
2) Not independent in relation to major shareholders of the Company.

THE BOARD OF DIRECTOR’S COMPOSITION FROM THE END OF THE EXTRAORDINARY GENERAL MEETING  

ON 15 NOVEMBER 2019 UNTIL 31 DECEMBER 2019:

Name Assignment Elected Independence Shareholding1) Holding of warrants1)

Rolf Buch Chairman 2020 No2)

Fredrik Brodin Member 2017 Yes 250,000 B-shares
Helene von Roeder Member 2020 No2)

Karolina Keyzer Member 2017 Yes
Per Ekelund Member 2020 No2)

Patrick Forslund Member 2019 Yes
1) Own holdings and holdings of related persons and affiliated companies as of 15 November 2019 which all were sold in connection with Vonovia’s bid on the Company.
2) Not independent in relation to major shareholders of the Company.
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Act, the rules applicable to stock market companies, 
including the Code and other regulations and legisla-
tion, the Articles of Association and the internal gov-
ernance instruments. The Board of Directors decides 
issues regarding strategies and targets, internal gov-
ernance instruments, major purchases and sales of 
properties, other major investments, and financing. 
The Board of Directors is responsible for regularly fol-
lowing up the business operations and ensuring that 
guidelines and organization and management are 
appropriate and that the internal controls are sound. 
The Board of Directors is also responsible for evaluat-
ing the operative management and plans for replen-
ishment of management. 

The Board of Directors endeavours to ensure a high 
and even level of quality in the financial reporting. This 
takes place, among other things, through instructions 
for the financial reporting given to the Board of Direc-
tors, through the communications policy, and through 
consideration of any observations, recommenda-
tions or proposals by the management group and the 
organization. The annual report and all interim reports 
are addressed and approved by the Board of Directors. 
The Board of Directors has delegated to Company 
management the task of ensuring the quality of the 
financial presentations and press releases.

The responsibility of the chairman of the Board of Directors
The chairman of the Board of Directors leads the work 
conducted by the board and is responsible for ensuring 
that resolutions adopted by the Board of Directors are 
implemented. The chairman also represents the Com-
pany in owner-related issues. The chairman engages 
in a regular dialogue with the CEO and is responsible 
for ensuring that the other directors receive any infor-
mation and documentation necessary in order to be 
able to take well-founded decisions.

The work of the board in 2019
The Board of Directors met 21 times in 2019. The mat-
ters addressed by the Board of Directors included the 
Company’s strategy, targets, business plan, market, 
purchase and sale of properties, investments in exist-
ing properties, taking of loans and other financing 

issues, and adopting sales mandates and principles 
for variable compensation. The Company’s CEO, CFO, 
Head of Legal, who is also the secretary of the Board 
of Directors, were also present at the meetings of the 
Board of Directors.

Compensation to the board
Fees are payable to the Board of Directors according 
to a resolution adopted at the annual general meet-
ing. The table set forth below shows the fees which 
the directors elected at 2019 annual general meeting 
will receive for the period of time until the 2020 annual 
general meeting. 

Name Assignment Board fee, SEK
James Seppala Chairman -
Fredrik Brodin Member  300,000
Donatella Fanti Member -
Karolina Keyzer Member  300,000
Melissa Pianko Member -
Patrick Forslund Member 217,000
Rolf Buch Chairman -
Helene von Roeder Member -
Per Ekelund Member -
Total 817,000

These people made up the Company’s management 
group during 2019. The management group met reg-
ularly during the year. The members of the manage-
ment group are responsible for their respective areas 
within the Company and work with the CEO to prepare 
reports for the board. The CEO takes decisions on 
operating activities that fall within the scope of the 
instructions for the CEO, after consultation with the 
business management team. 

Chief Executive Officer
The CEO reports to the Board of Directors and is 
responsible for the Company’s day-to-day manage-
ment and operations. The allocation of work between 
the Board of Directors and the CEO is stated in the 
rules of procedure for the Board of Directors and the 
instructions for the CEO. The CEO is also responsible 
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GROUP MANAGEMENT/BUSINESS MANAGEMENT  

Name Assignment Employed since Shareholding1) Holding of warrants1)

Svein Erik Lilleland CEO 2017 672,000
Jonas Andersson CFO & CIO 2015 300,000
Jenny Wärmé Head of legal & Corporate Affairs 2014 210,000
Tommy Jansson Head of Property Management 2015 3,000 B-shares 352,000
Marie Persson HR responsible 2014 84,000
Ida Ringdahl Head of Business Development 2017 200 B-shares 210,000
Jonatan Öhman Interim Head of Communications 2018 84,000
Christian Tapper Head of Property Development & Refur-

bishment process
2016 210,000

1)  Own holdings and holdings of related persons and affiliated companies as of 15 November 2019. All of the warrants were subsequently exercised in connection with 
Vonovia’s bid on the Company.  



for preparing reports and compiling information from 
management prior to meetings of the board and pre-
sents the materials at the board meetings. 

According to the instructions for financial reporting, 
the CEO is responsible for financial reporting at the 
Company and must therefore ensure that the Board 
of Directors receives sufficient information in order to 
be able to regularly evaluate the Company’s financial 
position. 

The CEO is charged with continuously keeping the 
board informed of developments in the Company, the 
sales, the Company’s earnings and financial position, 
liquidity and credit situation, important events and oth-
er events, circumstances, or conditions which can be 
assumed to be of material significance to the Compa-
ny’s shareholders. 

Svein Erik Lilleland was the CEO of the Company 
between September 2017 and January 2020. 

Remuneration to senior management
Guidelines were adopted at the 2019 annual general 
meeting for compensation to senior management. 
The Company will offer the levels of compensation 
and employment terms and conditions as are required 
in order to be able to recruit and maintain manage-
ment with a high level of expertise and the capacity 
to achieve the established targets. The forms of com-
pensation must provide an incentive for management 
to do its utmost in order to protect the interests of the 
shareholders.

Consequently, the forms of compensation must be 
on market terms and simple, long-term and measura-
ble. In addition to a fixed annual salary, it must also be 
possible to offer senior management variable salaries 
which, for the CEO, shall be based on the group’s earn-
ings per share and, for other senior management, on 
improvements within each person’s area of respon-
sibility with respect to earnings-per-share, sales, net 
operating earnings, and the rate of capital turnover, as 
well as the results of individual action plans. A pension 
right shall apply not earlier than 62 years of age. The 
CEO is also covered by a premium-based plan accord-
ing to which the agreed allocation for premiums may 
not exceed 35 percent of the basic salary. Other senior 
management personnel are covered by the ITP plan, 
in addition to which a certain premium-based sup-

plement may be payable. The Board of Directors shall 
consider each year whether or not to propose a share 
price-related incentive program to the shareholders 
meeting.

The table below shows the compensation paid to 
the CEO and other members of the Group Manage-
ment for the financial year 2019.

The notice period between the Company and 
members of the Group Management is between three 
to twelve months. Hembla has not entered into any 
agreement with members of the Group Management 
regarding benefits after termination of employment.

 
Audit
The auditor shall audit the Company’s annual report 
and accounts as well as the management by the 
Board of Directors and CEO. Following the close of 
each financial year, the auditor shall submit an audi-
tors’ report as well as an auditors’ report for the group 
to the annual general meeting.

According to the Company’s Articles of Associa-
tion, the Company shall have not less than one and 
not more than two authorized public accountants. 
Ingemar Rindstig and Mikael Ikonen (Ernst & Young, 
Box 7850, SE-103 99 Stockholm, Sweden) are the Com-
pany’s auditors. Ingemar Rindstig is the Company’s 
auditor since 16 December 2013 and Mikael Ikonen 
since 28 May 2014. Ingemar Rindstig and Mikael Iko-
nen are authorised public accountants and members 
of FAR, the professional institute for authorised public 
accountants in Sweden.

In 2019, the total compensation paid to the Compa-
ny’s auditors amounted to approximately SEK 4 million.

Internal controls and risk management
Internal controls are important in order to ensure that 
the adopted targets and strategies provide the desired 
results, that laws and rules are complied with, and that 
the risk for undesirable events and errors in reporting 
are minimized. The Company encounters risks on a 
daily basis which may affect its business operations 
and its ability to achieve established targets. In order to 
minimize the impact of the risks, sound internal man-
agement and controls are required. 

Set forth below is a description of how the internal 
controls regarding the financial reporting are organized.

ERSÄTTNING TILL LEDANDE BEFATTNINGSHAVARE

SEK Grundlön Rörlig lön Andra förmåner Pensionskostnader1) Summa
Svein Erik Lilleland, VD 4 701 000 1 500 000 1 000 1 120 000 7 322 000

Övriga ledande befattningshavare*) 8 033 000 3 192 000 117 000 2 519 000 13 861 000
Totalt
*) 8 personer under 2019.
1)  Koncernledningens pensionsplaner är avgiftsbestämda. Följaktligen saknas avsatta eller upplupna belopp i Bolaget för pensioner och liknande förmåner efter 

avträdande av tjänst till nuvarande koncernledningen..
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Control environment 
According to the Swedish Companies Act and the 
Swedish Corporate Governance Code, it is ultimately 
the Board of Directors that is responsible for ensuring 
that the Company possesses good internal manage-
ment and controls, with routines that ensure that the 
financial reporting corresponds to the established 
requirements.

The controls environment and controls measures 
ensure efficiency in the Company and constitute the 
basis for the internal controls. The controls environ-
ment must provide an understanding of the Compa-
ny’s values at the same time as it secures compliance 
with policies and the achievement of targets. The 
formal decision-making procedure is based upon the 
allocation of responsibility between the Board of Direc-
tors and the CEO and covers the rules of procedure 
and the CEO instructions. Overall policy is updated on 
a regular basis and adopted by the Board of Directors 
once a year. On an annual basis, the Board of Directors 
adopts a Finance Policy, IT Policy, Information Security 
Policy, Insider Policy, Risk Management Policy, Code 
of Conduct, Business Ethics Policy and Environmental 
Policy etc. Significant processes, beyond the finan-
cial reporting, which include among other things the 
accounting instructions and project and rent adminis-
tration are prepared in separate documents within the 
scope of the Financial Handbook and are evaluated 
and developed on a regular basis following changes 
in the law, recommendations, IFRS changes, risks and 
routines. The documents act as support and guidance 
in the decision-making processes for each individual 
employee and cover both decision-making channels 
as well as the allocation of responsibility, the approach, 
and authority.

Risk assessment and control activities
The Company continuously and actively works with 
the identification, assessment and management of 
the risks to which the Company is exposed in its finan-
cial reporting. An assessment of the risk of error in the 
financial reporting is carried out on an annual basis for 
each line in the income statement, report of financial 
position, and cash flow analysis. For those items which 
are significant and/or entail an increased risk of error, 
there are processes designed to minimize this risk. The 
processes apply not only to the actual financial pro-
cesses but also include, among other things, business 
management and business planning processes as well 
as IT systems.

The scope and assessment of the Company’s risk 
management overall, and the financial reporting in 
particular, is carried out regularly by the Company’s 
management, the Board of Directors, and the auditors. 
The accounts department and the property manage-

ment department work sideby-side regularly carrying 
out follow-ups, analyses on a group, subsidiary, and 
property level and on an income, balance sheet, and 
verification level in order to ensure that guidelines are 
complied with. A limited number of people are author-
ized to sign on behalf of the Company and there is an 
attestation procedure.

The group’s operations, finances, and management 
are audited by the Company’s auditors who report 
observations and any comments directly to the Board 
of Directors. The Company’s IT environment maintains 
a high standard with respect to security, accessibility, 
and efficiency. Principles for accounting, reporting, 
and audit comments are reviewed in conjunction with 
the regular audit of the annual accounts.

The Company has designed its internal controls 
so as to ensure that control activities are regularly 
carried out on an overall level, or in the alternative are 
of a more process-oriented nature. An example of 
overarching controls are regular earnings analyses 
based upon the operative and legal group structure 
and an analysis of key ratios. Formal reconciliations, 
attestations, and similar controls are examples of rou-
tine-oriented or process-oriented controls intended 
to prevent, discover and correct errors and deviations. 
The control activities have been designed in order to 
handle the material risks of the financial reporting.

Information and communication
External information is handled based upon the com-
munications policy which is adapted based upon 
Nasdaq Stockholm’s Rules and Regulations and the 
Swedish Code of Corporate Governance and are 
communicated via press releases and the Company’s 
website. The Company ensures that information which 
may have an impact on the share price is provided to 
the market via press releases. Press releases are pro-
vided to the market at a time when no trading is taking 
place. All information is provided to the market simulta-
neously in Swedish and English. The CEO and CFO are 
the designated spokespersons for financial issues.

The Company management’s internal communi-
cations consist primarily of the meetings of the man-
agement group at which minutes are taken. Commu-
nications within the Company take place, among other 
things, through regular conferences and meetings with 
the persons responsible for each business unit and 
other managers. Relevant information, both external 
as well as internal, is provided on a regular basis to the 
relevant employees. The internal information is largely 
provided via the Company’s intranet. The primary pur-
pose of the intranet is to provide the employees with a 
structured overall impression of the business and acts 
as an easily accessible platform for obtaining current 
information and documentation.
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Follow-up
The Company’s Board of Directors has the overall 
responsibility for following up the internal controls 
and the financial reporting. Financial follow-up of all 
regions and companies as well as the Group takes 
place on a regular basis on the basis of the budget and 
forecasts according to a well-established model. The 
results are analysed by property managers, the prop-
erty and accounts department, and the regional man-
ager responsible for results. The reporting is provided 
to Company management, the Board of Directors 
and auditors. The internal controls are believed to be 
sound and appropriate for an organization the size of 
the Company and therefore the Board of Directors and 
management do not see any need for an internal audit 
function.
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The Board of Directors of Hembla AB (publ), corp. ID no. 
556498-9449, present herewith the following annual 
accounts and consolidated financial statements for 
2019. Figures in brackets pertain to the previous year. 

In accordance with Chapter 6 Section 11 of the 
Swedish Annual Accounts Act, Hembla has chosen to 
prepare the statutory sustainability report separately 
from the Annual Report. The sustainability report and 
the Annual Report have been submitted to the auditor 
simultaneously. The sustainability report can be found 
on pages 4-18 in this printed document.

