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 Initiating credit research coverage 
Humlegården recently issued a three-year SEK 1.1bn senior unsecured 
green bond. The company enjoys low country risk, favourable industry 
conditions and is well positioned in the Stockholm office property 
segment. LTV is lower than most peers and we are forecasting an 
improvement in interest coverage. Humlegården has a long-term and 
stable owner in the Länsförsäkringar Alliance. 

Focus on office properties in Stockholm 
Humlegården is a Swedish real estate company with a property portfolio that 
consists primarily of offices in the Stockholm Area (CBD, Solna, Hagalund, 
Globen). At YE2017, the property portfolio was valued at SEK 22bn (53 
properties). The company also engages in development projects.  

High asset and tenant quality offset size, tenant concentration 
The credit profile is supported by Humlegården’s high asset quality, including 
many attractive locations in the Stockholm CBD and business clusters in 
dynamic and well-connected suburbs. The asset quality, as well as favourable 
market conditions for offices in Stockholm more than offset Humlegården’s 
smaller property portfolio, compared with peers. Similarly, we consider tenant 
concentration to be balanced by high creditworthiness of many of the largest 
tenants, which include a major Swedish bank, well-reputed companies and 
government entities.  

Low LTV 
LTV is currently lower than peers and lower than the company’s own targets 
(45%-55%). Interest coverage is healthy at above 3x and set to improve in our 
financial base case. These credit metrics, combined with Humlegården’s strong 
and stable owners support the credit profile. Conversely, it is exposed to 
refinancing risk. 

Marketweight 
We initiate coverage with Marketweight recommendations on the recently 
issued SEK 400m and SEK 700m 2021 MTN notes. 
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Revenues (SEKm) 915.0 981.5 1,056 1,235 1,322 1,392
EBITDA (SEKm) 549.0 621.2 712.8 823.8 879.1 1,020
EBIT (SEKm) 549.0 621.2 712.8 823.8 879.1 1,020
FFO (SEKm) 318 401 431 616 667 791
FOCF (SEKm) 56 1 -41 -177 -11 507
Net debt (m) 7,503 7,706 8,442 8,618 8,630 8,123
Equity 6,772 8,143 11,342 12,026 12,597 13,212
EBITDA margin 60.0 63.3 67.5 66.7 66.5 73.3
EBIT margin (%) 60.0 63.3 67.5 66.7 66.5 73.3
Adjusted EBITDA net int. cover. (x) 2.3 2.6 3.3 4.3 4.3 4.6
Adjusted net debt to EBITDA (x) 13.7 12.4 11.8 10.5 9.8 8.0
Adjusted FFO / Net debt 4% 5% 5% 7% 8% 10%
Adjusted net debt to capital n.a. 53% 49% 43% 42% 41% 38%
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Credit summary 
Humlegården enjoys low country risk, favourable industry conditions and is well 
positioned in the Stockholm office property segment. LTV is lower than most 
peers and we are forecasting an improvement in interest coverage. 
Humlegården has long-term and stable owners in Länsförsäkringar (LF). The 
company recently issued a SEK 1.1bn three-year senior unsecured green bond. 

Credit Strengths 
● Low industry and country risk: Most industry risk factors and credit 

drivers are favourable at the moment. However, economic risks have 
increased lately, primarily due to a decline in housing prices which may 
affect growth negatively. Our macro base case entails continued economic 
growth and low unemployment rates. Key risks to our forecasts relate to a 
slow-down in homebuilding and the likelihood of Sweden entering its next 
recession with little manoeuverability with regards to monetary policy. 

● Strong credit metrics: Net LTV of below 40% is low compared with peers 
and the company’s own target (45%-55%) and this constitutes a key credit 
strength. LTV may deteriorate slightly due to investments in development 
properties in combination with relatively stable property values. Interest 
coverage is healthy at 3.2x. In addition, we are forecasting an improvement 
to above 4x as gradually lower financing costs have full effect in 2018. 

● High asset quality: Humlegården’s properties are of a high quality, mainly 
due to their central location and general attractiveness. About 54% of the 
portfolio is located in central Stockholm. Vacancies are low and the largest 
tenants are creditworthy. We believe that a large part of Humlegården’s 
portfolio is liquid and possible to divest in a downside scenario.  

● Favourable market fundamentals: Healthy demand, in particular for 
modern and efficient properties close to means of transportation, combined 
with limited new supply is contributing to healthy market conditions for 
office property managers in Stockholm. Vacancy rates range from about 
2.6% in CBD, to about 5.5%-7.5% in the inner city and central suburbs. 
Yields range from 3.5% in CBD to 4.25% in Solna/Sundbyberg. 

● Long-term owners and conservative financial policy: We believe that 
Humlegården’s owner, the Länsförsäkringar Alliance, has the financial 
resources to provide support if needed. Furthermore, we believe that LF is 
a long-term and stable owner and that it is active in defining Humlegården’s 
strategy. Humlegården has never paid any dividends to its owners. We 
consider the company’s overall financial targets and strategy to be in line 
with rating agencies’ requirements on real estate companies with 
investment grade ratings 
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Credit concerns 
● Focus on commercial real estate: Commercial real estate is less attractive 

from a credit perspective compared with, for example, community services 
and residential properties. We consider the office segment to be cyclical 
and we believe that rents may fluctuate substantially depending on the 
business climate. Nonetheless, there is limited new supply to be introduced 
in the market over the short term, and parts of the existing stock are being 
converted to apartments to meet a very strong demand for housing. 

● Relatively small property portfolio: At SEK 22bn Humlegården’s portfolio 
is relatively small compared with peers. We believe that the modest scope 
of the portfolio is manifested in a geographic concentration to the 
Stockholm region and in tenant concentration.  

● Tenant concentration and relatively short lease maturity: The 10 largest 
tenants constituted 34% of total rental income in 2017. We consider this 
to be a fairly high percentage though not unusual in the Swedish real estate 
sector, particularly among small issuers. However, the tenant 
concentration is balanced in our view by tenant quality, which is high. The 
average commercial lease maturity is 4.2 years. This is short compared 
with international peers (although in line with Swedish peers). 

● Exposed to refinancing risk: Humlegården’s liquidity resources are less 
than its reported short-term debt (excluding commercial paper). Although 
Humlegården’s liquidity policy of maintaining cash and committed facilities 
at all times exceeding debt maturities within the next five months as 
supportive, we note that the current liquidity profile could impact 
Humlegården’s credit standing negatively. 

● Exposure to property development activities: Humlegården, as part of its 
strategy, engages in property development from time to time. We view 
property development as more speculative in nature compared with 
property management. However, we assume that the company will limit its 
development activities to less than 10% (about 5% in 2017). 

Transaction summary 
On May 18, 2018, Humlegården issued a three-year SEK 1.1bn senior 
unsecured green bond consisting of a SEK 700 m fixed tranche and a  
SEK 400m floating rate tranche. Before the transaction, the company had  
SEK 1.25bn worth of green bonds outstanding. The bonds were issued under a 
SEK 7bn MTN programme. The stated use of proceeds was to fund or refinance 
eligible green assets. 

The MTN documentation includes a change of control clause stating that holders 
can require bonds to be repurchased in the event of LF-Gruppen controlling less 
than 90% of Humlegården. 

Relative value 
We initiate coverage at Marketweight on the recently issued SEK 400m and SEK 
700m 2021 MTN notes. The notes are currently quoted wider than those of key 
publicly rated peers. Given the absence of a public rating, and some uncertainty 
as to how the maturity profile would impact the rating level if Humlegården 
were to acquire one, we believe that the pick-up is currently fair. Conversely, 
we believe that Humlegården is a rating candidate and that its ownership 
structure may support the rating profile, possibly materially. Potential 
candidates for spread tightening, in our view, would be the acquisition of a 
public rating of at least BBB- or equivalent, and/or a calibration of the company’s 
own financial policy which would make a discretionary increase in LTV less 
likely. 

Recently issued green bonds 

Marketweight on recently issued 
bonds 
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Pricing comparison 

 
Source: SEB, Bloomberg 
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Company and business profile 
Humlegården owns and manages a SEK 22bn commercial property, primarily 
consisting of offices, in the Stockholm region. Asset and tenant quality are high, 
factors which balance a concentration by segment and geography. The 
company engages in both property development and acquisitions as part of its 
strategy. The owner, the Länsförsäkringar alliance, is financially strong and has 
a long-term and supportive view of its ownership of Humlegården. The financial 
policy and strategy are commensurate with rating agency requirements for an 
investment grade rating, in our view. 

