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Humlegården 
Prime property 
• A small but high-quality property portfolio 

• Part of LF Alliance 

• Focus on sustainability 

Well positioned with prime properties 
With properties primarily located in Stockholm’s East City and 
Solna/Sundbyberg, Humlegården is one of the most focused Swedish 
commercial real estate companies. Its portfolio is focused on offices, but it also 
includes a significant proportion of retail assets and restaurants.  

Wholly owned by the LF Alliance 
Humlegården is wholly owned by LF Alliance, an insurance group. In our view, 
Humlegården’s ownership structure is a supportive credit factor and results in 
a risk-averse and stable long-term strategy.  

Ready for bond markets with new MTN programme  
Humlegården has established a medium-term note (MTN) programme. The 
company has incorporated its sustainability work into its funding and has 
established a green bond framework with a second opinion from Cicero. The 
company currently has no bonds outstanding and we have no recommendation 
for Humlegården. We plan to initiate a recommendation as soon as practical 
after the company has issued notes.  
 
Johan Sahlström, +46 8 463 4537, josa23@handelsbanken.se 

Public ratings 
  

No public ratings 

 

Company data 
Web address: www.humlegarden.se 

CEO: Anneli Jansson 

CFO: Per Wange*  

*Acting 

Key figures 
(SEK m)  2016 2015¹ 2014¹ 2013¹ 
Revenues 982 915 858 750 
Income from property management 665 588 545 464 
EBIT (not including value changes)  621 549 526 450 
Change in property value 1,510 1,527 494 45 
FFO 401 318     
Equity 8,143 6,772 5,295 4,985 
Gross debt 7,870 7,738 7,393 7,326 
Net debt 7,706 7,503 7,217 7,168 
Property value  17,806 15,563 13,247 12,527 
Total assets 18,170 16,122 13,918 13,116 
          
Net debt/Equity, x 0.9 1.1 1.4 1.4 
EBIT/rental income, % 63 60 61 60 
Equity ratio, % 45 42 38 38 
Interest coverage, x² 2.6 2.3 2.1 2.1 
FFO/debt % 5.1 4.1     
Debt/EBIT, x 12.7 14.1 14.1 16.3 
Net debt / market value of properties, % 43 48 54 57 
Gross debt to total assets, % 43 48 53 56 
Vacancy rate, % 7.5 7.9 8.3 11.6 
Secured financing / total assets, %³ 36 48 53 56 

Source: Company reports and Handelsbanken Capital Markets 
Notes: (1) pro forma combining Humlegården I-III, (2) provided by company, (3) estimated 

Value distribution, 2016 (SEKm) 

 

Source: Humlegården 
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About Humlegården 
Humlegården’s credit profile benefits from its prime commercial property portfolio and from being part of a 
major insurance group.  

Humlegården is a Swedish commercial property company with about half of its 
portfolio in central Stockholm and the majority of the balance in Solna/Sundbyberg, 
northwest of central Stockholm. Humlegården is wholly-owned by the 
Länsförsäkringar Alliance (LF Alliance). LF Alliance is a financial group mainly 
involved with insurance and banking.  

The Länsförsäkringar Alliance  
Sweden-based LF Alliance is a group that provides non-life insurance through 23 
regional mutual insurance companies. LF Alliance also includes a mortgage bank 
(LF Hypotek), a life insurance company, a property and casualty (P&C) insurance 
company, a consumer credit company, an asset management and a universal bank, 
LF Bank.  

The intermediate holding company, LF AB, has a central role in LF Alliance (Figure 
1). LF AB is owned by the 23 regional mutual insurance companies and has a 
number of subsidiaries, including a 8.6% stake in Humlegården. Several LF Alliance 
entities are publicly rated. The intermediate holding company, LF AB, is rated A3 
and A- by Moody’s and S&P respectively. The P&C insurer, LF Sak, is rated A2 and 
A, while LF Bank is rated A1 and A respectively by the two rating agencies.  

Figure 1: The LF Alliance 

 

Source: Länsförsäkringar Alliance  

23 regional mutual 
insurance companies 

Several LF Alliance 
entities are publicly 
rated 
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LF Alliance and Humlegården 
Humlegården is owned by 19 of the regional mutual insurance companies and LF 
Sak (Table 1). We view Humlegården as an important financial investment for LF 
Alliance. As an insurance group, LF Alliance has an inherent investment need. 
However, Humlegården differs from most subsidiaries in that it does not carry “LF” 
as part of its name. We believe the subsidiaries involved with banking- and 
insurance-related activities are both operationally more integrated and more 
strategically important to the group than Humlegården.  