This is Hembla AB
Hembla owns and manages residential properties with 
a long-term perspective focusing on Stockholm and 
other growth areas in Mälardalen. The properties are 
managed with the highest possible level of service and 
in cooperation with the surrounding communities in 
order to provide good, long term residential housing. 

The property portfolio, which consists of over 21,400 
apartments, is valued at approximately SEK 34.5 billion 
and consists of about 1.69 million square metres of 
 lettable floor area. Hembla changed its name from D. 
Carnegie & Co on 31 October 2018. Through the new 
name, the Company aims to highlight the core of its 
business, which is to offer its tenants secure and pleas-
ant homes in vibrant districts. Hembla has a  proven 
refurbishment model to gradually and efficiently refur-
bish individual apartments as well as surrounding and 
common areas  of the properties. 

Significant events during the financial year 
The Annual General Meeting on 16 May 2019, in 
accordance with the proposal of the nomination com-
mittee, re-elect the board members James Seppala, 
Melissa Pianko, Karolina Keyzer, Fredrik Brodin and 
Donatella Fanti, and to elect Patrick Forslund as new 
member of the board. James Seppala was re-elected 
as chairman of the board of directors. 
 A major organizational change was launched during 
the year. The purpose of the new organization is to be 
able to deliver our promise to always put the tenant 
first. It is about delivering first-class service to our ten-
ants and at the same time offering our employees 
opportunities professional development. The service- 
and maintenance organization is now structured in
different companywide functions working with com-
mon methods, processes and routines. A cost reserva-
tion of SEK -25 million relating to the reorganization has 
had an impact on the result for 2019.

Hembla noted that Vonovia SE, the 23 of September 
2019, announced that they, through its wholly-owned 
subsidiary HomeStar InvestCo AB (“Vonovia”), has 
entered into an agreement with Hembla’s largest 

shareholder Vega Holdco S.à r.l., an entity wholly owned 
by real estate funds advised by The Blackstone Group 
Inc. (“Blackstone”), whereby Vonovia acquires approxi-
mately 69.30% of the voting rights and approximately 
61.19% of the share capital in Hembla, at a price of SEK 
215 per share. Through the transaction, Vonovia will 
become the owner of 6,136,989 class A shares and 
50,722,985 class B shares in Hembla. According to 
Vonovia, the completion of the transaction was subject 
to clearance by the merger control authorities, which 
they received 5 November 2019. 

Vonovia further announces that the transaction will, 
when fully completed, result in Vonovia passing the 
threshold for an obligation to launch a mandatory offer 
in accordance with applicable takeover rules. 

 At the extraordinary general meeting, the 15 of 
November, it was resolved that the number of board 
members should be six (6) without deputy board mem-
bers for the time until the end of the next annual gener-
al meeting. Further, the extra general meeting resolved, 
in accordance with the majority shareholder Vonovia’s 
proposal, to re-elect the board members Karolina 
Keyzer, Fredrik Brodin and Patrick Forslund and to elect 
Rolf Buch, Helene von Roeder and Per Ekelund as new 
members of the board, all for the period until the end of 
the next annual general meeting. Rolf Buch was elect-
ed as chairman of the board of directors.

The 18 of December, Hembla applies for delisting 
from Nasdaq Stockholm after Vonovia announced that 
Vonovia will, upon settlement, hold 6,136,989 A-shares 
and 81,282,426 B-shares in Hembla, corresponding to 
approximately 95.3 percent of the total voting rights 
and approximately 94.1 percent of the share capital in 
Hembla. Vonovia has requested that Hembla’s board of 
directors applies for the delisting of the company’s 
shares from Nasdaq Stockholm. Vonovia has also 
requested a compulsory acquisition of the remaining 
shares.

It was also communicated that there will be changes 
in the management team. Jonas Andersson (CFO/CIO) 
and Jenny Wärmé (Head of Legal & Corporate affairs) 
both announced their decision to leave their positions 
within Hembla early 2020.

Significant events after the financial year
Nasdaq Stockholm later approved the application for 
delisting and has decided that the last day of trading of 
Hembla’s shares will be 10 January 2020.

In January, it was decided that Per Ekelund will suc-
ceed Svein Erik Lilleland as CEO of Hembla. Per is previ-
ously CEO of Victoria Park, also wholly owned by Vono-
via. It has been decided that the companies Hembla 
and Victoria Park should be run as two separate com-
panies but with a joint management.

Directors’ report
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Consolidated results
The profit and loss items reported below relate to the 
period January to December 2019. The comparison 
items stated in brackets refer to amounts for the corre-
sponding period of the previous year. Profit after tax in 
2019 was SEK 1,712 million (3,308). 

RENTAL INCOME
Rental income during the period increased to SEK 1,918 
million (1,787). During the period, Hembla refurbished 
1,567 (1,626) apartments. 

OPERATING EXPENSES AND NET OPERATING INCOME
Property expenses totalled SEK -956 million (-841), 
yielding a net operating income, i.e. total income minus 
bad debt losses, operating and maintenance costs, 
property administration and property taxes, of SEK 962 
million (946).  The industry-specific key ratio, net oper-
ating income, is reported as it shows the results from 
property management. 

MANAGEMENT AND ADMINISTRATION EXPENSES
Management and administration expenses totalled 
SEK -241 million (-185). Central administration expens-
es consist primarily of personnel expenses and other 
costs of Group-wide functions, marketing and selling 
expenses, but also expenses relating to Vonovia's aqui-
sition. The organisation was strengthened during the 
year with new positions. 

 
FINANCIAL INCOME AND EXPENSES
Financial income total SEK 7 million (6) and financial 
expenses SEK -409 million (-401), including interest 
expenses of SEK -346 million (-323). 

INCOME FROM PROPERTY MANAGEMENT
Income from property management amounted to  
SEK 280 million (302). This industry specific key perfor-
mance indicator is reported as it shows the company’s 
profit from  operations excluding changes in value. 

GROWTH IN VALUE
Changes in value in investment properties during the 
period affecting profit totalled SEK 1,926 million (3,737). 
The changes in value were positively affected primarily 
by the increase in rent during the period which resulted 
in higher net operating income and a lower average 
return requirement of 3.58 percent (3.74). During the 
period, value-increasing investments were made in a 
total value of SEK 1,467 million (1,392). The market value 
has for the period affected the result by SEK 5 million (6) 
related to swaps and -20 (-26) related to caps. 

PROFIT BEFORE TAX
Profit before tax was SEK 2,236 (4,001) million. 

TAX
Tax expense for the period was SEK -524 million (-694) 
and consists of net deferred tax of SEK -517 million 
(-693) and current tax of SEK -6 million (0).
 In 2018, the Swedish Parliament passed changes in 
tax rules for the corporate sector. In brief, the change 
means that interest rate deductions are limited and 
that corporate tax is lowered. The restriction of interest 
rate deductions is not expected to affect tax payments 
over the next few years. However, the tax cost will 
increase as most of the interest costs are not deducti-
ble, which increases the deferred tax. The effective tax 
rate for the period is 23.4 percent (17.3). 

FIVE YEAR SUMMERY
Amounts in SEK million 2019 2018 2017 2016 2015
Rental income 1,918 1,787 1,473 1,284 1,221

Operating expenses -741 -676 -571 -523 -496
Maintenance expenses -177 -132 -83 -90 -131
Property tax -38 -33 -29 -26 -24
Net operating income 962 946 790 645 570

Central administration -241 -185 -115 -102 -97
Restructuring -25 - - - -
Net financial items -402 -395 -302 -259 -271
*Site leasehold rent -15 -15 -16 -16 -15
Cost of early redemption of loans in refinancing - -49 - - -
Income from property management 280 302 357 269 186

* From 2019, site leasehold rent is recognised in net financial item in accordance with IFRS 16, instead of, as previously, being included in the net 

operating income. Previous years have been adjusted accordingly in the overview. 
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NET PROFIT FOR THE PERIOD
Profit for the period after tax was SEK 1,712 million 
(3,308). 

Property valuation
PROPERTIES
At 31 December 2019, Hembla’s property portfolio was 
valued at a market value of SEK 34,484 million (31,091). 
The valuation is based on the methodology described 
below, where 100 percent of the portfolio was valued 
externally. The external property valuations were 
 carried out by Savills. The comparison items in brackets 
refer to amounts for the corresponding period during 
the preceding year.

The valuation is based on a cash flow analysis where 
the property’s value is based on the present value of 
forecast cash flows and the residual value during the 
calculation period of five years. 

The average exit yield requirement on units included 
in the valuation was 3.58 percent (3.74). 

The average cost of capital used for the period was 
5.63 percent (5.80). The parameters affecting the value 
used in the valuation correspond to the external 
appraiser’s interpretation of how a prospective buyer in 
the market would reason, and the sum of the present 
value of net operating income and the residual value 
constitutes the market value. The assumption regard-
ing future cash flows is based on an analysis of:

 Future development of the market and the  
immediate vicinity

 The market conditions and market position of  
the property

 Rent terms and conditions in line with the market
 Operating and maintenance costs of similar 

properties in comparison with those in the prop-
erty in question

Group financial position
NON-CURRENT ASSETS
The Group’s non-current assets, primarily relating to 
investment properties, amounted to a total of SEK 
35,543 million (31,726) on 31 December 2019. At the end 
of the period, goodwill totalled SEK 597 million (598), a 
value which arose in conjunction with the acquisition of 
Hyresbostäder i Sverige II AB in 2014, which is reported 
as a business combination. 

Investment properties are reported at their fair value 
based on a valuation of the entire property portfolio as 
of 31 December 2019.

CURRENT ASSETS
Current assets (excluding cash and cash equivalents) 
at the close of the period totalled SEK 97 million (204), 
and relate primarily to pre-paid expenses of SEK 33 mil-
lion (74) and other current assets of SEK 56 million (72). 

The Group’s cash and cash equivalents at the end of 
the period totalled SEK 561 million (892). 

CHANGES IN EQUITY
The Group’s shareholders’ equity totalled SEK 14,356 
million (12,552) as of 31 December 2019, and the equity 
ratio was 40 percent (38). 

During the period, subscription of all other warrants 
was made, of which SEK 11 million was provided in share 
capital and SEK 81 million in other contributed capital. 
During the period the number of class B shares and votes 
changed as a result of the exercise of 807,000 warrants, 
which corresponds to 836,851 shares, under the Com-
pany ś incentive  programme which was issued in 2016.

 
DEFERRED TAX
Deferred tax receivable totals SEK 735 million (630) and 
primarily relate to loss carry-forwards. The deferred 
tax liability totals SEK 4,049 million (3,427) and is the dif-
ference between the fair value and the tax residual val-
ue of properties. At asset acquisition, no deferred tax is 
reported initially. 

INTEREST-BEARING LIABILITIES 
The Group’s total interest-bearing liabilities amount to 
SEK 17,708 million (17,024) and is adjusted for prepaid 
arrangement fees of SEK -125 million (-156). 

Long-term interest-bearing liabilities to credit insti-
tutions amounted to SEK 16,790 million (14,541). Group 
 current interest-bearing liabilities total SEK 918 million 
(1,483).  

On 31 December 2019, interest-bearing liabilities to 
credit institutions totalled SEK 17,708 (16,024) million, 
corresponding to an LTV of approximately 51 percent 
(52). LTV (Loan-to-Value) is the key ratio that describes 
interest-bearing liabilities to credit institutions in rela-
tion to the fair value of investment properties. 

The average interest rate on liabilities to credit insti-
tutions is 2.0 percent (2.0). The credit facilities are sub-
ject to customary covenants which in certain cases 
limits the subsidiaries’ possibility of paying a dividend.

Hembla uses derivatives in order to secure the loan 
maturity structure. Interest rate derivatives represent  
a flexible and cost-efficient method of achieving the 
desired fixed rate. In accordance with accounting 
standard IFRS 9, interest rate derivatives are measured 
at market value. In the event the agreed interest rate 
deviates from the market rate, irrespective of the credit 
margin, a theoretical surplus or deficit value arises for 
the interest-rate derivatives where the change in value 
not affecting cash flow is recognised in the income 
statement. At 31 December 2019, the market value of the 
interest rate derivatives portfolio was SEK 5 million (13). 

OTHER CURRENT LIABILITIES
Other current liabilities totalled SEK 534 million (598)  
and consist primarily of accounts payable and accrued 
expenses and accrued income. 
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Risks related to the company
MACROECONOMIC FACTORS 
The real estate industry is to a great degree affected by 
macroeconomic factors, such as the general econom-
ic trend, growth, employment, political development, 
rate of construction of new residential and commercial 
properties, changes in infrastructure, population 
growth and structure, inflation and interest rate levels. 
Economic growth affects the employment rate, which 
is a contributing factor in the supply and demand on the 
real estate rental market, and thus affects vacancy 
rates and rent levels.

Expectations regarding the inflation affect the inter-
est rate and therefore affect Hembla’s net financial 
items. The interest costs for liabilities to credit institu-
tions is a substantial cost item for Hembla and, in the 
long term, changes in interest rates have a significant 
effect on the Company’s profit and cash flow. Inflation 
also has an impact on Hembla’s expenses. In addition, 
changes in interest rates and inflation also affect the 
yield requirements and thus the market values of prop-
erties. Higher interest rates as well as increased cost 
levels could have an adverse effect on Hembla’s busi-
ness, financial position and results. For further details, 
see Note 16.

HEMBLA’S PROPERTIES
Hembla’s investment properties are recognised in the 
balance sheet at market value, and changes in value 
are recognised in the income statement. The Group’s 
financial position and performance are therefore 
exposed to changes in the value of the investment 
properties. The value of properties is affected by supply 
and demand in a functioning credit and transaction 
market. The value of the properties is affected by a 
number of factors, some of which are property specific, 
such as vacancy rate, rent levels and operating 
expenses, while others are market specific, such as exit 
yield requirements and cost of capital which are 
derived from comparable transactions on the property 
market. In addition, there is a risk that individual proper-
ties may be inaccurately valued.