Company overview 
Humlegården is a Swedish real estate company with a property portfolio that 
consists primarily of offices in the Stockholm Area (CBD, Solna, Hagalund, 
Globen). At YE2017, the property portfolio was valued at SEK 22bn (53 
properties). The company also engages in development projects. The ten 
largest tenants represented 34% of rental income in 2017, and include 
Swedbank, the Swedish National Employment agency (Arbetsförmedlingen) 
and the Swedish Tax Authority (Skatteverket). 

Humlegården basic portfolio information 

 
Source: Company reports 

Humlegården is owned by Swedish insurance group Länsförsäkringar (LF), 
through 19 local LF companies, LF Liv, and LF Sak. The company in its present 
form emerged from a buy-out in 1999 by LF. 
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Key milestone events 

 
Source: Company reports 

Portfolio characteristics, asset quality and diversification 
Humlegården’s property portfolio is located in central Stockholm (Hagastaden, 
Kungsholmen and City), Solna and in the Globen (Stockholm Globe) area. The 
average property yield used in the valuation was 4.5% at the end of 2017. 

Humlegården main property portfolio locations 

 
Source: Company reports, Google maps 

We consider Humlegården’s asset quality to be high, primarily due to its 
attractively located central Stockholm office properties. About 54% (measured 
by market value) of the company’s property portfolio is located in central 
Stockholm and the remainder in attractive office hubs in commercially attractive 
suburbs. In our opinion the asset quality is reflected in a very high market value 
per square metre, primarily for the inner city properties, low vacancy rates (1% 
in central Stockholm), and prominent and creditworthy tenants. We believe that 
most properties are liquid and quite possible to sell if needed, in a downside 
scenario. Vacancy rates are unlikely to rise materially in such a scenario as long 
as Humlegården accepts (possibly) materially lower rents. 

High asset quality 
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The average market value per square meter is substantially higher in central 
Stockholm (>SEK 80,000/square metre) than outside of CBD (about  
SEK 30,000/square metre). However, it should be noted that “Stockholm Outer” 
contains elements of non-office properties, notably logistics properties, which 
lowers the average market value and rental value for that reporting segment. 

Market value per square metre (SEK) 

 
Source: Company reports 

Average rental value per square metre amounts to SEK 4,500 in central 
Stockholm and about SEK 2,200 outside of Stockholm. These levels are fairly 
high and can be compared with the total rental income per square metre of 
Vasakronan (about SEK 2,700) and Fabege (about SEK 2,200). 

Rental value per square metre (SEK) 

 
Source: Company reports 

Rent concentration is significant. This is partly a function of the modest size of 
the portfolio (notably compared with some key peers) as well as the company’s 
strategy to focus on offices in the Stockholm region. Geographic concentration 
is not unusual and less of an issue for real estate companies than for issuers in 
other sectors – but we view the segment concentration as a negative credit 
factor, in part due to the cyclicality in demand for office real estate and the 
potential for rent volatility. 
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Property types by rental value 

 
Source: Company reports 

However, we note that equally concentrated continental issuers, for example 
Befimmo (BBB/Stable) with similar portfolio sizes can achieve high credit 
ratings. Furthermore, a concentrated portfolio oftentimes leads to efficient 
property management because of better staff capacity utilisation and other 
proximity advantages. Additionally, we believe that a focus on only one city, as 
is the case with Humlegården, leads to superior market intelligence and 
knowledge which in turn allows for vacancies to be filled quickly, and for 
buildings to be optimized in terms of layout. 

Reporting segments by market value (SEKm) 

 
Source: Company reports 

Tenants 
Humlegården’s average commercial lease maturity is 4.2 years. We believe that 
this compares well with other Swedish office property managers such as 
Vasakronan (4.2 years). However, compared with international peers, for 
example Befimmo (eight years), the average lease maturity is considerably 
shorter. This is significant, because a long lease maturity profile can protect 
against cyclical downturns which affects the demand for office space 
negatively. However, in recent years the short lease maturity has allowed 
Swedish office operators to quickly benefit from increased market rent levels.. 

Office, 74%

Retail, 7%
Garage, 4%

Development 
projects, 5%

Other, 10%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

H2/17

11,948

7,977

2,089

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

H2/17

Stockholm Inner Stockholm Outer Development properties

Concentration means efficiency 

Average lease maturity compared 
to Swedish peers, but shorter than 
continental issuers’ 



 

 

Instant Credit Humlegården   05 July 2018 9 

Credit Research   

In addition, the latest trends in Humlegården’s key segments imply somewhat 
longer leases, according to management. We note that in Sweden it is unusual 
for public entities to sign leases that are longer than five years. 

Rent maturity profile 

 
Source: Company reports 

The 10 largest tenants constituted 34% of total rental income in 2017. We 
consider this to be a fairly high percentage though not unusual in the Swedish 
real estate sector, particularly among small issuers. However, the tenant 
concentration is balanced, in our view by tenant quality, which is high. Many of 
the largest tenants are either government-related entities or well-established 
large firms with high creditworthiness. Furthermore, Humlegården’s track 
record of renewing expiring leases is supportive. Management estimates that 
about 80% of expiring rental value has been re-let in recent years.  

The occupancy rate is about 94.5% and has been above 92% in recent years. 
We believe that current levels are ideal or near ideal, given the need for at least 
some vacant space at any time in order to optimize rent levels as well as in order 
to be able to cater to tenants’ changing needs. 

Occupancy rate evolution 2015-17 

 
Source: Company reports 
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The ten largest tenants 2017: 
Swedbank AB 
Arbetsförmedlingen 
Skatteverket 
Cepheid AB 
Maquet Critical Care AB 
Hannes Snellman Advokatbyrå AB 
EQT Partners AB 
Advokatfirman Cederquist KB 
Elgiganten AB 
Catella Brand AB 
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Development activities 
Humlegården engages in property development projects from time to time as 
part of its strategy. It currently has four ongoing projects of various size. Of 
these, three are office developments and one is a hotel (Stenhöga 2/Grow 
Hotel). 

Forecasted  investments in existing development projects (SEKm) 

 
Source: SEB Credit Research 

Stenhöga 4 is the largest of the four projects with a total investment of almost 
SEK 1.1bn of which SEK 226m was spent at the end of 2017. The project entails 
an office property situated in Solna next to the hotel project property. The 
largest tenant will be the Swedish national employment agency 
(Arbetsförmedlingen). 

We view property development as more speculative in nature compared with 
property management. Furthermore, we believe that Humlegården’s projects 
can fluctuate in terms of degree of speculation. For example, its development 
track record includes a housing association (bostadsrättsförening) in central 
Stockholm. Although we assume that property development will continue to be 
a part of Humlegården’s growth strategy, we understand that management 
does not want the proportion of development properties in relation to total 
properties to grow too large. We assume that the company will limit its 
development activities to less than 10% (about 5% in 2017). 

Development projects are recorded in the balance sheet using the percentage 
of completion (POC) method. At completion, properties are valued by Cushman 
& Wakefield or another property appraiser.   

Acquisitions 
We expect Humlegården to achieve future growth partly by acquisitions. The 
company’s acquisition strategy focuses on existing clusters, but it may also 
make acquisitions with the intention of forming new clusters, as long as they are 
in the Stockholm region. 

Recent acquisitions include office properties in Kungsholmen and Hagastaden 
(parts of central Stockholm) from LF Liv. The properties were already managed 
by Humlegården before the change in ownership. We estimate that the total 
acquired property value amounted to about SEK 2.1bn. In December, 2017, 
Humlegården acquired 13 leasehold plots in Hagalund, Solna, where the 
company is planning to develop properties.  
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Ownership, strategy and financial policy 
We regard Humlegården’s ownership structure as supportive for the credit 
profile. We mainly consider extraordinary support in the event of financial 
distress in our analysis of the credit profile. However, we do not exclude that we 
would also factor in ongoing support in the future. This could be the case if the 
owners were to start providing ongoing liquidity support, for example by explicit 
promises to purchase Humlegården commercial paper in the event of difficult 
market conditions (as AP3 does for Hemsö Fastighets AB (A-/Stable)).  