Both property-specific negative changes and mar-
ketspecific negative changes may lead to negative 
realised and unrealised changes in value. This could 
ultimately lead to breach of contractual terms and 
commitments in the Company’s credit agreements. If 
this happens, it may lead to more expensive borrowing 
or, in the worst case scenario, loans being terminated 
by the lenders concerned. If the loans are terminated, 
this could have an adverse impact on Hembla’s busi-
ness, financial position and results.

PARENT COMPANY
The operations conducted by Hembla consist of Group-
wide functions. The parent company does not own any 
properties directly. The parent company’s revenue in 
2019 totalled SEK 77 million (91) and  profit after tax was 
SEK -47 million (-113). Revenue mainly relates to pay-
ment for services rendered to the Group company. 
Financial income totalled SEK 95 million (91) and mainly 
consists of short-term lending, while financial expenses 
of SEK -145 million (-164) consist mainly of interest 
expenses to group companies. Cash and cash equiva-
lents at the end of the period totalled SEK 19 million (130). 

Proposed allocation of unappropriated earnings
The following funds are at the disposal of the Annual 
General Meeting:

Retained earnings -674,584,376    

Share premium reserve 3,621,225,948    
Profit/loss for the year -46,590,802    
SEK 2,900,050,770    

Distributed to the shareholders  -      

Carried forward to new account 2,900,050,770    
SEK 2,900,050,770    

The Board of Directors proposes that the funds at the 
disposal of the Annual General Meeting to be carried 
forward to new account. 
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Amounts in SEK million Note 2019 2018
Rental income, etc 2 1,918 1,787

Operating expenses 3, 5 -741 -676
Maintenance expenses -177 -132
Property tax -38 -33
Site leasehold fee - -15
Net operating income 962 931

Central administration 3, 4, 5, 20 -241 -185
 Restructuring reserve -25 -
Financial income 6 7 6
Financial expenses 6 -409 -401
 Leasehold fee -15 -
Cost of early redemption of loans in refinancing - -49
Income from property management 280 302

Dividend 24 5
Realised changes in value of investment properties -1 19
Changes in value of investment properties 9 1,926 3,737
Realised changes in value of financial derivatives, refinancing 22 -10
Unrealised changes in value of financial instruments 6, 16 -15 -10
Impairment of goodwill 8 - -41
Profit before tax 2,236 4,001

Current tax 7 -6 0
Deferred tax 7 -518 -693
Profit/loss for the year 1,712 3,308

Consolidated income statement

Profit/loss for the year 1,712 3,308

Other comprehensive income - -
Profit/loss for the year 1,712 3,308

The profit is attributable in its entirety to the shareholders of the parent company.

Consolidated statement  
of comprehensive income
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Amounts in SEK million Note 31 Dec. 2019 31 Dec. 2018
ASSETS
Non-current assets
Intangible assets 8 634 598
Leaseholds 18 409 -
Investment properties 9 34,484 31,091
Equipment 10 10 15
Shares and participations 3 3
Non-current receivables 2 1
Derivatives 1 18
Total non-current assets 35,543 31,726

Current assets

Accounts receivable 11 8 15
Current investments 12 0 43
Other receivables 51 63
Tax asset 5 8
Prepaid expenses and accrued income 33 74
Cash and cash equivalents 13 561 892
Total current assets 658 1,095

TOTAL ASSETS 36,201 32,821

EQUITY AND LIABILITIES
Equity 
Share capital 14 1,184 1,173
Other paid-in capital 3,679 3,597
Retained earnings including profit for the year 9,493 7,781
Equity 14,356 12,552

Non-current liabilities
Non-current interest-bearing liabilities 15 16,666 15,385
Leasing liabilities 18 409 -
Deferred tax liability 7 3,314 2,797
Interest rate derivatives 16 4 5
Total non-current liabilities 20,393 18,187

Current liabilities
Current interest-bearing liabilities 15 918 1,483
Accounts payable 20 86 98
Tax liabilities - -
Other current liabilities 22 82
Accrued expenses and deferred income 17 426 418
Total current liabilities 1,452 2,082

TOTAL EQUITY AND LIABILITIES 36,201 32,821

Equity attributable to:
Owners of the parent company 14,356 12,552
Non-controlling interests - -
Total equity 14,356 12,552

Consolidated balance sheet
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Change in Group equity
NOTE 14 
Amounts in SEK million Share capital

Other 
paid-in
capital

Retained  
earnings 

including profit 
for the year  

Equity
attributable to

Parent Company
shareholders

Noncontrolling
interests 

Total  
equity  

attributable to  
shareholders

Equity at 1 Jan. 2018 1,004 2,566 4,473 8,043 - 8,043

Profit/loss for the year - - 3,308 3,308 - 3,308
Other comprehensive income - - - - - -
Total changes in net wealth, excl.  
transactions with shareholders - - 3,308 3,308 - 3,308

New share issue 143 856 - 999 - 999
Directed new share issue 13 112 - 125 - 125
Subscription of warrants 13 64 - 77 - 77
Total transactions with shareholders 169 1,031 - 1,201 - 1,201
Equity, 31 Dec. 2018 1,173 3,597 7,781 12,552 - 12,552

Profit/loss for the year - - 1,712 1,712 - 1,712
Other comprehensive income - - - - - -
Total changes in net wealth, excl.  
transactions with shareholders - - 1,712 1,712 - 1,712

Subscription of warrants 11 81 - 92 - 92
Total transactions with shareholders 11 81 - 92 - 92
Equity, 31 Dec. 2019 1,184 3,679 9,493 14,356 - 14,356

CHANGE IN EQUITY
Changes in shareholders’ equity consist primarily of the comprehen-
sive income for the year, the issuance of warrant programmes to the 
employees and share issue. 

SHARE CAPITAL
At 31 December 2019 the registered share capital comprised 
6,136,989 class A shares and 86,787,317 class B shares, 92,924,306 
shares in total. The shares have a quotient value of SEK 12.74. Each 
class A shares entitles the holder to 5 votes and each class B share 
entitles the holder to 1 vote.

OTHER PAID-IN CAPITAL
Pertains to equity paid in by the shareholders. This item includes set-
off issues, new issues, settlement of issue costs in conjunction with 
the IPO and acquired shareholders’ equity in conjunction with the 
acquisition of associates.

RETAINED EARNINGS INCLUDING PROFIT FOR THE PERIOD.
This item includes profits earned in the parent company and its sub-
sidiaries and associates.
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Amounts in SEK million Note 2019 2018
Operating activities
Income from property management 280 302
Adjustment for items not included in cashflow 22 7 11
Taxes paid 0 -2
Cash flow from operating activities before change in working capital 287 311

Change operating receivables/liabilities 68 9
Total change in working capital 68 9

Cash flow from operating activities 355 320

Investing activities
Investment in existing properties 9 -1,467 -1,392
Acquisitions of Group companies/properties, asset acquisitions - -4,081
Acquisition of property, plant and equipment 10 -3 -7
Acquisition of intangible assets 8 -15 -
Sale of Group companies/properties -1 161
Change in financial fixed assets - -29
Cash flow from investing activities -1,486 -5,348

Financing activities
New share issue 92 1,201
Raised loans 4,435 7,640
Repayment of loans -3,750 -3,759
Dividend 24 5
Cash flow from financing activities 800 5,087

TOTAL CASH FLOW -331 59

Opening cash and cash equivalents 892 833

CLOSING CASH AND CASH EQUIVALENTS 13 561 892

Consolidated cash flow statement
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Amounts in SEK million Note 2019 2018

Net sales 2, 20 77 91
Cost of solid services 3, 5 -40 -29
Restructuring -25 -
Gross profit 12 62

Central administration 3, 4, 5 -152 -154
Operating profit -140 -92

Financial income 6 95 91
Financial expenses 6 -145 -164
Income from property management -191 -165

Dividend 1,074 5
Depreciation -1 0
Write-down of shares in subsidiaries -1,537 -
Changes in value of financial instruments 32 23
Profit before tax -623 -137

Group contributions 698 -3
Current tax - -
Deferred tax 7 -122 27
Profit/loss for the year -47 -113

Parent company statement  
of comprehensive income
Profit/loss for the year -47 -113
Other comprehensive income - -

PROFIT/LOSS FOR THE YEAR -47 -113

Parent company income statement
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Amounts in SEK million Note 31 Dec. 2019 31 Dec. 2018

ASSETS
Non-current assets
Intangible assets 8 7 -
Equipment 10 4 2
Shares and participations in subsidiaries 21 5,608 5,573
Shares and participations  0 0
Non-current receivables for Group companies 20 786 358
Non-current receivables 1 1
Derivatives 0 0
Deferred tax asset 7 28 150
Total non-current assets 6,435 6,085

Current assets
Accounts receivable 11 2 1
Current receivable for Group companies 20 1,815 4,848
Current investment 12 0 33
Other receivables 0 8
Tax asset 2 1
Prepaid expenses and accrued income 0 2
Cash and cash equivalents 13 19 130
Total current assets 1,838 5,022

TOTAL ASSETS 8,273 11,107

EQUITY AND LIABILITIES
Restricted equity 
Share capital 14 1,184 1,173
Unrestricted equity 
Share premium reserve 3,621 3,540
Retained earnings including profit/loss for the year -721 -675
Equity 4,084 4,039

Non-current liabilities
Interest-bearing liabilities 15 0 -
Non-current liabilities for Group companies 20 420 -
Total non-current liabilities 421 -

Current liabilities
Current interest-bearing liabilities 15 - 998
Accounts payable 20 7 4
Current liability for Group companies 20 3,683 6,011
Other current liabilities 1 3
Accrued expenses and deferred income 17 78 52
Total current liabilities 3,768 7,068

TOTAL EQUITY AND LIABILITIES 8,273 11,107

Parent company balance sheet 
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Change in parent company equity
Amounts in SEK million Share capital Share premium reserve

Retained earnings including 
profit/loss for the year  Total equity 

Equity at 1 Jan. 2018 1,004 2,509 -562 2,951

Profit/loss for the year - - -113 -113
Total changes in net wealth, excl. transactions with share-
holders - - -113 -113

New share issue 143 856 - 999
Directed new share issue 13 112 - 125
Subscription of warrants 13 64 - 77
Total transactions with shareholders 169 1,031 - 1,201
Equity, 31 Dec. 2018 1,173 3,540 -675 4,039

Profit/loss for the year - - -47 -47
Total changes in net wealth, excl. transactions with share-
holders - - -47 -47

Subscription of warrants 11 81 - 92
Total transactions with shareholders 11 81 - 92
Equity, 31 Dec. 2019 1,184 3,621 -721 4,084
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Parent company cash flow statement
Amounts in SEK million Note 2019 2018

Operating activities
Profit before tax -623 -137
Adjustment for items not included in cashflow 22 678 -770
Taxes paid - -
Cash flow from operating activities before change in working capital 55 -907

Change operating receivables/liabilities 780 1,198
Total change in working capital 780 1,198

Cash flow from operating activities 836 291

Investing activities
Acquisition of subsidiaries -54 0
Acquisition of property, plant and equipment 10 -3 0
Acquisition of intangible fixed assets 8 -7 -
Acquisition of financial fixed assets -427 -1,094
Sale of non-current assets 0 735
Cash flow from investing activities -491 -359

Financing activities

New share issue 92 1,201
Raised loans 420 -
Repayment of interest-bearing liabilities -968 -1,003
Cash flow from financing activities -456 198

TOTAL CASH FLOW -111 130

Opening cash and cash equivalents 130 -

CLOSING CASH AND CASH EQUIVALENTS 13 19 130
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General information on the company
Hembla AB (publ), company reg. no. 556498-9449, is a Swedish- 
registered limited liability company with registered office in Stock-
holm, Sweden. The parent company’s shares was registered on the 
Nasdaq Stockholm MidCap list until January 10, 2020. Since Decem-
ber 7 the company is a subsidiary to Vonovia S.E, registred in Bochum, 
Germany. December 10 the owners of 94,1% av the shares had 
accepted Vonovias offer to buy the shares. The consolidated financial 
statements for 2019 are for the parent company and all its subsidiaries, 
jointly referred to as the Group. The Board of Directors approved for 
publication the annual report and consolidated accounts on March 
31,  2020. The consolidated income statement and balance sheet 
and the parent company’s income statement and balance sheet will 
be submitted to the Annual General Meeting for adoption on April 21, 
2020.

Compliance with standards and legislation
The Group’s consolidated financial statements have been prepared 
in accordance with the International Financial Reporting Standards 
(IFRS) as adopted by the International Accounting Standard Board 
(IASB) as well as the interpretations issued by the IIFRS Interpretations 
Committee (IFRIC) as adopted by the EU. In addition, the consoli-
dated financial statements have been prepared in accordance with 
the Swedish Annual Accounts Act, recommendation RFR1 Supple-
mentary accounting standards for groups and statements from the 
Council for Financial Reporting. The parent company applies the 
same accounting policies as the Group, except in the cases described 
under ”Parent Company accounting policies”. The differences arising 
between the parent company and the Group’s accounting policies 
are attributable to limitations on the ability to apply IFRS in the par-
ent company as a result of the Swedish Annual Accounts Act, and in 
 certain cases due to current tax rules.

Basis of preparation of the consolidated  
and parent company financial statements
The parent company’s functional currency is Swedish kronor (SEK), 
which is also the reporting currency for the parent company and for 
the Group. All amounts are rounded to the nearest thousand, unless 
stated otherwise. Assets and liabilities are reported at historical cost, 
apart from certain financial assets, liabilities and investment prop-
erties, which are reported at fair value in the consolidated balance 
sheet. Financial assets and liabilities measured at fair value consist 
of derivatives and securities measured at fair value through the con-
solidated income statement. Investment properties are measured at 
fair value in accordance with IAS 40. The Group’s accounting policies 
have been applied consistently in reporting and  consolidation of the 
parent company and subsidiaries.

Changed accounting policies
The International Accounting Standards Board (IASB) has issued 
some changes to standards which enter into force in 2019.

 
 IFRS 16 Leases. This standard requires that lessees report assets 

and liabilities related to all leasing agreements, with the exception 
of agreements with a term of less than 12 months and/or which 
involve small amounts. The reporting obligations for the lessor, 
remain unchanged. The standard replaces IAS 17 Leases, and 
related interpretations. This standard means that the lessee has to 
report leases in the balance sheet. Hembla is a lessee for commer-
cial premises and site leaseholds. Rights of use and corresponding 
leasing liability are initially SEK 410 million. Furthermore, land lease 
payments are reported as costs under net financial items, while 
the net operating income are improved by the corresponding 

Amounts in SEK ‘000 unless otherwise stated.

NOTE 1 Accounting policies
amount, compared to previous years. As a lessor, the change is not 
affecting accounting.  Hembla has applied the prospective transi-
tion method, according to which the comparative figures have not 
been restated.

Classification
Non-current assets and non-current liabilities of the parent compa-
ny and the Group consist only of amounts expected to be recovered 
or settled later than twelve months after the balance sheet date, 
while current assets and current  liabilities of the parent company and 
Group consist only of amounts expected to be recovered or settled 
within twelve months from the balance sheet date.

INPUT DATA FOR FAIR VALUE MEASUREMENT
Level 1 – Listed, unadjusted prices on active markets for identical 
assets or  liabilities that Hembla has access to at the time of measure-
ment.
Level 2 – Inputs other than listed prices included in Level 1 that are 
directly or indirectly observable for assets and liabilities.
Level 3 – Inputs at Level 3 are unobservable inputs for assets and lia-
bilities.

Principles of consolidation
SUBSIDIARIES
Subsidiaries are companies over which the parent company Hembla 
has controlling influence. Subsidiaries are all entities (including spe-
cial purpose entities) over which the Group has the right to decide 
financial and operating strategies in a way which is usually a result of 
a shareholding of more than half of the voting rights. The existence 
and effect of potential voting rights that can currently be exercised or 
converted are taken into account when assessing whether the Group 
exercises controlling influence over another company. Subsidiaries 
are consolidated as of the date when the controlling influence is 
achieved and consolidation ends on the date when the controlling 
influence ceases. Upon acquisition of a company, the Group assess-
es whether the acquisition concerns business combinations or assets 
(property). Business combinations entail acquisitions relating to the 
purchase of one or more companies with properties including takeo-
ver of staff and internal processes.

The Group applies the purchase method when reporting business 
combinations where appropriate. The surplus that comprises the dif-
ference between the transferred consideration and the fair value of 
the Group’s share of identifiable acquired net assets is recognised as 
goodwill. When acquisitions of subsidiaries involve the acquisition of 
assets, the cost of the acquired assets and liabilities is based on their 
fair values at the acquisition date. Accounting policies of subsidiaries 
have been altered where necessary to ensure consistency with the 
policies adopted by the Group.

CLASSIFICATION OF ACQUISITIONS AND GOODWILL
On acquisition of businesses, an analysis is made of how the acqui-
sition is to be reported based on the following criteria such as the 
presence of employees and the complexity of internal processes. 
Furthermore, the number of activities and the existence of agree-
ments with various degrees of complexity are taken into considera-
tion. If these criteria are present to a great extent, the acquisition is 
 classified as a business combination and if they are present to a small 
extent as an asset acquisition.

In the case of business combinations, full deferred tax is payable 
on the temporary differences between the fair value of properties 
and their residual value for tax. Goodwill mainly arises because 
deferred tax is calculated according to standard accounting rules 
and not based on the value ascribed to deferred tax between parties 

Notes 
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to transactions. For accounting purposes, deferred tax is calculated 
on the difference between fair value and value for tax. In transactions, 
deferred tax is commonly measured based on the probability that it 
will become due and payable and a time factor of when any payment 
will take place. Impairment testing of goodwill is performed annually.

When acquisitions of subsidiaries involve the acquisition of assets 
that are not a business combination, the cost of the individual assets 
and liabilities is based on their fair values at the acquisition date. 
Properties and financial instruments are valued at their fair value. 
Other items have not been revalued. Deferred tax is not recognised 
in initial temporary differences. Full deferred tax is reported in tem-
porary differences arising after the acquisition. The ‘day one profit’ s 
recognised as unrealised change in value of investment properties in 
the first annual accounts after the acquisition.

In 2019, all acquisitions were recognised as acquisitions of assets.

TRANSACTIONS ELIMINATED ON CONSOLIDATION
Intra-group receivables and liabilities, income and expense, and unre-
alised gains or losses arising from intra-Group transactions are elimi-
nated in full when preparing the consolidated financial statements.

Revenue
RENTAL INCOME
Rental income from investment properties is recognised in the income 
statement based on the terms of leases.

OTHER INCOME
Other income consists of income from external property manage-
ment assignments, which is recognised in the period in which the 
assignment is carried out, as well as insurance compensation.

INCOME FROM PROPERTY SALES
Income from property sales is normally recognised on the date of 
possession, unless the risks and rewards have been transferred to the 
buyer at an earlier time. Control of the asset may have been trans-
ferred at an earlier time than the closing date, and if so the property 
sale is recognised as income on that earlier date. When establishing 
the date of revenue recognition, consideration is given to what has 
been agreed by the parties concerning control and commitment in 
the management of the asset. In addition, circumstances are taken 
into account that may affect the result of the transaction, which 
are outside the control of the seller and/or purchaser. The realised 
change in value of properties sold is based on the difference between 
the fair value of the properties in the most recent financial statements 
and the price for which the properties have been sold. Accrued unre-
alised changes in value from previous years are included in the prop-
erties’ fair value and are therefore not visible in the realised change in 
value.

REPORTING OF SEGMENTS
The results show operating activities which includes properties 
acquired and investments made during the year. An operating seg-
ment is a component of the Group that engages in business activities 
from which it may generate revenues and incur expenses, and for 
which discrete financial information is available.

Hembla only conducts business within one segment, management 
of residential property, where the business model is to own and man-
age apartments in the “Million Homes Programmes.” Accounting is 
therefore done within the same segment.

Hembla focuses its investments on the Greater Stockholm region 
and Mälardalen to ensure that there is a high demand for its housing. 
The company looks for growth areas within a reasonable distance of 
Stockholm with the aim of taking advantage of the population growth 
in the capital. With this focus on Stockholm and Mälardalen, the com-
pany’s business is not divided into regions relevant for monitoring 
purposes.

The only operating segment is residential properties. Hembla 
acquires new residential properties based solely on the quality of the 
property, the opening value per m2, and the potential to renovate the 
apartments in order to increase rental income.

From a monitoring perspective, the region in which the residential 
property is located is not of interest, the material factor being that it 
falls within the business concept. Moreover, there are no appointed 
managers with responsibility for financial performance in differ-
ent regions, nor is following the financial performance in different 
regions of interest. Properties considered for investment must be built 
between 1965 and 1975 within the framework of the Million Homes 
 Programme. In addition, it must be possible to renovate one apart-
ment at a time, including replacement of plumbing apartment by 
apartment. Monitoring the financial performance of properties locat-
ed in different areas is not of interest, because performance does not 
depend on their location.

For the above reasons, Hembla has only one operating segment 
which is of interest to follow up, and from a follow-up perspective 
there is no breakdown which is meaningful.

Operating expenses and financial income and expenses
PROPERTY EXPENSES
Consists of expenses relating to operation, caretaking, letting, man-
agement and maintenance of the property holdings.

CENTRAL ADMINISTRATION
Consists of expenses for Group-wide functions and ownership of the 
Group’s subsidiaries.

FINANCIAL INCOME AND EXPENSES
Financial income and expenses comprise interest income from 

bank deposits and receivables, as well as interest expenses on loans. 
Interest expenses and interest income are recognised according to 
the effective interest method. The effective interest rate equals the 
present value of expected future cash flows over the expected life of 
the financial instrument and thus includes accrued amounts of issue 
costs and similar direct transaction expenses to raise loans. Dividend 
income is recognised when the right to receive payment has been 
established.

Realised and unrealised gains and losses on financial investments 
and derivatives used in financial operations are recognised as chang-
es in value under a  separate heading in the income statement.

Income from property management
Operating income minus operating expenses for investment prop-
erties, central administration, cost for restructurering and financial 
expenses, before changes in value and taxes.

Taxes
Tax expenses for the period comprise both current tax due and 
deferred income tax. Tax is recognised in the income statement, 
except where it refers to items that are recognised in other compre-
hensive income or directly in equity. In such cases the tax is also rec-
ognised in other comprehensive income or equity respectively.

CURRENT INCOME TAX
Current tax assets and tax liabilities for current and previous periods 
are defined as the amount that is expected to be received back from 
or paid to the Swedish Tax Agency. The tax rates and tax laws applied 
in calculating the amount are those which have been adopted or 
announced at the balance sheet date.

DEFERRED INCOME TAX
Deferred tax is recognised on the balance sheet date using the 
balance sheet method based on temporary differences between 
accounting and tax values of assets and liabilities. The tax rates and 
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tax laws applied in calculating the amount are those which have been 
adopted or announced at the balance sheet date. For acquisition of 
a business combination including property, deferred tax is reported 
at the nominal amount under temporary differences. In those cases 
where the acquisition of assets (property) is carried out, no deferred 
tax is reported at the time of acquisition. Deferred tax assets and 
deferred tax liabilities are offset if there is a legally enforceable right 
to set off current tax assets against current tax liabilities and the 
deferred tax is attributable to the same taxation authority. Current tax 
and deferred tax have been calculated using the applicable tax rate 
of 20.6 percent.

Financial instruments
Financial instruments are any form of contract which gives rise to 
a financial asset and a financial liability or an equity instrument in 
another entity. Financial instruments recognised under assets in the 
balance sheet include cash and cash equivalents, accounts receivable 
and other receivables, as well as derivatives and securities. Liabilities 
include accounts payable, loans and other liabilities, as well as deriv-
atives. Recognition depends on how the financial instruments have 
been classified.

RECOGNITION AND DERECOGNITION
A financial asset or liability is reported in the balance sheet when the 
company becomes a party to the instrument’s contractual terms. Rent 
receivables are reported in the balance sheet when they fallen due for 
payment according to the lease. 

Accounts receivable are reported when an invoice has been 
sent and the entity has performed in accordance with agreement. 
A liability is reported when the counterparty has performed and 
there is a contractual obligation to pay, even if an invoice has not yet 
been received. Accounts payable are recognised when invoices are 
received. A financial asset and a financial liability may be offset and 
the net amount presented in the balance sheet when, and only when, 
the company has a legally enforceable right to set off the recognised 
amounts and the company intends either to settle on a net basis, or 
to realise the asset and settle the liability simultaneously. A financial 
asset is derecognised when the rights in the agreement are realised, 
fall due or the company loses control over them. This also applies to 
parts of financial assets. A financial liability is derecognised when the 
obligation in the contract is fulfilled or otherwise extinguished. The 
same applies to a part of a financial liability. At each reporting date, 
the company assesses whether there is objective evidence that a 
financial asset or group of financial assets is impaired.

Gains and losses from derecognition in the balance sheet and 
modification are recognised in profit or loss.

CLASSIFICATION AND MEASUREMENT
Financial assets
Debt instruments:classification of financial assets which are debt 
instruments is based on the Group’s business model for administra-
tion of the asset and the  character of the asset’s contractual cash 
flows:
The instruments are classified at:
 amortised cost
 fair value through other operating income, or
 fair value through profit or loss

Financial assets classified at amortised cost are measured initially at 
fair value plus transaction expenses. Rent receivables and accounts 
receivable are initially measured at invoiced value. After the first time 
of recognition, the assets are measured according to the effective 
interest method. Assets classified at amortised cost are held accord-
ing to the business model to collect contractual cash flows which are 
only payments of principal and interest on the outstanding principal. 
The assets are covered by loss reservation for expected credit losses.

Fair value through other comprehensive income covers assets 
held according to the business model to both sell and collect con-
tractual cash flows which are only payments of principal and interest 
on the outstanding principal. Financial instruments in this category 
are measured on initial recognition at fair value. Changes in fair val-
ue are recognised in Other comprehensive income until the asset is 
recognised, when the amounts in Other comprehensive income are 
reclassified to profit or loss. The assets are covered by a loss provision 
for expected credit losses.

Fair value through profit or loss is all other debt instruments not 
valued at amortised cost or fair value through other comprehensive 
income. Financial instruments in this category are initially recognised 
at fair value. Changes in fair value are recognised in profit or loss.

Group debt instruments are classified to amortised cost.
Equity instruments: classified to fair value through profit or loss 

except if they are not held for trading, when an irrevocable choice can 
be made to classify them to fair value through other comprehensive 
income without subsequent classification to profit or loss. The Group 
classifies equity instruments to fair value through profit or loss.

Derivatives are classified to fair value through profit or loss. The 
Group does not apply hedge accounting.

Fair value is established as described in Note 19.

CLASSIFICATION AND MEASUREMENT OF FINANCIAL LIABILITIES
Financial liabilities are classified to amortised cost with the exception 
of derivatives. Financial assets recognised at amortised cost are 
measured initially at fair value including transaction expenses. After 
initial recognition, they are measured at amortised cost according to 
the effective interest method.

Derivatives are classified at fair value through profit or loss. The 
Group does not apply hedge accounting. 

Fair value is established as described in Note 19.

IMPAIRMENT OF FINANCIAL ASSETS
The Group’s financial assets, in addition to those classified to fair val-
ue through profit or loss or equity instruments which are measured 
at fair value through other comprehensive income are covered by 
impairment of expected credit losses. In addition, the impairment 
covers rent receivables and contract assets not measured at fair val-
ue through profit or loss. Impairment for credit losses in accordance 
with IFRS 9 is prospective, and a loss provision is made when there is 
exposure to credit risk, usually on initial recognition. Expected credit 
losses reflect the present value of all deficits in cash flows attributable 
to failures either for the next 12 months or for the expected remaining 
term of the financial instrument, depending on class of assets and on 
deterioration of credit since initial recognition. Expected credit loss-
es reflect an objective, probability-weighted outcome which takes 
account of the most scenarios based on reasonable and verifiable 
forecasts.