S&P rates Länsförsäkringar Sak (7.6% av Humlegården shares) A/Stable. The 
broader Länsförsäkringsgruppen (the Länsförsäkringar Group, known as the 
Länsförsäkringar Alliance) is the leading non-life provider in Sweden with a 
market share of about 30%. The A rating on LF Sak takes into account the 
company’s core status within the LF Alliance, and therefore also reflects the LF 
alliance strong financial strength characteristics.   

Overall, we believe that the LF Alliance has the financial resources to provide 
support if needed. Futhermore, we believe that LF is a long-term and stable 
owner and that it is active in defining Humlegården’s strategy. 

Humlegården ownership structure 2017-12-31 

Länsförsäkringar company Legal name Owns (%) 
   
Älvsborg Länsförsäkringar Älvsborg Förvaltnings AB 13.9 
Länsförsäkringar Liv Länsförsäkringar Liv Försäkringsaktiebolag (publ) 11.6 
Dalarna Dalarnas Försäkringsbolags Förvaltningsaktiebolag 9.9 
Länsförsäkringar Sak LF Sak Fastighets AB 7.6 
Bergslagen Länsförsäkringar Bergslagen Fastigheter AB 6.8 
Östgöta Östgöta Brandstodsbolag Fastighet AB 6,0 
Göteborg och Bohuslän Länsförsäkringar Göteborg och Bohuslän Fastigheter AB 5.6 
Södermanland Strimlusen Förvaltnings AB 5.6 
Jönköping Länet Förvaltning i Jönköping AB 5.3 
Kalmar LFK Finans AB 4.5 
Uppsala Länsförsäkringar Uppsala Fastighets AB 3.4 
Halland Länsförsäkringar Halland Förvaltningsaktiebolag 3.3 
Länsförsäkringar Göinge-Kristianstad Aktiebolaget Tivoliparken 3.3 
Jämtland Länsförsäkringar Jämtland Fastigheter Aktiebolag 2.5 
Skåne Länshem AB 2.5 
Västernorrland Fastighetsförvaltningsbolaget Gården 35 AB 2.2 
Blekinge BLF Fastighet AB 1.9 
Kronoberg Länsgården AB 1.4 
Gotland Humlegården Gotland AB 1.3 
Norrbotten Länsförsäkringar Norrbotten Holding AB 0.8 
Värmland Länsförsäkringar Värmland Aktieförvaltning AB 0.6 
Total  100.0 
Source: Company reports 

Humlegården’s overall strategy, as set by its owner, entails a focus on owning 
and developing office properties in attractive Stockholm locations. Its financial 
strategy includes maintaining a credit profile which is equivalent of an 
investment grade rating. The latter supports the credit profile, in our view, 
because it is a target which explicitly targets a comparably high minimum rating 
level. The financial strategy also includes targets regarding diversification, 
transparency and flexibility in financing. 

We note that Humlegården’s LTV target of 45% to 55% is several percentage 
points higher than current actual levels of below 40%. To our understanding 
this is on management’s agenda, and we do not exclude a review of financial 
targets. Such a review would most likely result in a narrowing of the LTV target 
range rather than any major revisions. This is partly because we believe that 
management will allow LTV to increase somewhat from current levels, as a 
result of acquisitions and development project investments and/or as a result of 
negative property value changes. 

The ownership structure 
underpins the credit profile 

Targets financials commensurate 
with an investment grade rating 
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Humlegården has never paid any dividends to its owners. Although we are not 
aware of any explicit dividend policy, we believe that the owners’ intention is to 
have profits reinvested rather than distributed. We consider the company’s 
overall financial targets and strategy to be in line with rating agencies’ 
requirements on real estate companies with investment grade ratings. 

Humlegården's financial targets and policy 

Financial risks and targets Policy 31-Dec-17 
General:   
LTV % 45–55 38 
ICR (x) at least 2 3 
Refinancing risk:   
Capital binding, years at least 2 4 
Maturities within next 12 months (5) max 35 11 
Committed lines and cash next 5 months, % at least 100 173 
Interest rate risk   
Interest binding, years at least 2 4 
Interest maturity, 12 months, % max 50 42 
Credit risk   
Counter party rating at least A- achieved 
Currency risk   
Fx exposure not allowed achieved 
Source: Company reports 
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Industry characteristics 
Humlegården’s credit profile benefits from very low country risk and low 
industry risk. Most growth/sector drivers are supportive, including favourable 
macro and funding conditions. However, economic risks have increased lately, 
primarily due to a decline in housing prices which may affect growth negatively. 
The Stockholm office property market is enjoying healthy demand and limited 
new supply. 

Industry profile 
Industry risk for the real estate industry is low compared with many other 
corporate sectors. This is because the industry enjoys a number of supporting 
factors, including large and developed property portfolios among most bond-
issuing real estate companies, a relatively low emphasis on development 
activities, and business that is often conducted under long-term non-cancellable 
leases. Earnings and revenue cyclicality is medium to low although property 
valuations may fluctuate substantially over a business cycle. Operational entry 
barriers are few, but the capital needed in order to acquire properties in central 
and attractive locations constitutes a material barrier to entry. The relatively 
low industry risk is evidenced by there being very few defaults within the sector 
in recent years. This is despite high debt leverage. 

For Swedish real estate management companies we consider the following to 
be key country-specific factors that we take into account in our analysis: 

● Portfolio characteristics: We believe that Swedish issuers compared with 
continental in general have better asset quality and are more 
geographically diverse. Conversely average remaining lease maturities are 
relatively short when comparing commercial property. 

● Country risk: Swedish issuers enjoy very low country risk due to favorable 
macro conditions and well-functioning institutions. The transaction markets 
are deep and liquid. 

● Increased penetration of public ratings: Over the past five years, a 
number of Swedish real estate issuers have decided to publish a credit 
rating from one or several major rating agencies.  We estimate that about 
15 companies have a public rating from either Moody’s, Fitch or Standard & 
Poor’s. We believe that an increased rating penetration may help in 
attracting investors to the sector. This is particularly important for the real 
estate sector because it is capital-intensive. 

● Risks relating to taxation: We factor in a short-to-medium term risk for the 
implementation of adverse changes to the Swedish tax regime. Such 
changes pertain primarily to limitations of interest rate deductibility. Less 
likely to be implemented, we believe, is a proposal which was presented in 
2017 regarding transaction taxation. 

We consider refinancing risk to be the overarching credit risk in the sector, due 
to its high leverage and capital intensity. From this perspective, we view short 
maturity profiles as less favorable. Additionally, we believe that the sector’s 
dependence on the Swedish banking system exposes real estate issuers to 
systemic risks which are difficult to gauge in terms of probability distribution. In 
recent years, senior unsecured issuance as a proportion of the total debt 
structure has increased. Although we view diverse funding sources as a credit 
positive, this development exposes issuers to additional refinancing risk 
because we believe that bond market access is uncertain (compared with bank 
loan markets) in times of relatively moderate stress.  

Industry risk is low 
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Overall, key credit factors have been favorable for Swedish real estate issuers 
for several years. Healthy demand for both commercial and residential real 
estate has caused rents and occupancy rates to rise. Furthermore, funding costs 
have decreased to very low levels for most issuers. Financial risk 
tolerance/financial policies have improved recently in the wake of more public 
ratings and declining LTV (primarily driven by substantial positive property 
revaluations). We factor in a degree of risk relating to record transaction 
volumes at a time when property yields have been steadily compressing. This is 
because of the propensity for boom/bust dynamics in the sector. In 2017, the 
total transaction volume amounted to SEK 150bn, compared with a record 
volume in 2016 in excess of SEK 200bn (535 transactions above SEK 40m). 

Our base case factors in stable operating factors over the short term. Over the 
medium term, we believe that downside risks have increased, mainly relating to 
a decline in housing prices which may be hurting consumer confidence and 
construction-related GDP growth. Combined with our assumption of rising 
interest rates (from very low levels), we believe that negative property 
revaluations will be more prevalent within the next 12 – 18 months than is 
currently the case.  