The simplified model is applied for rent receivables, contract assets 
and accounts receivable. A loss provision is recognised in the simpli-
fied model for the expected remaining term of the receivable or asset. 

An impairment model with three stages is applied for other items 
covered by expected credit losses. Initially, and at each balance sheet 
date, a loss provision is recognised for the next 12 months, or for a 
shorter period of time depending on remaining term (stage 1). If a 
material increase in credit risk has occurred since initial recognition, a 
loss provision is recognised for the remaining term of the asset (stage 
2). For assets assessed as credit-impaired, reservation continues to 
be made for expected credit loss for the remaining term (stage 3). The 
calculation of interest income for credit-impaired assets and receiva-
bles is based on the carrying amount of the asset, net of loss provision, 
unlike the gross amount as in previous stages.

Measurement of expected credit losses is based in different meth-
ods for different credit risk exposures. The method for rent receiva-
bles, accounts receivable and contract assets is based on historical 
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credit loss percentage combined with prospective factors. Other 
receivables and assets are measured through a combined assess-
ment of credit risk based on internally and externally available infor-
mation. Expected credit losses are measured at the product of the 
probability of default, loss given default and exposure in default. An 
individual assessment is made for credit-impaired assets and receiv-
ables where account is taken of historical, current and prospective 
information. Measurement of expected credit losses takes account of 
any collateral and other credit enhancements in the form of guaran-
tees.

Financial assets are recognised in the balance sheet at amortised 
cost, i.e. net of gross value and loss provision. Changes in loss provi-
sion are recognised in the income statement.

CASH AND CASH EQUIVALENTS
Cash and cash equivalents consist of cash at hand and immediately 
available balances at banks and equivalent institutions as well as 
current liquid investments with a term from date of acquisition of less 
than three months. Cash and cash equivalents are covered by a loss 
provision for expected credit losses.

Statement of cash flows
The statement of cash flows is prepared using the indirect method.

Property, plant and equipment
Property, plant and equipment in addition to investment properties 
are physical assets used in the Group’s business that have an expect-
ed useful life exceeding one year. All property, plant and equipment 
is carried at cost, less accumulated depreciation and impairment, if 
any. Depreciation and amortisation are on a straight-line basis over 
the estimated useful life and begin when the asset is ready for use. 
When property, plant and equipment are reported, the residual val-
ues of the asset is taken into account when the depreciable amount 
is set.

Property, plant and equipment is derecognised upon disposal, 
or if it cannot be expected to bring any economic benefits in the 
future, either through use or sale. Gains and losses are calculated as 
the difference between the sale price and the carrying amount of the 
asset. Gains or losses are recognised in the statement of comprehensive 
income in the accounting period when the asset is disposed of, as other 
expenses or other income. The residual value of the assets, as well as 
their useful life and depreciation method, are examined at the end of 
each financial year and adjusted if required with future effect. Stand-
ard costs of maintenance and repair are carried as expenses as they 
occur, but costs of significant renovation and improvements are recog-
nised in the balance sheet and depreciated over the remaining useful 
life of the original asset.

LEASES
As a lessor, Hembla continue to report leasing contracts attribut-
able to investment properties as operating leases. Hembla’s lease 
contracts as lessee relates to site leaseholds and a few leasing 
agreements regarding premises. When a lease agreement has been 
signed, the obligation to pay the lease fees is reported as a lease lia-
bility after discounting and the right to use the underlying asset during 
the lease period is reported as an asset, right-of-use. Depreciation 
expense of right-of-use asset and the interest expense on lease lia-
bilities are reported in the consolidated income statement. The right-
of-use asset is depreciated over the asset’s useful life or the leasing 
period (whichever is the shortest). Leasing fees are reported partly as 
payment of interest, and partly as amortization of the lease liability. 
Changes in the lease contract may result in a revaluation of the liabili-
ty and an adjustment of the assets carrying amount.

 

DEPRECIATION PRINCIPLES, MACHINERY AND EQUIPMENT
Depreciation takes place on a straight-line basis over the estimated 
useful life of the asset. Calculated periods of use:
– machinery and equipment 3-10 years. The residual value of the 
asset and its useful life are assessed annually.

INVESTMENT PROPERTIES
Investment properties are properties held with a view to obtaining 
rental income or an increase in value or a combination of these pur-
poses. Investment properties are initially recognised at cost, including 
expenses directly attributable to the acquisition. Investment prop-
erties are recognised in the consolidated balance sheet at fair value; 
see note 9. Hembla valued 100 percent of its property portfolio exter-
nally each quarter during 2019. Parts of the portfolio may be valued 
internally at the end of one or a maximum of three quarters.

Consequently, every property in the portfolio is valued externally 
at least once over a rolling twelve-month period. Both the external 
appraisers and Hembla use a yield-based valuation model accord-
ing to the cash flow model. The fair value of the property before 
deduction of selling expenses is calculated from the outcome in the 
cash flow method. Both realised and unrealised changes in value 
are recognised in the income statement. Rental income and income 
from property sales are recognised in accordance with the principles 
described in the section on revenue recognition. Additional expendi-
ture that enhances value is capitalised. All other subsequent expend-
iture is expensed in the period in which it arises. Repairs and mainte-
nance are expensed as incurred. In larger projects, interest expense is 
capitalised during the construction period.

RECOGNITION OF BORROWING COSTS
The Group capitalises interest if the conditions set out i IAS 23 are ful-
filled. In other cases, the borrowing costs are reported in the period in 
which they arise.

Buyback of own shares
Acquisition of own shares is recognised as a deduction from equity. 
Proceeds from divestments of these equity instruments are reported 
as an increase in equity. Transaction expenses, if any, are reported 
directly against equity.

Dividends
Dividends are reported as a liability after the Annual General Meet-
ing/ Extraordinary General Meeting of shareholders has approved 
the dividend. 

Employee compensation
Pensions are classified as defined-contribution or defined-benefit 
plans.

Hembla’s pensions are considered to be defined-contribution 
plans. Obligations regarding payments to defined-contribution pen-
sion plans are recognised as an expense in the income statement 
when incurred.

Provisions
Provisions are recognised in the balance sheet when the Group has a 
present legal or constructive obligation as a result of past events, and 
it is more likely than not that an outflow of resources will be required to 
settle the obligations and the amount can be estimated reliably. Where 
the effect of when in time payment is made is significant, provisions 
are calculated through discounting the expected future cash flow at 
an interest rate before tax that reflects current market assessments 
of the time value of money and, if applicable, the risks associated with 
the debt.

Note 1 Accounting policies cont.
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Contingent liabilities
A contingent liability is recognised when a possible obligation aris-
es from past events whose existence will be confirmed only by the 
occurrence or non-occurrence of one or more uncertain future 
events, or when there is an obligation which is not recognised as 
a liability or provision because it is not probable that an outflow of 
resources will be required to settle the obligation.

Foreign currency
Transactions in foreign currency are translated into Swedish kronor at 
the exchange rate at the time of the transaction. Monetary assets and 
liabilities are translated at the closing day rate.

Critical accounting estimates and judgments
Preparing the financial statements in accordance with IFRS requires 
the Board and senior management to make assessments and 
estimates and to make assumptions that affect application of the 
accounting policies and the recognised amounts of assets, liabilities, 
income and expenses. The estimates and assumptions are based 
on historical evidence and a number of other factors which under 
prevailing conditions appear to be reasonable. The result of these 
estimates and assumptions is then used to assess carrying amounts 
of assets and liabilities that are not otherwise clearly apparent from 
other sources. The actual outcome may deviate from these estimates 
and assessments. The estimates and assumptions are reviewed 
regularly. Changes in estimates are recognised in the period when 
the change is made if the change has only affected this period, or in 
the month when the change is made and future periods if the change 
affects both the current period and future periods. Assessments 
made by the Board of Directors and senior management in applica-
tion of IFRS that have a significant impact on the financial statements 
and estimates made that may lead to material adjustments to the 
financial statements of subsequent years pertain to valuation of 
investment properties, which is described in more detail in Note 9.

Parent company accounting policies
The parent company has prepared its annual accounts according 
to the Annual Accounts Act (1995:1554) and the Swedish Financial 
Reporting Board recommendation RFR 2 Reporting for Legal Entities. 
The Swedish Financial Reporting Board’s statements for listed com-
panies are also applied. RFR 2 requires the parent company, as a legal 
entity, to prepare its annual financial statements in compliance with 
all IFRS and IFRIC interpretations adopted by the EU, to the extent pos-
sible under the Swedish Annual Accounts Act and taking into account 
the relationship between accounting and taxation. The recommen-
dation states which exceptions from and additions to IFRS are to be 
observed. The following accounting policies for the parent company 
were applied consistently in all periods shown in the parent compa-
ny’s financial reports.

INVOICED ADMINISTRATION TO SUBSIDIARIES
In its capacity as parent company, Hembla supplies the subsidiaries 
regularly with services relating to management, legal and financial 
advice. The amounts are invoiced to the subsidiaries monthly in 
arrears and are based on the property holdings of the subsidiaries 
concerned.

SUBSIDIARIES
Participations in subsidiaries are recognised in the parent company 
according to the cost method. The value of the participations in sub-
sidiaries is tested continuously. If the book value of the participations 
exceeds the Group value, an impairment is made which is charged 
against profit.

FINANCIAL INSTRUMENTS
Because of the relationship between recognition and taxation, the 
rules on financial instruments according to IFRS 9 are not applied 
in the parent company as a legal entity, and the parent company 
instead applies the cost method in accordance with the Swedish 
Annual Accounts Act. Financial fixed assets are therefore measured 
in the parent company at cost and financial current assets accord-
ing to the lower value principle, with application of impairment for 
expected loan losses in accordance with IFRS 9 relating to assets 
which are debt instruments. Impairment for other financial assets is 
based on market values.

GROUP CONTRIBUTIONS, DIVIDEND AND SHAREHOLDERS' CONTRI-
BUTION FOR LEGAL ENTITIES
Group contributions from subsidiaries are to be recognised according 
to the same principles as divided in the parent company. Conse-
quently, Group contributions are recognised as financial income. 
Dividends are reported as a liability after the Annual General Meet-
ing approves the dividend. Anticipated dividends are recognised 
as financial income at the recipient. Shareholder contributions are 
 recognized directly in equity by the recipient and capitalised as 
shares and participations by the issuer, to the extent that no impair-
ment loss is identified.

NOTE 2 Breakdown of income

Amounts in SEK million 2019 2018
Group
Rental income 1,902 1,771
Insurance compensation - 0
Other operating income 16 16
Total 1,918 1,787

Amounts in SEK million 2019 2018
Parent company
Management fee subsidiaries 73 78
Other income 4 13
Total 77 91

Rental income Group refers to operating leases that have no end 
date, but continue indefinitely.

Note 1 Accounting policies cont.

FINANCIAL REPORTING

43 Hembla  Annual Report 2019



NOTE 3 Personnel and Board of Directors

Average number of employees 2019
Proportion of 

women, % 2018
Proportion of 

women, %
Parent company 49 33 33 33
Subsidiaries 231 42 225 40
Group total 280 41 258 40

All are employed in Sweden

Gender distribution in senior management

Average number 2019
 Proportion of 

women, % 2018
 Proportion of 

women, %
Senior management in parent company 5 20 7 14
Senior management in Group total 7 43 9 33
Board of Directors 6 50 5 60

Salaries, fees and benefits, amount in SEK thousand
Group 

2019 2018
Parent company  

2019 2018
Chairman, James Seppala January-November - -
Chairman, James Seppala January-December - -
Chairman, Rolf Buch November-December - -

Other Board members
Fredrik Brodin January-December 300 250 300 250
Karolina Keyzer January-December 300 250 300 250
Melissa Pianko January-December - -
Melissa Pianko January-November - -
Donatella Fanti May-December - -
Donatella Fanti January-November - -
Svein Erik Lilleland January-April 83 83
Rolf Buch January-April 83 83
Patrick Forslund May-December 217 217
Helene von Roeder November-December - -
Per Ekelund November-December - -

Former Chief Executive Officer, Ulf Nilsson
Basic salary and severance pay 4,582 4,582
Variable remuneration - -
Benefits 23 23
Chief Executive Officer, Svein-Erik Lilleland
Basic salary 4,701 4,973 4,701 4,973
Variable remuneration 1,500 - 1,500 -
Benefits 1 2,749 1 2,749
Other senior executives, 6 (8) persons
Basic salary 8,033 8,501 5,450 7,412
Variable remuneration 3,192 3,650 2,610 3,450
Benefits 117 867 117 867
Other employees
Basic salary 116,341 109,302 24,708 15,571
Variable remuneration 6,588 3,786 3,744 1,360
Total 141,291 139,099 43,649 41,653

Contractual pension expenses
Former Chief Executive Officer, Ulf Nilsson 210 210
Chief Executive Officer, Svein-Erik Lilleland 1,120 1,126 1,120 1,126
Other senior executives 2,519 2,179 1,473 1,755
Other employees 10,613 8,363 3,442 1,631
Total 14,253 11,878 6,034 4,722

Statutory social security expenses incl. payroll tax
Former Chief Executive Officer, Ulf Nilsson 1,498 1,498
Chief Executive Officer, Svein-Erik Lilleland 1,733 1,847 1,733 2,093
Other senior executives 4,074 4,517 2,927 4,111
Total 5,808 7,862 4,660 7,702
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NOTE 4 Fees and disbursements to auditors

Amounts in SEK million
Group 

2019
Group 

2018

Parent  
company

2019

Parent
company

2018
Ernst & Young AB
Audit engagements 3 4 3 4
Tax advice - - - -
Other engagements 1 1 1 1
Total 4 5 4 5

Other engagements other audit firm - - - -
Total - - - -

Grand total 4 5 4 5

NOTE 5 Operating expenses by type

Amounts in SEK million
Group  

2019 
Group  

2018 

Parent
company  

2019

Parent
company  

2018
Operating expenses
Electricity, heating -259 -247 - -
Efficient property management and service -143 -113 -8 -1
Employee expenses -117 -122 -30 -25
Other property expenses -221 -194 -2 -3
Total -741 -676 -40 -29