Growth drivers and outlook 
Most macroeconomic drivers are favourable for real estate companies 
currently. These include relatively strong GDP growth combined with low 
inflation and low unemployment rates. Additionally, at the beginning of 2017, 
Sweden’s population reached 10m following record population growth. 
According to Statistics Sweden, the population will have grown by another 
million by 2024. 

Historical macro items 

 
Source: Bloomberg 

Our macro base case entails continued economic growth and low 
unemployment rates. Key risks to the forecast relate to a slow-down in 
homebuilding and the likelihood of Sweden entering its next recession with little 
manoeuvrability in terms of monetary policy. 
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Key macroeconomic assumptions 

SEB Nordic outlook (May 2017) - Sweden 2016 2017 2018FC 2019FC 
     
Change in GDP (%) 3.2% 2.4% 2.6% 2.2% 
Change in private consumption (%) 2.2% 2.4% 1.8% 1.8% 
Change in public spending (%) 3.1% 0.4% 0.8% 0.5% 
Unemployment (%)(%) 6.9% 6.7% 6.0% 6.0% 
CPI (%) 1.0% 1.8% 1.9% 1.8% 
Source: SEB Nordic Outlook, May 2018 

Besides macro conditions, we consider a number of factors which affects the 
demand for office properties. These include globalization and urbanization, both 
factors which help drive demand for offices. Sustainability and digitalization are 
trends that have led to higher demands for flexible space and shorter and more 
flexible leases. Although we believe that large office real estate managers, such 
as Humlegården, have adapted well to these trends, they may still lead to higher 
costs unless balanced by, for example, running cost savings. 

Swedish real estate key industry drivers overview 

 
Source: SEB Credit Research   

Indicator /  driver
Current 

state
Comment

S-T 
outlook

M-T 
outlook

Comment on outlook expectations

GDP growth

2

About 2.5% estimated currently. 3 2
Our base case assumes continued healthy growth with the lower 
construction contribution being balanced by exports/industry.

Consumer confidence

2

Optimistic households at the moment. 3 2
Low pay hikes to contribute to hesitation. Deviation is more likely 
on the downside than on the upside.

Interest rates

1

Expansionary monetary policy and continued low long-term 
market rates.

2 1
Low interest rate environment unlikely to remain over the 
medium term. 

Property yields / valuations

2

Compressed yields at record lows across the board in the 
beginning of 2018. Relatively high risk premium however.

2 1
We believe that yields will remain flat over the near term but our 
base case assumes widening from record low levels over the 
medium term.

Vacancy rates

2

Mixed situation. Very low vacancies in residential and offices, 
while retail assets have become less interesting due to e-
commerce.

2 2
We expect vacancies to remain stable at low levels under our 
base case. However, difficult-to-convert retail assets in non-
prime locations are likely to see occupancy rates go down.

Rents

1

Rents have risen, primarily in prime office locations in 
Stockholm.

2 2 Downside risks primarily relating to adverse GDP development.

Funding conditions

2

Still comparably strong despite recent EUR market turmoil. 2 1

We believe that funding conditions are unlikely to remain at 
currently favorable levels over the medium term. This is 
particularly true if negative revaluations were to materialize at a 
larger extent than we expect currently.

Transaction markets liquidity

3

Record levels in 2016-2017, somewhat weaker at the end of 
2017, beginning of 2018. High foreign investor interest.

2 2
Downside risks are manageable and relate primarily to negligible 
taxation risks.

Financial policy / risk tolerance

3

Still relatively high leverage. Some issuers continue to 
operate wtih short debt/interest maturity profiles. Increased 
hybrid issuance, more conservative financial policies to 
appease rating agencies.

3 3
We believe that large issuers will continue to diversify their 
funding sources, to lengthen their maturity profiles, to seek public 
ratings, and to maintain or improve financial policies.

Legend:

1
Very favorable

2
Favorable

3
Neutral

4
Somewhat unfavorable

5
Very unfavorable

Ongoing structural changes to the 
office segment 
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The Stockholm region office real estate market 
Office real estate companies in the Stockholm region are enjoying favourable 
market conditions for the time being. Healthy demand, in particular for modern 
and efficient properties close to means of transportation, combined with limited 
new supply has caused rents to continue to rise. In Stockholm CBD, rents 
increased by 13% in 2017 to about 7,000 SEK/square metre. However, rents 
of 9,000 SEK/square metres have been recorded for space in the most 
attractive properties. We consider the office segment to be cyclical and we 
believe that rents may fluctuate substantially depending on the business 
climate. Nonetheless, there is limited new supply to be introduced in the market 
over the short term, and parts of the existing stock are being converted to 
apartments to meet a very strong demand for housing. 

Office rents in attractive buildings in Solna/Sundbyberg are at about 2,500 
SEK/square metre (3,000 SEK/square metre in newly constructed, attractively 
located properties). 

Vacancy rates range from about 2.6% in CBD, to about 5.5%-7.5% in the inner 
city and central suburbs. Yields range from 3.5% in CBD to 4.25% in 
Solna/Sundbyberg. 

Yield gap (prime Stockholm office yield vs 10-year government bond yield) 

 
Source: Savills, Bloomberg 
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Financial profile 
Humlegården’s interest coverage is relatively strong at above 3x, and we are 
forecasting further improvements. LTV is low compared with peers. This is a key 
credit strength, but we think that LTV may rise somewhat due to investments or 
acquisitions. The maturity profile is somewhat short, and liquidity sources do not 
fully cover reported short-term debt.  

Quality of earnings analysis and estimates 
We analyse historical accounts from 2015 and onwards. Earlier accounts are 
less relevant, because previously the company was divided in three entities that 
were consolidated into one group in January 2016. 

Historical rental income and NOI 

 
Source: Company reports 

We model each acquisition and divestment separately, using own assumptions 
regarding closing date, yield, LTV, NOI margin and volume, unless specified by 
the company. At the moment, we do not make any specific assumptions 
regarding future acquisitions that have not been announced. However, given 
the currently low LTV (when compared with the company’s own target) as well 
as Humlegården’s strategy, we do not exclude additional acquisition 
announcements in the near term. 

We consider Humlegården’s rental income to be stable and predictable. The key 
uncertainty to our base case financial forecast relates to the timing, type and 
magnitude of future acquisitions.  
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Our financial forecast is based on the following key assumptions: 
● 1.2% - 1.6% annual increases in rents in 2018-20 reflecting continued 

strong demand for office space, as well as indexation following relatively 
modest inflation. 

● Acquisitions announced in the end of 2017 all closed in the same year so 
there is no need to model any balance sheet effects. However, we are 
taking into account the resulting incremental increase in annual rental 
income of an estimated SEK 140 m. 

● We are also factoring in likely increases in rental income stemming from 
development properties, once completed. We are assuming that the most 
material contribution during the forecast period will come from the 
Stenhöga 4 project (about SEK 70m rental value), which we assume will be 
completed in mid-2019. 

● NOI margins at about 70% throughout the forecast period. Margins have 
ranged from 64% to 72% in 2015-17. We believe that fluctuations will 
most likely stem from weather effects, as well as project development to 
an extent.  

● We are forecasting positive property valuations in 2018 and 2019, driven 
by increases in rents. We believe that the yield component will be flat 
initially and subsequently turn to moderately negative in 2018-20. This 
translates into negligible negative property revaluations in 2020.  

● Admin costs at about 3.5% of rental income. This is in line with H2 2017 
and somewhat lower than historical years. 

● Significant project development investments in 2018 and 2019 of between 
SEK 500-650 m annually. The investments primarily relate to the Stenhöga 
4 and Riddaren 18 projects. We are modelling development property 
values at cost which may understate values compared with the company 
reports. We consider this to be a conservative approach which may provide 
some upside to debt leverage metrics. We have not factored in upcoming 
projects, notably in Hagalund. In the future, we may include this 
development as zoning plans, building permits and construction decisions 
get finalized. 

● Investments in existing properties of about SEK 150m annually. In its 
accounts, Humlegården does not differentiate between investments in 
existing properties and investments in development properties. 
Consequently, we cannot compare our estimate with historical numbers, 
which may increase the margin of error. Our estimate corresponds to about 
0.6% of the property value which may be a touch low. We may calibrate 
our investment assumptions at a later stage, if our investment estimates 
prove too aggressive. 

● Moderate increases in interest rates as a result of our assumption of 
gradual increases in base rates. 