Central administration
Employee expenses -90 -84 -58 -54
Consultancy -6 -2 -6 -2
Audit expenses -4 -5 -4 -5
Other expenses -141 -94 -84 -93
Total -241 -185 -152 -154
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NOTE 6 Net financial items

GROUP
Financial income and expenses recognised  
in comprehensive income, SEK million 2019 2018
Assets and liabilities measured 
at fair value through profit or loss:
Change in value of interest rate derivatives, 
swaps 5 6
Change in value of interest rate derivatives,  
interest rate caps -20 -26
Interest income, interest rate derivatives - -
Interest expenses, interest rate derivatives -9 -21
Changes in value, stocks and shares - 9
Total recognised through profit or loss  
(financial items) -24 -31

Assets and liabilities measured at 
 amortised cost:
Interest income other financial assets 7 6
Interest income from rent receivables - -
Total interest income according to  
effective interest method 7 6
Interest expenses, debt to credit institutions -334 -270
Interest expenses, bond -13 -52
Interest expenses other financial liabilities -54 -57
Total interest expenses according to effec-
tive interest method -400 -380
Expected credit losses on financial assets - -
Total recognised through profit or loss  
(financial items) -393 -374

Total recognised in comprehensive income -417 -405

PARENT COMPANY
Financial income and expenses recognised  
in comprehensive income, SEK million 2019 2018
Assets and liabilities measured 
at fair value through profit or loss:
Interest income Group companies 95 91
Interest income other financial assets 0 5
Total interest income according to  
effective interest method 95 96
Interest expences Group companies  -124 -105
Interest expences other financial assets -21 -60
Total interest expences according to effec-
tive interest method -145 -164
Net loss on derivatives reported according 
to the lower value principle - -1
Expected credit losses on financial assets - -
Total recognised through profit or loss  
(financial items) -51 -73

Total recognised in comprehensive income -51 -68

All interest expenses, except related to derivatives related to finan-
cial assets  measured at amortised cost.
Derivatives are classified as financial assets at fair value through 
profit or loss, in the category held for trading.
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NOTE 7 Taxes

CONSOLIDATED INCOME STATEMENT
Tax recognised in consolidated income statement 2019 2018
Current tax expense -6 0
Current tax attributable to previous years 0 0
Deferred tax income/expense (+/-) -518 -693
Total tax -524 -694

Reconciliation of tax expense
Recognised profit before tax 2,236 4,002
Tax at applicable rate of tax of 21.4% -478 -880
Tax effect pertaining to:

     Tax attributable to previous years 10 0
     Capitalisation of previously non-capitalised loss carry-forwards - 8
     Non-taxable sale of subsidiaries - 8
     Asset acquisitions - -4
     Non-taxable revenue/non-deductible expenses 3 0
     Non-deductible interest -71 -
     Change in value of properties -4 -
     Other adjustments for tax -2 -1
     Recalculation of change in deferred tax for the period according to tax rate, 20.6% 20 55

Conversion from 22% to 20.6% deferred tax - 121
Reported tax -524 -694
Effective rate of tax -23% -17%

CONSOLIDATED BALANCE SHEET
Deferred tax recognised in the consolidated balance sheet 31 Dec. 2019 31 Dec. 2018
Loss carry-forwards 700 600
Investment properties -4,053 -3,431
Asset acquisitions 4 4
Derivatives and financial assets 35 30
Total deferred tax -3,314 -2,797

Chang in deferred tax Group 2019 Opening balance
Recognised in  

profit or loss Closing balance
Loss carry-forwards 600 100 700
Investment properties -3,431 -621 -4,053
Asset acquisitions 4 0 4
Derivatives and financial assets 30 5 35

-2,797 -517 -3,314

Change in deferred tax Group 2018 Opening balance
Recognised in  

profit or loss Closing balance
Loss carry-forwards 440 160 600
Investment properties -2,599 -832 -3,431
Asset acquisitions - 1 4
Derivatives and financial assets 52 -23 30

-2,107 -693 -2,797

PARENT COMPANY
2019 2018

Profit before tax -623 -140
Group contributions 698 -
Deferred tax -122 27
Profit after tax -47 -113

Deferred tax asset 31 Dec. 2019 31 Dec. 2018
At start of year 150 123
Change during the year -122 27
At end of year 28 150
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The value of intangible fixed assets amounted to SEK 634 millio (598)
at the end of the period and consists of goodwill from mainly the 
acquisition of Hyresbostäder i Sverige II AB, 597 million (598), and of 
capitalized development costs SEK 37 million (-). Goodwill mainly aris-
es because deferred tax is calculated according to stanard account-
ing rules is not based on the value ascribed to deferred tax between 
parties to transactions. For accounting purposes, deferred tax is 
calculated at a nominal tax rate of 20.6 percent on the difference 
between the fair value and value for tax purposes. In conjunction with 
transactions, deferred tax is normally negotiated based on the prob-
ability that it will become due and payable and a time factor for when 
any payment will be made.  
   Goodwill is tested for impairment regularly by comparing recog-
nised goodwill with the remaining temporary differences from the 
acqusition. Impairment of goodwill occurs when these temporary 
differences no longer exist, mainly because the properties have been 
sold or the carrying amount is less than the acquisition value.  
    
   The Group's other intangible non current asset consist of capital-
ized expendure for IT-system and concept for city district develop-
ment. 

      
Group

Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Goodwill
At start of year 598 630
Acquisitions for the year - 9
Amortisation of the year, asset goodwill -1 0
Impairment attributable to new nominal 
tax - -40
Impairment attributable to sold properties - -1
Closing balance 597 598

Group Parent company
Amounts in SEK million 31 Dec. 2019 31 Dec. 2018 31 Dec. 2019 31 Dec. 2018
Other intangible assets
At start of year - - - -
Reclassification equipment 5 - - -
Reclassification ongoing project 23 - - -
Acquisitions for the year 15 - 7 -
Amortisation of the year -6 - - -
Closing balance 37 - 7 -

NOTE 8 Intangible assets
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Investment properties are recognised according to the fair value 
method, and all such properties were valued using valuation hierar-
chy 3. No properties were transferred between different valuation 
hierarchies. Hembla AB (publ) carries out an external appraisal each 
quarter of the entire property portfolio, and 100 percent has been 
appraised externally. 

Hembla AB (publ) valued its entire property portfolio at 31 
December 2019 externally. The valuations use a yield-based cash-
flow model (forecasts based on future cash flows). The yield level 
was determined based on the unique risk of the properties, as well 
as transactions carried out in each town or city using comparative 
market analysis. Changes during the period in the unobservable 
input data applied in the valuations are analysed at each year-end 
by management in relation to information available internally, com-
pleted or planned transactions and information from the external 
appraisers. All external valuations were carried out according to 
international valuation standards. The external valuations were car-
ried out by Savills.

Summary
Valuation date 31 December 2019
Fair value SEK 34,484 million 
Calculation period Five years
Exit yield, for assessment  
of residual value

Average of 3.58 
percent

Calculation/discount rate
Average of 5.63 
percent

Long-term vacancy
On average 1.6  
percent

Inflation trend
2.0% (Riksbank 
inflation target)

PROPERTY HOLDINGS AND VALUATION  
AT FAIR VALUE AT 31 DECEMBER 2018
Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Group
Opening fair value at start of year 31,091 21,456
Acquisition value of properties  
acquired during the year - 4,672
Investments in properties 1,467 1,392
Sales proceeds from sold properties - -166

Changes in value 1,926 3,737
Opening fair value at end of year 34,484 31,091

Tax assessment values 31 Dec. 2019 31 Dec. 2018
Group
Tax assessment values buildings 11,399 9,507
Tax assessment values land 4,655 3,549
Total tax assessment value 16,054 13,056

Valuation methodology
Hembla AB (publ) uses yield valuation according to the cash flow 
model for external valuations. The same valuation methodology has 
been used for all Hembla AB (publ) properties except for building 
rights; see Construction rights below for the valuation methodolo-
gy used. The fair value of the property before deduction of selling 
expenses is calculated from the outcome in the cash flow method.

Valuation model
+ Rent payments
– Operating payments
= Net operating income
– Deduction for investments
= Property cash flow

SENSITIVITY ANALYSIS
A property valuation is an estimate of the value that an investor is 
willing to pay for the property at a given time. The valuation is made 
on the basis of generally accepted models and certain assumptions 
regarding various parameters. The fair value of a property can only 
be reliably established in a transaction between two independent 
parties. An uncertainty range is stated in the property valuation and 
amounts +/- 5 percent in a normal market. A changed property value 
of +/- 5 percent affect Hemblas property value with SEK +/- 1,724 mil-
lion.  A changed rental value of +/- 1 percent affect Hemblas proper-
ty value with SEK +/- 442 million. 

The above sensitivity analysis shows how +/- specified percentage 
change affects the valuation. The sensitivity analysis is of a more 
theoretical approach since one parameter does not change isolated, 
rather different assumptions of parameters are interlinked in respect 
of cash flows and yield requirements. The sensitivity analysis however 
does give an indication of how the values should be affected.

In addition, the property value is affected by updated assumptions 
regarding inputs. The below table shows different assumptions 
regarding input data that have been used in the valuation for  
2019-12-31 and 2018-12-31. 

2019-12-31 2018-12-31
Rental value SEK/sq m 1,232 1,187
Vacancy % 1.6% 1.5 %
Direct property costs SEK/sq m 470 465
Whereof property administration SEK/sq m 45 45

CALCULATION OF THE FAIR VALUE OF THE PROPERTY
 The cash flow of the property is discounted to present-day value 

each year using the cost of capital/discount rate.
 The property’s residual value is assessed by perpetual capital-

isation where the direct yield is used. The residual value is then 
discounted to current-day value with the cost of capital.

 The value of any building rights and undeveloped land is added to 
the present-day value.

 The normal calculation period is five years.
 Inflation has been assessed at two percent  

(Riksbank inflation target).

Internal property valuations
All properties are valued externally each quarter, hence no internal 
valuations are carried out.

Changes in value
The fair value for the properties of Hembla AB (publ) at 31 December 
2019 was SEK 34,484 million (31,091). Changes in value for the full 
year 2019 totalled SEK 1,926 million (3,737). At 31 December 2019, 
the property portfolio of Hembla AB (publ) was valued at an average 
return requirement of 3.58 percent (3.74). Hembla has no contractu-
al commitments regarding the acquisition of properties.

Maturity analysis
Hembla's commersial lease agreement has maturity as follows:

Within one year 43
Between one and five years 45
Longer than five years 6
Amount 94

Tax residual values
The tax residual value of the properties totalled SEK 6,303 million 
(6,043) at 31 December 2019.

NOTE 9 Investment properties valuation of property holdings
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NOTE 10 Equipment

31 Dec. 2019 31 Dec. 2018

Amount in SEK million Group Parent company Group Parent company 
Accumulated acquisition values
At the start of the year 38 2 23 2
New acquisitions 3 3 7 0
Acquisition of subsidiaries - - 8 -
Reclassifications -5 - - -
Divestments and disposals - - 0 -
Total 36 5 38 2

Accumulated depreciation according to plan
At the start of the year -23 -0 -16 -0 
Depreciation for the year -3 -1 -4 -0 
Acquisition of subsidiaries - - -3 -
Reclassifications 1 - - -
Divestments and disposals - - 0 -
Total -26 -1 -23 -0

Carrying amount at end of period 10 4 15 2
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NOTE 11 Accounts receivable

Hembla AB (publ)  evaluates its accounts receivable each quar-
ter and makes individual assessments of all accounts receivable 
exceeding 30 days. Provisions are made for doubtful receivables, 
and claims are recognised as bad debt losses in the event of bank-
ruptcy or other bad debt loss. All new tenants undergo credit checks. 
Accounts receivable in the Group are recognised after taking into 
account bad debts during the year, which totalled SEK -16 million 
(-12) including a deduction for recovered bad debts of SEK 4 million 
(24), equivalent to 0.2 percent (1.3) of sales. 

ACCOUNTS RECEIVABLE GROUP
Days 31 Dec. 2019 31 Dec. 2018
0-29 1 2
30-89 4 4
90- 20 21
Doubtful receivables -16 -12
Total 8 15

Reservation for expected bad debt 
losses 31 Dec. 2019 31 Dec. 2018
Doubtful debts at start of year -12 -13
Acquired subsidiaries - 0
Reservation for expected bad debt 
losses -8 -23
Recovered bad debt losses 4 24
Reserv at end of year -16 -12

Recovered, previous  
depreciated values 1 1

ACCOUNTS RECEIVABLE  
PARENT COMPANY

31 Dec. 2019 31 Dec. 2018
0-29 2 1
30-59 - -
Total 2 1

Established losses totalled SEK -10 million (-4). The parent company 
has no bad debts. Rent receivables of SEK 1 million written off during 
the reporting period are covered by compliance measures.

Receivables principally consist of rents receivable, for which 
the Group has chosen to apply the simplified method to recognise 
expected credit losses. This means that expected credit losses are 
reserved for the remaining term, which is expected to be less than 
one year for all the receivables above. Rent is invoiced in advance, 
which means that all recognised rent receivables have fallen due 
for payment. The Group reserves for expected credit losses based 
on historical credit losses and prospective information. The Group’s 
customers are a homogeneous group with a similar risk profile, and 
the credit risk is therefore assessed initially for all customers. The 
Group deems that receivables which are up to 30 days overdue 
are to be equated with non-due receivables. Any major individual 
receivables are assessed individually. Hembla writes off a receivable 
when there is no longer an expectation of being able to obtain pay-
ment and when active measures to obtain payment have ended.