● No dividends, in line with historical years, and in line with our view of the 
owners’ priorities of growth ahead of shareholder remuneration. 
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Key 12M forecast items 

(SEKm) H1/17 H2/17 H1/18E H2/18E 2016 2017 2018E 2019E 2020E 
          
Rental income 1,021 1,056 1,140 1,235 982 1,056 1,235 1,322 1,392 
NOI 715 756 802 865 665 756 865 912 960 
EBITDA 671 713 760 824 621 713 824 866 1,006 
FFO 431 494 560 616 381 494 616 654 777 

          
Y/Y growth in rental income (%) 7% 8% 12% 17% 7% 8% 17% 7% 5% 
NOI margin (%) 70% 72% 70% 70% 68% 72% 70% 69% 69% 
EBITDA margin (%) 66% 68% 67% 67% 63% 68% 67% 66% 72% 

          
Interest expense -240 -221 -197 -199 -242 -221 -199 -207 -223 
Net interest expense -240 -219 -195 -198 -240 -219 -198 -204 -221 
Hybrid / preferred interest /dividends 0 0 0 0 0 0 0 0 0 
Adjusted interest expense -240 -219 -195 -198 -240 -219 -198 -204 -221 

          
Investment properties 19,104 22,050 22,644 23,087 17,806 22,050 23,087 23,823 24,095 
Total debt 9,055 8,579 9,679 9,679 7,870 8,579 9,679 9,679 9,679 
Cash and equivalents 1,335 137 1,115 1,061 164 137 1,061 1,036 1,530 
Net debt 7,720 8,442 8,564 8,618 7,706 8,442 8,618 8,643 8,150 
Hybrid / preferred debt / capital 0 0 0 0 0 0 0 0 0 
Adjusted debt 7,720 8,442 8,564 8,618 7,706 8,442 8,618 8,643 8,150 
Secured debt 6,080 4,954 4,954 4,954 6,468 4,954 5,354 5,354 5,354 
Equity 9,190 11,342 11,714 12,021 8,143 11,342 12,021 12,582 13,186 
Adjusted equity 9,190 11,342 11,714 12,021 8,143 11,342 12,021 12,582 13,186 
Net debt+equity 16,911 19,784 20,278 20,640 15,848 19,784 20,640 21,225 21,335 
Source: SEB Credit Research 

 

Key 12M forecast credit metrics 

Credit metrics H1/17 H2/17 H1/18E H2/18E 2016 2017 2018E 2019E 2020E 
          
Total debt / EBITDA (x) 13.5x 12.0x 12.7x 11.7x 12.7x 12.0x 11.7x 11.2x 9.6x 
Net debt / EBITDA (x) 11.5x 11.8x 11.3x 10.5x 12.4x 11.8x 10.5x 10.0x 8.1x 
Adjusted debt / EBITDA (x) 11.5x 11.8x 11.3x 10.5x 12.4x 11.8x 10.5x 10.0x 8.1x 

          
EBITDA / interest (x) 2.8x 3.2x 3.9x 4.1x 2.6x 3.2x 4.1x 4.2x 4.5x 
EBITDA / net interest (x) 2.8x 3.3x 3.9x 4.2x 2.6x 3.3x 4.2x 4.2x 4.6x 
EBITDA / adjusted interest (x) 2.8x 3.3x 3.9x 4.2x 2.6x 3.3x 4.2x 4.2x 4.6x 
Fixed charge coverage (x) -0.2x -0.3x 3.9x 4.2x -0.1x -0.3x 4.2x 4.2x 4.6x 

          
FFO / total debt (%) 4.8% 5.8% 5.8% 6.4% 4.8% 5.8% 6.4% 6.8% 8.0% 
FFO / net debt (%) 5.6% 5.8% 6.5% 7.2% 4.9% 5.8% 7.2% 7.6% 9.5% 
FFO / adjusted debt (%) 5.6% 5.8% 6.5% 7.2% 4.9% 5.8% 7.2% 7.6% 9.5% 

          
Gross LTV 47.4% 38.9% 42.7% 41.9% 44.2% 38.9% 41.9% 40.6% 40.2% 
Net LTV 40.4% 38.3% 37.8% 37.3% 43.3% 38.3% 37.3% 36.3% 33.8% 
Adjusted LTV 40.4% 38.3% 37.8% 37.3% 43.3% 38.3% 37.3% 36.3% 33.8% 
Net debt / debt+equity 45.7% 42.7% 42.2% 41.8% 48.6% 42.7% 41.8% 40.7% 38.2% 
Adjusted debt / debt + equity 45.7% 42.7% 42.2% 41.8% 48.6% 42.7% 41.8% 40.7% 38.2% 

          
Secured LTV 31.8% 22.5% 21.9% 21.5% 36.3% 22.5% 23.2% 22.5% 22.2% 
Equity ratio 44.5% 50.4% 48.7% 49.1% 44.8% 50.4% 49.1% 50.0% 50.8% 
Source: SEB Credit Research 

Cash flow profile and leverage 
Humlegården’s interest coverage is relatively strong at about 3.2x. We note 
that relevant peers tend to achieve interest coverage of at least 3x, but not 
above 4x. We are forecasting an improvement to above 4x as gradually lower 
financing costs take full effect in 2018. That said, the ratio is fairly sensitive to 
deviations from our assumptions with regards to NOI margin and interest rates.  

Net debt to EBITDA stands at about 11.8x, but will improve in 2018 as acquired 
properties at the end of 2017 eventually get fully reflected in the results. The 
ratio is relatively weaker compared with interest coverage, in our opinion, 
although fully comparable to Swedish investment grade rated peers. The ratio 
of funds from operations to debt at about 6% is low but not unusual among 
Swedish real estate issuers. 

Strong and improving interest 
coverage 
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Leverage and interest coverage 

 
Source: SEB Credit Research 

Capital structure, debt leverage and liquidity 
Humlegården’s debt structure is relatively simple and consists of bank loans, 
bonds issued under its SEK 7bn MTN programme and commercial paper issued 
under a SEK 4bn programme (recently upsized from SEK 2bn).  

Secured LTV is low (23%) and a substantial part (48%) of NOI is generated 
from unencumbered assets. This means that notching is unlikely in the event 
that Humlegården would acquire a public rating. Lenders include 
Handelsbanken, Swedbank, Danske Bank and SEB.  

There are no hybrid debt issues, preference shares or similar. Contingent 
liabilities are negligible. However, the terms of the acquisition of leasehold plots 
in Hagalund at the end of 2017 include a potential earn-out of up to SEK 300m. 
The earn-out is connected to change of zoning plans and the reception of 
building permits and is unlikely to materialize within the next three years, in our 
estimate.  

Capital structure (SEKm) 

 
Source: Company reports 
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Net LTV of below 40% is comparably low and constitutes a key credit strength, 
in our view. We expect LTV to deteriorate slightly in our base case scenario, 
mainly due to investments in development properties in combination with 
relatively stable property values. However, we do not exclude the possibility 
that management allows LTV to increase somewhat further, given the current 
target of 45%-55%. This could be the result, for example, if Humlegården were 
to engage in large, partially debt-funded acquisitions. 

Adjusted debt to debt and equity (a measure commonly used by S&P in its 
ratings of real estate companies instead of LTV) is somewhat weaker than net 
LTV, but still strong in a broad sector comparison at just above 40%. 

LTV 

 
Source: SEB Credit Research 

Humlegården’s near-term debt maturity profile is relatively well balanced with 
about SEK 1bn of debt due annually in the next 24 months. Although about SEK 
2bn of commercial paper is outstanding, we understand that the terms of these 
require Humlegården to maintain unused long-term back-up facilities at 
volumes which corresponds to outstanding commercial paper utilization. 
Consequently the effective debt maturity of Humlegården’s CP programme is 
longer than 12 months.  

Debt maturity profile at YE2017 (SEKm) 

 
Source: Company reports 
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Interest and capital binding of four years and 3.5 years respectively at the end 
of 2017 is average to slightly short compared with peers, primarily with regards 
to capital binding.   