NOTE 12 Current investments

Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Group
Investment in listed shares 0 43
Investment non-listed shares - -
Total 0 43

Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Parent company
Investment in listed shares 0 33
Investment non-listed shares - -
Total 0 33

Fair value of the parent company’s investment in shares at the bal-
ance sheet date totals SEK 0 million.
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NOTE 13 Cash and cash equivalents

Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Group
Cash and bank balances 561 892
Total 561 892

Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Parent company
Cash and bank balances 19 130
Total 19 130

NOTE 14  Equity

Hembla manages capital, representing reported consolidated 
 equity. Hembla’s ambition is to maintain a balanced asset and 
 capital structure over time tailored to the Company’s property 
 management business. The target for 2019 was to achieve an equity 
ratio of at least 30 percent. The outcome was 39.7 percent (38.2). 
The target for 2020 is an equity ratio of at least 30%. The equity ratio 
target is a simplified consequence of a more in-depth analysis, where 
equity has been allocated in relation to the various risk profiles that 
the investment properties have in the balance sheet. Share capital 
consists of one class of share, ordinary shares, divided into class A 
shares which carry 5 votes per share and class B shares, which carry 
1 vote, each with a par value of SEK 12.74 per share. 

DIVIDEND
Dividend The Board of Directors of Hembla proposes to the Annual 
General Meeting that no dividend be paid for the 2019 financial year.

Numbers of shares 2019 2018
Profit for the year attributable to 
parent company shareholders 1,712 3,308
Number of outstanding A shares 6,136,989 6,136,989
Number of outstanding B shares 86,787,317 85,950,458
Number of outstanding ordinary 
shares 92,924,306 92,087,447
Number of outstanding  
preference shares - -

NOTE 15  Interest-bearing liabilities

Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Group
Non-current interest-bearing  
liabilities 16,790 15,541
Pre-paid arrangement fees for 
loans -125 -156
Total 16,666 15,385

Current interest-bearing liabilities 918 1,483
Total 918 1,483

Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Parent company
Non-current interest-bearing 
 liabilities 0 -
Pre-paid arrangement fees for 
loans 0 -
Total 0 -

Current interest-bearing liabilities - 998
Total - 998
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FINANCIAL ASSETS AND LIABILITIES AT 31 DECEMBER 2019

Group, Financial assets

Financial assets/ 
liabilities measured  

at value through  
profit or loss

Financial assets/ 
liabilties measured  

at amortised cost
Total 

fair value
Shares and participations 3 - 3
Derivative assets 1 - 1
Accounts receivable - 8 8
Current investments 0 - 0
Cash and cash equivalents - 561 561
Total 4 569 573

Financial liabilities
Non-current interest-bearing liabilities, liabilities to credit institutions 16,666 16,666
Other non-current liabilities - 409 409
Interest rate derivatives 4 - 4
Current interest-bearing liabilities - 918 918
Accounts payable - 86 86
Accrued expenses - 48 48
Total 4 18,127 18,131 

*Subcategory held for trading 

FINANCIAL ASSETS AND LIABILITIES AT 31 DECEMBER 2018

Group, Financial assets

Financial assets/ 
liabilities measured  

at value through  
profit or loss

Financial assets/ 
liabilties measured  

at amortised cost
Total 

fair value
Shares and participations 3 - 3
Derivative assets 18 - 18
Accounts receivable - 15 15
Current investments 43 - 43
Cash and cash equivalents - 892 892
Total 64 907 970

Financial liabilities
Non-current interest-bearing liabilities, liabilities to credit institutions 15,385 15,385
Current interest-bearing liabilities, bond loans - 1,000 1,000
Interest rate derivatives 5 - 5
Current interest-bearing liabilities - 483 483
Accounts payable - 98 98
Accrued expenses - 51 51
Total 5 17,018 17,023 

*Subcategory held for trading 

NOTE 16  Financial instruments,  
financial risks and financial policy

The Group is exposed to various kinds of financial risk in its business 
operations. Financial risks refer to fluctuations in the company’s 
profits and cash flow as a result of changes in interest rates, for 
example. Hembla AB (publ) is mainly exposed to liquidity risk, fund-
ing risk, interest rate risk and credit risk. Reporting of the Group’s 
financial risks and financial position is made to the Board and CEO on 
a regular basis. For acquisitions special financing decisions are taken 
by the Board. The finance department’s operations are conducted 
within the framework established in the financial policy established 
by the Board. The financial policy regulates the handling of financial 

risks and provides a framework of guidelines and rules that serve as 
risk mandates and limits on financial activities. The Group’s financial 
transactions and financial risks is handled centrally by the parent 
company’s financial function. The overarching objective of the finan-
cial function is to provide cost-effective financing and to minimise 
negative effects on the Group’s earnings due to market fluctuations. 
Financial issues of strategic importance are addressed by the Board 
of Directors. Additional information is available in the section on 
Financing on pages 40-42.
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FAIR VALUE CALCULATION
The carrying values on the balance sheet do not differ materially 
from fair value. 

Shares and participations
Shares and participating interests consist of holdings that are not 
quoted in an active market and whose fair value cannot be reliably 
measured, and the holding has therefore been measured at cost.
It is estimated that the fair value of these shares and participating 
interests approximately correspond to their carrying value.

Interest rate derivatives
Derivatives are measured at fair value in the consolidated financial 
statements with changes in value recognised in the income state-
ment. To determine the fair value of interest rate derivatives market 
rates for each term listed on the closing date and generally accepted 
calculation methods are used, which means that fair value is deter-
mined according to level 2 in IFRS 13. Hembla AB (publ) market  values 
all derivatives by reconciliation with the counterparty.

Current investments
Current investments consist of shareholdings listed on an active 
market and a smaller percentage not listed on an active market. An 
assessment has been made that fair value can be measured reliably, 
which means that all holdings have been valued at fair value.

Non-current interest-bearing liabilities
For disclosure purposes an estimated fair value of non-current 
interest- bearing liabilities with fixed interest is determined by 
 discounting future cash flows of principal and interest discounted     
at current market rate.

In calculation an assessment has been made regarding the  credit 
spread and the conditions that the Group would receive at the 
reporting date.

Current receivables and liabilities
For current receivables and liabilities, such as accounts receivable 
and accounts payable and current interest-bearing liabilities, with   
a maturity of less than one year, the carrying amount is considered  
to reflect the fair value.

Changes in value as well as income and expenses from financial 
instruments are disclosed in Note 7, Net financial items and change in 
value of financial  instruments and Note 12, Accounts receivable.

MEASUREMENT AT FAIR VALUE
The table below shows financial instruments measured at fair value, 
based on the classification in the fair value hierarchy. The different 
levels defined as follows:
Level 1 - Quoted prices (unadjusted) in active markets  
for identical assets or liabilities.

31 December 2019 Level 1 Level 2 Level 3 Total
Financial assets
Derivative assets - 1 - 1
Current investments - 0 - 0

- 1 - 1

Financial liabilities
Interest rate derivatives - 4 - 4

- 4 - 4

31 December 2018 Level 1 Level 2 Level 3 Total
Financial assets
Derivative assets - 18 - 18
Current investments 43 0 - 43

43 18 - 61

Financial liabilities
Interest rate derivatives - 5 - 5

- 5 - 5

Level 2 - Observable inputs for the asset or liability than quoted 
 prices included in Level 1, either directly (i.e. as prices) or  
indirectly (i.e. derived from prices).
Level 3 - Inputs for the asset or liability that are not based on observ-
able market data (i.e. unobservable inputs).

Note 16 Financial instruments, financial risks and financial policy, cont.
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31 december 2019
Maturity analysis of financial liabilities, SEKm 2020 2021-2022 2023-2024 2025-
Non-current interest-bearing liabilities, liabilities to credit institutions 361 727 7,220 10,496
Non-current interest-bearing liabilities, bond loans - - - -
Other non-current liabilities 409 - - -
Interest rate derivatives 3 3 0 2
Current interest-bearing liabilities 918 - - -
Accounts payable 86 - - -
Accrued expenses 48 - - -
Total 1,825 730 7,220 10,498

31 december 2018
Maturity analysis of financial liabilities, SEKm 2019 2020-2021 2022-2023 2024-
Non-current interest-bearing liabilities, liabilities to credit institutions 308 3,195 2,625 11,011
Non-current interest-bearing liabilities, bond loans 1,012 0 - -
Other non-current liabilities - - - -
Interest rate derivatives 10 11 6 -
Current interest-bearing liabilities 487 - - -
Accounts payable 98 - - -
Accrued expenses 51 - - -
Total 1,966 3,206 2,631 11,011

LIQUIDITY AND FUNDING RISK
Liquidity risk refers to the risk of insufficient liquidity to meet future 
payment obligations. Internal liquidity forecasts are prepared in 
connection with the interim reports for the coming twelve months, 
where all items affecting cash flows are analysed in aggregate form. 
The purpose of the liquidity forecast is to verify the need for capital. 
Hembla has a number of funding sources, and believes that short-
term loans can be extended with current lenders. See pages 40-42 
for further information. 

Funding risk is the risk that financing cannot be obtained at all, or 
is only available at greatly increased costs. To manage this risk, the 
finance policy contains rules on spreading of tying-up of capital for 
the loan stock and the size of unused credit limits and investments. 
According to the finance policy, the average remaining maturity, the 
fixed-rate term, tying-up of capital, on the loan stock should be 3–5 
years, and not more than 35 percent of the loan stock should mature 
during any single year. At 31 December 2019, the average remaining 
term of the loan portfolio was 5.4 years (4.9). Cash and cash equiva-
lents at this time totalled SEK 561 million (833).   

INTEREST RATE RISK 
The interest rate risk can consist of changes in fair value resulting 
from changes in interest rates, price risk, and changes in cash flow, 
cash flow risk. The fixed-interest term is an important factor affect-
ing interest rate risk. Long periods of fixed interest entail a higher 
price risk, while shorter periods of fixed interest entail a higher cash 
flow risk. Of total interest-bearing liabilities of SEK 17,708 million 
(17,024), 90 percent  (84) had variable interest, and the average 
interest term was 0.4 years (0.6) at year-end.

The Group’s contractual and undiscounted interest payments and 
repayments of financial liabilities are disclosed in the table below. 
Financial instruments with variable interest rates have been calcu-

lated using the rate that existed at the  balance sheet date. Liabilities 
are included in the period when the earliest  repayment may be 
required.

Note 16 Financial instruments, financial risks and financial policy, cont.
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CREDIT RISKS
Credit risk refers to the risk that a counterparty or issuer cannot 
fulfil its obligations towards Hembla AB (publ).  Hembla AB (publ) is 
exposed to credit risk to the extent that surplus liquidity is to be invest-
ed and through its holdings of derivatives in the form of interest rate 
caps and interest rate swaps. Hembla AB (publ) also exposed to credit 
risks in receivables, further see also Note  11. In order to limit credit 
risk in investments, the financial policy contains special counterparty 
rules where the maximum credit exposure to various counterparties 
is as follows:

Counterparty Max. term Limit
Swedish State and state bodies 
with 100% government guarantee 3 months Unlimited
Swedish banks with wholly owned 
subsidiaries 3 months

Max. SEK 500m  
per Group

Other Swedish 
mortgage institutions 3 months

Max. SEK 100m  
per company

Foreign banks with minimum rating 
Standard & Poor A- or Moody’s A3 3 months

Maximum SEK 50 
million per Group

QUANTIFICATION OF CREDIT RISK EXPOSURE AT 31 DECEMBER 2019
Credit risk exposure is measured as the fair value of financial assets 
at any time.

The Group’s maximum exposure to credit risk from financial instru-
ments is the carrying amounts of financial assets according to the 
table Financial assets and liabilities at 31 December 2019.

Credit quality is assessed as good for financial assets that have not 
yet fallen due for payment or are impairable. At the end of the period, 
the Group had not received any collateral for credit risk exposure.

OFFSETTING
Smaller amounts are net accounted.

To reduce counterparty risk in derivatives, the company has signed 
standardised netting agreements (ISDA agreements).
The Group does not receive or make any guarantees regarding deriv-
atives.

Derivatives may only be acquired to hedge the interest rate risk. 
Permitted derivatives are interest rate swaps, interest rate caps. The 
term for caps and swaps may not exceed ten years.

Counterparty
Max  

duration
Nominal limit  

per counterpart
Swedish banks with wholly  
owned subsidiaries 10 years SEK 4,000m
Foreign banks with minimum rating 
Standard & Poor A- or Moody’s A3 10 years SEK 4,000m

COVENANTS AND RISK-TAKING
The financial risk-taking and financial position of Hembla AB can 
be inferred from key figures such as the equity ratio, LTV ratio and 
interest coverage ratio. Credit agreements with banks and credit 
institutions sometimes contain limits, known as covenants, for these 
three key ratios. Hembla AB (publ)’s own targets are in good agree-
ment with the banks’ requirements. Hembla AB (publ)’s target for 
2019 was to achieve an equity ratio of at least 30 percent. The equity 
ratio target remains unchanged for 2020. Banks generally have a 
lower limit of 25 percent. Hembla AB publ)’s target is that the interest 
coverage ratio should be at least 1.5 times, which is in line with the 
banks’ requirements. Hembla AB (publ)’s upper limit for the loan-
to-value ratio is a target of 65 percent. Hembla AB (publ) meets all 
targets and fulfilled all requirements with a good margin in 2019. The 
equity ratio was 40 percent, the interest coverage ratio was 1.7, the 
loan-to-value ratio was 51 percent. 

CURRENCY RISK
The Group has operations only in Sweden, and has no loans or hold-
ings which expose the Group to currency risk. 

SENSITIVITY ANALYSIS
In connection with the quarterly reports, an interest rate sensitiv-
ity analysis is also prepared, measuring the effects of changes in 
short-term market interest rates on the borrowing rate and interest 
coverage ratio. A change in short-term market interest rates of +/-1 
percentage point at year-end would have meant that Hembla AB 
(publ)’s average borrowing rate would have changed by +0.9/-0.4 
percentage points, which would have been equivalent to a change in 
interest expenses of SEK+160/-73 million. The interest coverage ratio, 
excluding changes in value, would have changed from the current 
2.2 to 1.5/2.7 times.  The changes in interest expenses are affected 
by the interest rate floor (Stibor) in the loan agreements. A change 
in market value of derivatives due to changes in short-term inter-
est rates is not expected to have a material impact on the Group’s 
reported net profits and financial position. The calculations of the 
sensitivity analysis are based on the Group’s earnings and balance 
sheet at 31 December 2018. The sensitivity analysis shows the effect 
on the Group’s profit/loss for the year after full impact of each of the 
parameters above.