Interest and capital binding (years) 

 
Source: Company reports 

At the end of 2017, Humlegården had about SEK 140 m in cash on its balance 
sheet. Although it also had SEK 2.1bn of unused committed bank lines, we 
assume that these are primarily required back-up facilities for outstanding 
commercial paper even if the amount exceeding such amounts can be used 
against general corporate purposes (about SEK 125m). These resources of SEK 
265m are considerably less than reported short-term debt (excluding 
commercial paper) of about SEK 940m. We forecast 2018 funds from 
operations of about SEK600m but we also estimate total investments just 
below SEK 800m in the same period. Still, we factor in a fairly high degree of 
management discretion in postponing or cancelling investments in order to 
support the liquidity profile, if needed.  

Although we regard Humlegården’s liquidity policy of maintaining cash and 
committed facilities at all times exceeding debt maturities within the next five 
months as supportive, we note that the current liquidity profile could limit 
Humlegården’s standing in the eyes of rating agencies which have strict criteria 
regarding liquidity sources and uses. Although a large part of the company’s 
assets is liquid and unencumbered, we assume that Humlegården over time will  
consider lengthening its liquidity policy and/or practices toward the 12 months 
required by, for example, S&P, in order to avoid a negative rating impact. 

The company’s loan documentation contains customary financial covenants, 
notably a maximum LTV of 70% and minimum interest coverage of 1.5x at 
group level. Covenant headroom is consequently ample. 

Accounting and adjustments 
Humlegården has reported according to IFRS since 2014. Interim financial 
reports are currently published on a semi-annual basis, but management 
intends to increase the reporting frequency and start publishing quarterly 
reports in the near term. The company does not publish “current earnings 
capacity”, a common disclosure among Swedish listed real estate companies. 
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We make no material adjustments to Humlegården’s account. Consequently, 
adjusted credit metrics do not deviate very much from reported metrics. 
Possible adjustments which we may implement in the future relate primarily to 
unfunded defined benefit liabilities, and capitalized interest. However, at the 
moment, the related amounts and associated adjustments are negligible. 

Adjusted key credit metrics 

 
Source: SEB Credit Research 
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Peer comparison 
We consider both Fabege and Wihlborgs to be close peers to Humlegården. All 
three companies focus on office properties in major metropolitan areas, and 
property yields and occupancy rates are at similar levels. Although both Fabege 
and Wihlborgs have considerably larger property portfolios than Humlegården, 
the latter’s credit metrics stick out as somewhat better. Fabege’s maturity 
profile is somewhat shorter than Humlegården’s. While Wihlborgs does not have 
a public rating, Fabege is rated Baa3/Stable by Moody’s. The rating agency 
considers Fabege’s short dated maturity profile as  a negative factor which 
weakens the rating position. Castellum and Balder also have public credit 
ratings but are much larger than Humlegården and with a more diversified 
portfolio composition. Again, Humlegården’s credit metrics are strong in 
comparison. Humlegården’s ownership profile is a relative strength compared 
with the companies in its peer group. 

Humlegården peer table (SEKm) 

Issuer Humlegården Fabege Wihlborgs Castellum Balder 
      
Rating N.R Baa3/Stable N.R, Baa3/Pos BBB/Stable 
Business risk profile N.R - - - Strong 
Financial risk profile N.R - - - Significant 
Property statistics 2017 2017 2017 2017 2017 
Property types Offices (75%) Offices (83%) Offices/retail (85%) Mixed commercial Resi/commercial 
Geographic focus Stockholm Stockholm Öresund region Sweden, Copenhagen Nordics 
MV of properties (SEKm) 22,050 57,889 38,612 81,078 98,360 
Rental income (SEKm) 1,056 2,280 2,275 5,182 5,915 
Reported yield 4.50% 4.36% 4.90% 5.50% 4.80% 
Lettable area (th sqm) 459 1,136 2,067 4,381 3,739 
No of properties / apartments 53 90 308 676 1148 
Occupancy rate commercial 94.3% 94.0% 93.0% 90.9% 96.0% 
Average commercial lease maturity (years) 4.2 4.4 3.9 4.0 7.4 

      
Financial stats 2017 2017 2017 2017 2017 
Reported average interest rate binding (years) 4.0 4.0 4.0 2.4 4.0 
Reported average capital binding (years) 3.5 2.5 6.2 2.7 5.5 
Reported equity ratio 50% 47% 35% - 37% 
Reported ICR 3.4x 3.2x 3.4x 3.9x 4.3x 

      
Credit metrics 2017 2017 2017 2017 2017 
Net debt / EBITDA (x) 11.8x 15.3x 12.3x 11.2x 14.9x 
EBITDA / net interest (x) 3.3x 2.9x 3.4x 3.9x 3.8x 
Gross LTV 38.9% 42.9% 53.5% 47.1% 57.6% 
Net LTV 38.3% 42.3% 53.0% 46.9% 56.0% 
Source: Company reports 

We could also consider continental, publicly rated issuers as peers. Befimmo 
S.A., for example, is rated BBB/Stable by S&P based on a “satisfactory” business 
risk and “intermediate” financial risk. Similar to Humlegården, Befimmo owns 
good-quality office assets with a large part located in CBD (in Brussels). 
Befimmo’s lease structure is much longer, but the portfolio size is similar to that 
of Humlegården at EUR 2.5bn. S&P considers Befimmo’s portfolio size to be 
relatively small and that it is exposed to high rent concentration. Befimmo has 
much stronger interest cover (due to higher-yielding properties combined with 
a strong reliance on commercial paper and consequently lower funding costs) 
and debt to EBITDA than Humlegården, but LTV is comparable. 
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Credit strengths Credit concerns 

● Low industry and country risk 

● Strong credit metrics 

● High asset quality 

● Favorable market fundamentals 

● Long-term owners and conservative financial policy 

  

● Focus on commercial real estate 

● Relatively small property portfolio 

● Tenant concentration and relatively short lease maturity 

● Exposed to refinancing risk 

● Exposure to property development  

  
  

 

Selected outstanding bonds 

 

Source: Bloomberg and SEB 

 

Relative value Key adjusted credit metrics 

  
Source: SEB, Bloomberg Source: SEB  

 

 

Issuer Sector Public Issue date Maturity date Cpn type Cpn Amount Spread/DM Recommendation
HUMLEGARDEN FASTIGHET Real estate N.R. 18/12/2017 18/12/2019 FIXED S+300 SEK400mn 65 N/A
HUMLEGARDEN FASTIGHET Real estate N.R. 28/05/2018 28/05/2021 FIXED S+315 SEK700mn 98 Marketweight
HUMLEGARDEN FASTIGHET Real estate N.R. 28/05/2018 28/05/2021 FLOATING S+316 SEK400mn 98 Marketweight
HUMLEGARDEN FASTIGHET Real estate N.R. 22/06/2017 22/06/2022 FLOATING S+317 SEK1050mn 122 N/A
HUMLEGARDEN FASTIGHET Real estate N.R. 22/06/2017 22/06/2022 FIXED S+318 SEK200mn 122 N/A

HUMFAS 0 3/8 12/18/19

HUMFAS 0 06/22/22

HUMFAS 1 1/2 06/22/22

AKFAST 1 1/8 10/04/21
WALLB 0 11/23/20

WIHLSS 0 06/22/20

WIHLSS 0 03/08/21

FABGSS 0 09/26/22

BALDER 0 1/2 11/20/20

BALDER 0 03/21/22

HUFVUD 1.2 12/08/21
HUFVUD 1.33 02/21/22

BALDER 0 01/19/23

CASTSS 0 08/12/20

CASTSS 0 03/01/21

CASTSS 0 10/04/21

LJGRB 0 03/21/22

LJGRB 0.743 04/19/21

HUMFAS 1.035 05/28/21

CASTSS 0 09/01/22

HUMFAS 0 05/28/21
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Financial statement summary - Adjusted numbers (SEKm) Revenues and EBITDA margin

Income statement 2016 2017 2018E 2019E
Revenues 981.5 1,056 1,235 1,322
EBITDA 621.2 712.8 823.8 879.1
Net income (reported) 1,390 1,749 683.4 571.3

Cash flow statement 2016 2017 2018E 2019E
Funds from operations (FFO) 401.3 430.6 616.5 666.6
Operating Cash Flow 421.3 442.3 616.5 666.6
Free Operating cash flow 1.4 -41.2 -176.5 -11.4
Pre-financing cash flow -190.0 -51.1 -176.5 -11.4

Balance sheet 2016 2017 2018E 2019E Adjusted net debt / EBITDA
Cash (and equivalents) 164.1 137.3 1,061 1,049
Total debt 7,870 8,579 9,679 9,679
Net debt 7,706 8,442 8,618 8,630
Equity 8,143 11,342 12,026 12,597
Total assets (reported) 18,170 22,498 24,458 25,183

Key credit metrics & ratios 2016 2017 2018E 2019E
Net debt to EBITDA (x) 12.4 11.8 10.5 9.8
Net debt to capital 49% 43% 42% 41%
FFO / Net debt 5% 5% 7% 8%
Equity ratio 45% 50% 49% 50%
Source: SEB and Humlegården financial reports Source: SEB and Humlegården financial reports
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Company description: Humlegården is a Swedish real estate company with a property portfolio that consists primarily of offices in the Stockholm Area 
(CBD, Solna, Hagalund, Globen). At YE2017, the property portfolio was valued at SEK 22bn (53 properties). The company also engages in development 
projects. 

Please note:  The data in several tables and charts in this document have been adjusted in line with common practice in the field of credit research. This 
mainly refers to adjustments of operating leases, pensions, derivatives and other contingent liabilities. For a detailed breakdown of the adjustments, 
please contact the author of this report. 

Profit & loss statement
(SEKm) 2015 2016 2017 2018E 2019E 2020E
Total revenues 915 982 1,056 1,235 1,322 1,392
Total expenses -366 -360 -343 -412 -443 -372
EBITDA 549 621 713 824 879 1,020
Depreciation 0 0 0 0 0 0
Intangibles amortisation 0 0 0 0 0 0
EBIT 549 621 713 824 879 1,020

Net interest expenses -238 -240 -219 -192 -204 -220
Value changes 1,581 1,402 1,704 244 58 -12
Other financial items 0 0 0 0 0 0

Reported pre-tax profit 1,892 1,783 2,198 876 732 788
Minority interests 0 0 0 0 0 0
Total taxes -414 -393 -449 -193 -161 -173

Net profit 1,478 1,390 1,749 683 571 615
EBITDA margin 60.0 63.3 67.5 66.7 66.5 73.3
EBIT margin (%) 60.0 63.3 67.5 66.7 66.5 73.3
Tax rate (%) 21.9 22.0 20.4 22.0 22.0 22.0
Growth rates y-o-y (%)
Total revenues 0.0 7.3 7.6 17.0 7.0 5.3
EBITDA n.a. 13.2 14.7 15.6 6.7 16.1
EBIT 0.0 13.2 14.7 15.6 6.7 16.1
Pre-tax profit 0.0 (5.8) 23.2 (60.1) (16.4) 7.7

Cash flow
(SEKm) 2015 2016 2017 2018E 2019E 2020E
FFO 318 401 431 616 667 791
Changes in working capital 128 20 12 0 0 0
Operating cash flow 446 421 442 616 667 791
Net capital expenditures -390 -420 -484 -793 -678 -284
Free operating cash flow 56 1 -41 -177 -11 507
Dividend paid 0 0 0 0 0 0
Acquisitions, divestments net -342 -191 -10 0 0 0
Pre-financing cash flow -286 -190 -51 -177 -11 507
Net loan proceeds 345 131 1,250 1,100 0 0
Share issue 0 0 0 0 0 0
Other 0 0 0 0 0 0
Net change in cash 59 -59 1,199 923 -11 507

Capex/sales (%) 42.6 42.8 45.8 64.2 51.3 20.4

Balance sheet
(SEKm) 2015 2016 2017 2018E 2019E 2020E
Cash and liquid assets 235 164 137 1,061 1,049 1,556
Other current assets 189 186 220 220 220 220
Long-term financial assets 0 0 0 0 0 0
Fixed tangible assets 15,698 17,820 22,140 23,178 23,913 24,185
Intangibles 0 0 0 0 0 0
Total assets 16,122 18,170 22,498 24,458 25,183 25,962

Interest bearing debt 7,738 7,870 8,579 9,679 9,679 9,679
Other liabilities 1,612 2,157 2,576 2,753 2,906 3,071
Minority interests 0 0 0 0 0 0
Shareholders' equity 6,772 8,143 11,342 12,026 12,597 13,212
Total liabilities and equity 16,122 18,170 22,498 24,458 25,183 25,962

Net debt (m) 7,503 7,706 8,442 8,618 8,630 8,123
Net debt/equity (%) 110.8 94.6 74.4 71.7 68.5 61.5
Equity/total assets (%) 42.0 44.8 50.4 49.2 50.0 50.9
Net debt/EBITDA (x) 13.7 12.4 11.8 10.5 9.8 8.0
EBITDA Interest cover 2.3 2.6 3.2 4.3 4.2 4.6

Main shareholders Management Company information
Name (%)   Votes Capital Title Name Contact
Länsförsäkringar Älvsborg Förvaltnings AB 13.9 13.9 COB Tomas Eriksson Internet www.humlegarden.se
Länsförsäkringar Liv Försäkringsaktiebolag ( 11.6 11.6 CEO Anneli Jansson Phone number +46 8 678 92 00
Dalarnas Försäkringsbolags Förvaltningsakti 9.9 9.9 CFO  Group Treasurer        Mikael Andersson 
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Authors' statement of independence (Analyst Certification) 
We, the authors of this report, hereby confirm that notwithstanding the existence of any potential conflicts of interest referred to herein, the views expressed 
in this report accurately reflect our personal views about the companies and securities covered. We further confirm that we have not been, nor are or will be, 
receiving direct or indirect compensation in exchange for expressing any of the views or the specific recommendation contained in the report. We are not 
registered or qualified as research analysts, representatives or associated persons under the rules of any US exchange, regulatory organization or State. 

This statement affects your rights  
This report is confidential and may not be reproduced, redistributed or republished by any recipient for any purpose or to any person. 

Recipients 
SEB Research is approved and issued by Skandinaviska Enskilda Banken AB (publ) (“SEB”), a bank organized under the laws of the Kingdom of Sweden, on 
behalf of itself and its affiliates for institutional investors. SEB is not a registered Broker-Dealer under the US Securities and Exchange Act of 1934. 

Use 
This research report is produced for the private information of recipients - if you are not a client of ours, you are not entitled to this research report, and should 
destroy it. The document is not, and should not be construed as, an offer to sell or solicitation of an offer to buy any securities. Opinions contained in the report 
represent the author's present opinion only and may be subject to change. In the event that the author's opinion should change or a new analyst with a 
different opinion becomes responsible for our coverage of the company concerned, we shall endeavour (but do not undertake) to disseminate any such 
change, within the constraints of any regulations, applicable laws, internal procedures within SEB, or other circumstances. If you are in doubt as to the meaning 
of the recommendation system used by SEB in its research, please refer to the "Disclaimer" section of SEB Research website, to which our clients are granted 
access.  

Good faith and limitations 
All information, including statements of fact, contained in this research report have been obtained and compiled in good faith from sources believed to be 
reliable. However, no representation or warranty, express or implied, is made by SEB with respect to the completeness or accuracy of its contents, and it is 
not to be relied upon as authoritative and should not be taken in substitution for the exercise of reasoned, independent judgement by you. Recipients are 
urged to base their investment decisions upon such investigations as they deem necessary. To the extent permitted by applicable law, no liability whatsoever 
is accepted by SEB for any direct or consequential loss arising from the use of this document or its contents. 

Distribution 
This research report has been prepared by SEB or its affiliates and is being distributed by SEB offices in Stockholm, Copenhagen, Oslo, Helsinki, Frankfurt, 
London, Tallinn, Vilnius, Singapore and Hong Kong. Research reports are prepared and distributed in Lithuania by AB SEB bankas and in Estonia by AS SEB 
Pank in accordance with the requirements of the local laws and Financial Supervision Authority’s conduct of business rules. It is being distributed in the United 
States by SEB Securities Inc. ('SEBSI'), a wholly owned subsidiary of SEB organized under the laws of the State of Delaware, USA. Any United States 
institutional investor receiving the report, who wishes to obtain further information or to effect a transaction in any security discussed in the report, should 
do so only through SEBSI and not its affiliates. Addresses and Phone numbers for each office can be found at the end of the report. 