INTEREST RATE DERIVATIVES

Type
Amount 

SEK m
Remaining 

term, years
Interest rate  
level/Cap %

Market value 
SEK m

Nominal interest rate swaps 1,739 1.9 - 4
Interest rate caps 8,760 3.3 2.5-3 1

* Level of interest pertaining to interest rate swaps indicates the average fixed interest paid in the swaps.  
Level of interest pertaining to interest rate cap indicates the cap on 3-month STIBOR.

Under the financial policy, the cash flow risk is to be limited as follows: 
At least 30 percent of the total loan volume should have a fixed inter-
est rate or be covered by an interest rate cap. Swapped volumes are 
classified as corresponding to fixed loans. 

Average remaining term for caps and swaps according to the finan-
cial policy should be at least 2.0 years. At year-end it was 3 years 
(4). At year-end, Hembla AB (publ) had fixed-interest loans (mainly 
through swaps) totalling SEK 1,739 million (2,911). See also Note 6.

Note 16 Financial instruments, financial risks and financial policy, cont.
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NOTE 17  Accrued expenses and  
deferred income

Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Group
Prepaid rents for first quarter 137 124
Accrued expenses for properties 150 189
Accrued interest expenses 48 51
Accrued personnel expenses 25 21
Accrued bonuses 16 13
Accrued expenses for re-branding 3 10
Accrued expenses for IT services 0 6
Accrued expenses for restructuring 17 -
Accrued expenses for Vonovia 28 -
Other items 2 5
Total 426 418

Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Parent company
Accrued interest expenses - 8
Accrued personnel expenses 10 8
Accrued audit expenses 1 3
Accrued Group liabilities - -
Accrued bonuses 16 13
Accrued expenses for re-branding 3 10
Accrued expenses for IT services 0 6
Accrued expenses for restructuring 17 -
Accrued expenses for Vonovia 28 -
Other items 2 5

Total 78 52

NOTE 18   Leasing

Lessor     
Hembla's leasing contracts attributable to investment properties are 
reported as operating leases. See Note 9 for further information.

Lessee
Hembla's leasing agreement pertains site leaseholds and certain 
premises and is reported as SEK 409 million in the consolidated bal-
ance sheet.

RIGHT-OF-USE ASSETS

2019
Tomt- 
rätter Lokaler Summa

Group
Right-of-use assets at start of year,  
1 January 377 34 411
Additions 1 0 1
Depreciation - -2 -3
Amount at the end of the period,  
31 December 378 32 409

LEASING LIABILITIES

Group
Leasing liabilities at start of year, 1 January 411
Additions 1
Interest expense 16
Leasing fee -19
Amount at the end of the period, 31 December 409
Short-term 21
Long-term 389

Cost of agreements where the underlying asset is of low 
value or short-term  contract 6
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Amounts in SEK million Year Sold services
 Purchased  

services
Received 

interest
Paid 

interest  Receivable Liability
Group
Other related parties 2019 - 6 - - - 1
Other related parties 2018 - 1 - - - -

Amounts in SEK million
Parent company

Subsidiaries 2019 66 - 95 -124 2,601 -4,103
Subsidiaries 2018 43 - 91 -105 5,206 -6,011

Other related parties 2019 - 6 - - - 1
Other related parties 2018 - 1 - - - -

Transactions with related parties are prices on market terms. The parent company has a related-party relationship with its subsidiaries, see 
Note 21. Apart from this, related-party transactions have occurred through purchases from companied related to board member Karolina 
Keyzer with SEK 6 million. 

Remuneration of CEO, senior executives and Board of Directors is shown in Note 3.

Amounts in SEK million
Group 

31 Dec. 2019
Group 

31 Dec. 2018
Parent company 

31 Dec. 2019
Parent company 

31 Dec. 2018
Assets pledged
Shares participations 14,178 8,742 - 1,372
Floating charges 4 8 - -
Property mortgages 18,294 15,350 - -
Total 32,476 24,100 - 1,372

Contingent liabilities
Guarantees in favour of subsidiaries 19,434 16,024 300 2,243

Total 19,434 16,024 300 2,243

Pledged assets pertains to loans to credit institutions and not total interest-bearing liabilities. The loan agreements which Hembla has entered 
into entitle the lenders to claim to the collateral if Hembla fails to fulfil its obligations under the loan agreements.

Hembla is not involved in any disputes.

NOTE 19 Pledged assets and contingent liabilities

NOTE 20 Related parties
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Amounts in SEK million 31 Dec. 2019 31 Dec. 2018
Accumulated cost
At start of year 4,828 4,828
Acquisitions 54 0
Sales - 0
Write-downs -1,537 -
Carrying amount at end of period 3,345 4,828

Accumulated shareholders’ contributions
At start of year 745 8
Shareholders’ contributions for the year 1,519 737
Carrying amount at end of period 2,264 745

Total 5,608 5,573

A specification of the parent company’s directly owned subsidiaries.

Subsidiary / corp. ID / Reg. off.
Number of participa-
tions Percentage Book value

Hyresbostäder i Sverige II AB, 556622-5990, Stockholm 1,030,507 100% 3,754 

Trojeborgsfastigheter i Sverige AB, 556558-0486, Stockholm 15,000 100% 1

Holmiensis Bostäder AB, 556943-4888, Stockholm 50,000 100% 1,074 

Hembla NYKR Holdco AB, 559194-3427, Stockholm 50,000 100% 12

Holmiensis Affärsutveckling AB, 559089-3342, Stockholm 50,000 100% 1
Holmiensis Bostäder II AB, 559159-7538, Stockholm 50,000 100% 0

D. Carnegie & Co AB, 559081-4561, Stockholm 50,000 100% 0

Hyresbostäder i Sverige III AB, 559109-2589, Stockholm 50,000 100% 17

Hyresbostäder Turbinen och Zenith VI AB, 559081-4405, Stockholm 50,000 100% 735

Hyresbostäder VII Albyberget AB, 559081-4538, Stockholm 50,000 100% 14

NOTE 21 Participations in Group companies
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Adjustment for items not included in cashflow Group Group
Parent  

company
Parent  

company
Amounts in SEK million 2019 2018 2019 2018
Accrued unpaid interest -4 7 -8 -7
Provided/received  group contribution - - 698 -3
Impairment shares in subsidiaries - - 1,537 0
Depreciation of equipment 10 4 - 0
Provided shareholder contribution - - -1,519 -737
Changes in value of financial instruments - - 32 -23

Total 7 11 678 -770

During the year SEK 129 million was paid in interest and SEK 95 million was received in interest in the parent company.

NOTE 22 Statement of cash flows

NOTE 23  Events after the balance  
sheet date 

Nasdaq Stockholm later approved the application for delisting and 
has decided that the last day of trading of Hemlba'shares will be 
10 January 2020.  In January, it was decided that Per Ekelund will 
succeed Svein Erik Lilleland as CEO of Hembla. Per is previously CEO 
of Victoria Park, also wholly owned by Vonovia. It has been decided 
that the companies Hembla and Victoria Park should be run as two 
separate companies but with a joint management team.  Hembla 
currently sees no material impact from the Covid-19 pandemic.

NOTE 24   Information about the  
parent company

Hembla AB (publ), company reg. no. 556498-9449, is a Swedish  
registered limited liability Company with registered office in Stock-
holm. The parent company’s B shares were registered on Nasdaq 
Stockholm MidCap until January 10, 2020. The address of the head 
office is Hamngatan 15, 111 47 Stockholm. The consolidated financial 
statements for 2019 are for the parent company and all its subsidiar-
ies, jointly referred to as the Group.

NOTE 25    Proposed allocation of 
 unappropriated earnings  

The following funds are at the disposal of the Annual General  
Meeting: 

2019 2018
Retained earnings -674,584,376 -561,925,050
Share premium reserve 3,621,225,948 3,540,045,724
Profit/loss for the year -46,590,802 -112,659,326
SEK 2,900,050,770 2,865,461,349

Distributed to the shareholders - -

Carried forward to new account 2,900,050,770 2,865,461,349
SEK 2,900,050,770 2,865,461,349

The Board proposes that no dividend be paid for the financial year 
2019.
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Stockholm, 31March 2020
The Board of Directors of Hembla AB (publ)

Our audit report was submitted on 31 March 2020 
Ernst & Young AB

The undersigned certify that the consolidated financial statements and the 
annual accounts have been prepared in accordance with International Finan-
cial Reporting Standards (IFRS), as adopted for use in the European Union, and 
generally accepted accounting principles respectively, and give a true and fair 
view of the financial positions and results of the Group and the parent compa-
ny, and that the Report of the Directors for the Group and the parent company 
respectively gives a true and fair review of the development of the operations, 
financial position and results of the Group and the parent company and des-

cribes substantial risks and uncertainties faced by the companies in the Group.

Mikael Ikonen
Authorised public 

accountant

Ingemar Rindstig
Authorised public 

accountant

Rolf Buch
Chairman

Helene von Roeder
Director

Fredrik Brodin
Director

Patrick Forslund
Director

Karolina Keyzer
Director

Per Ekelund
CEO
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To the general meeting of the shareholders of Hembla AB (publ), 
 corporate  identity number 556498-9449.

Report on the annual accounts and consolidated accounts

OPINIONS
We have audited the annual accounts and consolidated accounts of 
Hembla AB (publ) except for the corporate governance statement 
on pages 48-57 for the year 2018. The annual accounts and consoli-
dated accounts of the company are included on pages 58-100 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 2018 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 2018 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 48-57. 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 sharehold-
ers adopts the income statement and balance sheet for the parent 
company and consolidated statement of comprehensive income and 
consolidated statement of financial position for the group.

Our opinions in this report on the annual accounts and consolidat-
ed 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 par-
ent 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.

KEY AUDIT MATTERS
Key audit matters of the audit are those matters that, in our profes-
sional 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 proce-
dures performed to address the matters below, provide the basis for 
our audit opinion on the accompanying financial statements

Valuation of investment properties
DESCRIPTION
Investment properties amounts to 31 091 MSEK in the consolidated 
statement of financial position for the group as of 31 December 2018. 
The investment properties are accounted for using the fair value 
method at the reporting date and all properties are valued at the year 
end at fair value by an external valuation company. The fair value is 
an assessment of the market value for each property individually and 
is affected by a number of different assumptions and assessments 
such as rent payments, operating costs, investments, discount rate 
and yield. 

Since the valuation involves a number of different assumptions and 
we have deemed accounting and process for valuation of investment 
properties as key audit matters.

The accounting principles for valuation of investment properties 
are disclosed in the section Property valuation on page 60, note 1 
Accounting principles section Investment properties on page 75 and 
note 9 Valuation of Investment properties on pages 83-84.

How our audit addressed this key audit matter
In our audit we have assessed the external valuation company ś 
objectivity, independence and competence. In our audit we have also 
evaluated the company’s process for performing the valuation of 
investment properties. We have assessed the reasonableness of the 
assumption and assessments used in the valuation which includes 
assessments made by the external valuation company regarding 
rental development, vacancy, inflation and, operating costs.  This has 
been done with assistance from our own internal valuation specialists 
and by making comparisons to known market data. We have, for a 
selection of investment properties, reviewed rental income and oper-
ating costs used in the external valuation and compared this against 
the company’s accounting records. We have also reviewed that the 
disclosures made are appropriate.

OTHER INFWORMATION 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 1-57 
and 101-109. 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 consoli-
dated accounts, our responsibility is to read the information identified 
above and consider whether the information is materially inconsist-
ent with the annual accounts and consolidated accounts. In this pro-
cedure 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 informa-
tion, we are required to report that fact. We have nothing to report in 
this regard.

Auditor’s report
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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 accord-
ance 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 mis-
statement, 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 compa-
ny, to cease operations, or has no realistic alternative but to do so.

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 conduct-
ed in accordance with ISAs and generally accepted auditing stand-
ards in Sweden will always detect a material misstatement when it 
exists. Misstatements can arise from fraud or error and are consid-
ered material if, individually or in the aggregate, they could reasona-
bly 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 profes-
sional 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 omis-
sions, misrepresentations, or the override of internal control.

 Obtain an understanding of the company’s internal control rel-
evant 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 inter-
nal 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. 

 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 atten-
tion 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 dis-
closures, 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 signif-
icant audit findings during our audit, including any significant defi-
ciencies 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 inde-
pendence, and to communicate with them all relationships and other 
matters that may reasonably be thought to bear on our independ-
ence, and where applicable, related safeguards.

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 there-
fore the key audit matters. We describe these matters in the auditor’s 
report unless law or regulation precludes disclosure about the matter.

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 Hembla AB (publ) for the year 
2018 and the proposed appropriations of the company’s profit or loss.

We recommend to the general meeting of shareholders that the 
profit be appropriated (loss be dealt with) 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 stand-
ards 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 oth-
erwise 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 appropria-
tions of the company’s profit or loss. At the proposal of a dividend, this 
includes an assessment of whether the dividend is justifiable consid-
ering 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 posi-
tion in general.

The Board of Directors is responsible for the company’s organi-
zation 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 organi-
zation is designed so that the accounting, management of assets and 
the company’s financial affairs otherwise are controlled in a reassur-
ing manner. The Managing Director shall manage the ongoing admin-
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istration according to the Board of Directors’ guidelines and instruc-
tions 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 mem-
ber 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.

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 main-
tain professional scepticism 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 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 govern-
ance statement on pages 48-57 has been prepared in accordance 
with the Annual Accounts Act.

Our examination of the corporate governance statement is con-
ducted in accordance with FAR ś auditing standard RevU 16 The 
auditor ś 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 exami-
nation has provided us with sufficient basis for our opinions.

A corporate governance statement has been prepared. Disclo-
sures 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 accord-
ance with the Annual Accounts Act.

Ernst & Young AB, Box 7850 103 99 Stockholm, was appointed 
auditor of Hembla AB by the general meeting of the shareholders on 
the 8 may 2018 and has been the company’s auditor since 2013.

Stockholm 31 March 2020
Ernst & Young AB

Mikael Ikonen  Ingemar Rindstig
Authorized Public Accountant Authorized Public Accountant
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