The SEB Group: members, memberships and regulators 
SEB is a member of, inter alia, Nasdaq OMX Nordic, Oslo Stock Exchange, the London Stock Exchange, NYSE Euronext, Frankfurt Stock Exchange, Tallinn 
Stock Exchange as well as certain European MTF’s such as BATS-Chi-X, Turquoise, Burgundy, XUBS, POSIT and Sigma-X. SEB is regulated by 
Finansinspektionen in Sweden and, for the conduct of investment services business, in (i) Denmark by Finanstilsynet, (ii) Norway by Finanstilsynet, (iii) 
Finland by Finanssivalvonta, (iv) Germany by Bundesanstalt für Finanzdienstleistungsaufsicht, (v) the UK by the Financial Conduct Authority and Prudential 
Regulation Authority (details about the extent of our regulation by the Financial Conduct Authority and Prudential Regulation Authority are available from us 
on request), (vi) Estonia by the Estonian Financial Supervision Authority, (vii) Lithuania by the Bank of Lithuania, (viii) by the Monetary Authority of Singapore 
and (ix) Hong Kong by Securities and Futures Commission. SEBSI is a U.S. broker-dealer, registered with the Financial Industry Regulatory Authority (FINRA). 
SEBSI is a subsidiary of SEB. SEBSI is authorized to engage in the underwriting of securities but does not make markets or otherwise engage in any proprietary 
trading in any securities. 

SEB’s research reports are prepared in accordance with the industry standards and codes of conduct applicable to financial analysts in the countries where 
they are based. In Denmark, Finland, Norway and Sweden, analysts act in accordance with the rules of ethics of each country’s Society of Financial Analysts. 
Analysts comply with the recommendations and industry standards of the Danish, Norwegian and the Swedish Securities Dealers Associations and with those 
of the Federation of Finnish Financial Services. Analysts certified by the CFA Institute also comply with the Code of Ethics of the CFA Institute. The author of 
this report is not registered or qualified as a research analyst with FINRA and therefore may not be subject to the FINRA Rule 2241  restrictions on 
communications with a subject company, public appearances and trading securities held by a research analyst account. 

Prevention and avoidance of conflicts of interest 
All research reports are produced by SEB’s Research department, which is separated from the rest of its activities by an Information Barrier; as such, research 
reports are independent and based solely on publicly available information. Following standard practice, recommendations and target share prices are 
removed from research on companies which are the subject of public offers on which SEB is advising. The remuneration of staff within the Research 
department is determined exclusively by research management and senior management and may include discretionary awards based on the firm’s total 
earnings, including investment banking and markets (sales and trading businesses) income; however, no such staff receive remuneration based upon specific 
investment banking or markets transactions. SEB’s Compliance department monitors the production of research and the observance of the group's 
procedures designed to prevent any potential conflicts of interest from affecting the content of research; the latter are described in greater detail in the 
"Statement of Policies for dealing with potential conflicts of interest surrounding our Research activities" which is available on our SEB Research website. 
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Your attention is also drawn to the fact that: 
The current market price of the securities shown in this report is the price prevailing at the close of the business day preceding the date of publication, save 
where such price was more than 5% different from the price prevailing as at the time of publication, in which case it is the latter. 

Unless explicitly stated otherwise in this report, SEB expects (but does not undertake) to issue updates to this report following the publication of new figures 
or forecasts by the company covered, or upon the occurrence of other events which could potentially have a material effect on it. 

The securities discussed in this research report may not be eligible for sale in all countries, and such securities may not be suitable for all types of investors.  
Offers and sales of securities discussed in this research report, and the distribution of this report, may be made only in countries where such securities are 
exempt from registration or qualification or have been so registered or qualified for offer and sale, and in accordance with applicable broker-dealer and 
agent/salesman registration or licensing requirements. 

Additional recommendation history for the issuer is available at https://research.sebgroup.com/credit 

Specific disclosures for institutional investors 
The analysis and valuations, projections and forecasts contained in this report are based on a number of assumptions and estimates and are subject to 
contingencies and uncertainties; different assumptions could result in materially different results. The inclusion of any such valuations, projections and 
forecasts in this report should not be regarded as a representation or warranty by or on behalf of the SEB Group or any person or entity within the SEB Group 
that such valuations, projections and forecasts or their underlying assumptions and estimates will be met or realized. Past performance is not a reliable 
indicator of future performance. Foreign currency rates of exchange may adversely affect the value, price or income of any security or related investment 
mentioned in this report.   

Company specific disclosures and potential conflicts of interest: 
A member of, or an entity associated with, SEB or its affiliates, officers, directors, employees or shareholders of such members (a) is not, and has never been, 
represented on the board of directors or similar supervisory entity of Humlegården, (b) has from time to time bought or sold the securities issued by the 
company or options relating to the company, and (c) SEB does not hold any short / long position exceeding 0.5% of the total issued share capital of 
Humlegården as of 30 Jun 2018. 
 
Within the past 12 months, SEB or its affiliates acted as Lead or Co-Lead Manager in a public offering of securities of Humlegården or an affiliate. 
 
SEB or its affiliates is, or has within the last 12 months been or expects in the next 3 months to be, party to an agreement relating to the provision of investment 
banking services to Humlegården  or an affiliate, or has received from it fees or the promise of fees in respect of such services. 
 
The analyst(s) responsible for this research report (jointly with their closely related persons) hold(s) 0 shares in Humlegården and do(es) not have holdings 
in other instruments related to the company. 
 
Explanation of Credit Research recommendations: 
SEB derives its Recommendations from its appraisal of the credit quality of the issuer (itself derived from business risk profile and financial risk profile and 
from other factors). 

SEB uses the following recommendation system for the corporate bond market: 

Overweight – over the next six months we expect a position in this instrument to exceed the relevant index, sector or benchmark. 

Marketweight – over the next six months we expect a position in this instrument to perform in line with the relevant index, sector or benchmark. 

Underweight – over the next six months we expect a position in this instrument to underperform the relevant index, sector or benchmark. 

SEB uses the following recommendation system for CDS spreadsheets: 

Buy – we expect the CDS to outperform the sector performance 

Neutral – we take a neutral view on the CDS, and do not recommend either a buy or sell 

Sell – we expect the CDS spreads to underperform the sector performance. 

Definitions of SEB’s assessments of creditworthiness can be found on our website: https://taz.vv.sebank.se/cgi-
bin/pts3/mc6/MB/research.nsf?opendatabase&login 

Credit Watch Negative – When an identifiable event or short term trend has occurred and when additional information is needed to evaluate the impact on 
the assessment of credit worthiness but the likely outcome is a negative change. 

Credit Watch Positive - When an identifiable event or short term trend has occurred and when additional information is needed to evaluate the impact on 
the current assessment of credit worthiness but the likely outcome is a positive change. 

Credit Watch Developing – When an identifiable event or short term trend has occurred and when additional information is needed to evaluate the impact 
on the current assessment of credit worthiness and the likely outcome is uncertain 
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Methodology 
SEB’s Credit Research makes it assessment of the creditworthiness of an issuer based on the assessment of an issuer’s business risk profile as well as its 
financial risk profile. The business risk profile includes country risk, industry risk, competitive position, and profitability. The financial risk profile includes 
financial policies, accounting, cash flow adequacy, capital structure and liquidity. The outcome of the assessment of the two risk profiles is weighed together 
for a final overall assessment. 

 In addition to SEB’s credit assessment of creditworthiness, other factors considered in a particular issuer include the credit ratings assigned to a specific 
issuer by independent agencies, the value and market price of its securities, macroeconomic factors such as interest rates, promised coupon or yield of the 
specific instruments, and historical spread developments. 

Credit Research Distribution (as of 1 Mar 2018) 
 A* B* 
Overweight  15.9%  6.8% 
Marketweight  69.7%  38.4% 
Underweight  14.4%  6.2% 

A* denotes recommendations for all companies covered 
B* denotes recommendation for companies to which SEB has provided investment banking services in the last 12 months. 
 
Recommendation History 

Instrument  Recommendation Date 
Heimstaden 16 Sep 2019 3mS+300 Marketweight 05 Jul 2018 
Heimstaden 18 May 2021 3mS+315 Marketweight 05 Jul 2018 
 
Recommendation changes by SEB Credit Research Analysts in the subject company over the past 12 months. If no recommendation changes were made in 
that period, the most recent change is stated. 
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