Nevertheless, we factor in some ownership support to our credit view, as we believe 
that the group is likely to be forthcoming with support if Humlegården ever faced 
financial difficulties. We also note that all of Humlegården’s bank financing includes 
change of control language.  

Table 1: Ownership  

 
 

Source: Humlegården 

Property portfolio 
At the end of 2016, Humlegården owned 52 properties with a market value of 
SEK 17.8bn. The portfolio is concentrated in Stockholm and, more specifically, five 
local markets: East City, Solna Strand, Sundbyberg, Hagastaden and Hagalund 
(Figure 6). In practice, about half (48%) of the portfolio is located in East City (i.e. 
Stockholm’s central business district) and the balance is mostly located in and 
around Solna and Sundbyberg, which are north-west of central Stockholm. The 
portfolio in East City consists of 14 properties with very low vacancies (1.9%). The 
city portfolio is dominated by office space (80% of rental value), followed by retail 
and restaurants (14%).  

The nine properties in Solna/Sundbyberg, which are valued at SEK 6.8bn and 
represent 39% of the portfolio’s total market value, have a higher vacancy rate 
(8.2%). The portfolio is dominated by offices (74%), followed by 18% from “other” 
(mainly industry and logistics) and garages (6%). Humlegården also has two 
properties outside of East City and Solna/Sundbyberg that are booked at a combined 
value of SEK 1.1bn and which consist mainly of offices.  

LF company Ownership share
Älvsborg 15.7%
Dalarna 11.2%
LF Sak 8.6%
Bergslagen 7.7%
Östgöta 6.8%
Södermanland 6.3%
Göteborg och Bohuslän 6.3%
Jönköping 5.9%
Kalmar 5.1%
Uppsala 3.8%
Halland 3.8%
LF Göinge- Kristianstad 3.8%
Jämtland 2.8%
Skåne 2.8%
Västernorrland 2.4%
Blekinge 2.2%
Kronoberg 1.6%
Gotland 1.5%
Norrbotten 0.9%
Värmland 0.7%

Does not carry “LF” 
as part of its name 

52 properties with a 
market value of 
SEK 17.8bn 
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In our opinion, the location and quality of the core property portfolio range from good 
to very good. Together with Fabege, we view Humlegården as the most 
geographically focused major real estate company in Sweden. On the downside, the 
company’s portfolio is smaller than the largest players in the Swedish commercial 
property market, so portfolio diversification is lower than for peers. In addition to 
managing its own properties, Humlegården manages property worth SEK 4.8bn on 
behalf of other LF Alliance companies. 

Figure 2: Distribution of rental value by region of Stockholm 
 

 

 

 

 

 

 

 
Source: Humlegården 

Projects and development properties 
Humlegården is more oriented toward development than most of its peers. The 
company aims to achieve a property portfolio of SEK 20bn by 2020. While the target 
originally in 2015 seemed to imply significant investments in projects and 
developments, and some acquisitions, the target has in practise become 
unchallenging due to a total of SEK 3bn of valuation gains in 2015 and 2016. It now 
seems likely that the company’s portfolio will be close to the 2020 target as soon as 
by the end of 2017.  

Humlegården’s total development portfolio is nevertheless large relative to the 
company’s size, although investments will be spread out over time in practice and 
the risks will be partially mitigated by pre-lettings. As of year-end 2016, 
Humlegården’s development property development portfolio accounted for 7% of the 
portfolio value, 18.5% of the area and 10% of the total rental value. 

Humlegården owns 24 properties, or about 70% of the properties in the development 
area Hagalund, just north-west of central Stockholm. As of year-end 2016 the 
portfolio had a book value of SEK 0.9bn. In March 2017 it was decided that the new 
“yellow” subway line will have a station in Hagalund (planned to begin traffic in 2024). 
This will likely boost the value of Humlegården’s development portfolio in the area. 
Because the planning process for the area is still in the early stages, we do not 
expect any significant investments in the area for at least several years.  

As of May 2017 Humlegården has three active projects, including two new building 
projects, in Solna Strand: Grow, a large office building, and the nearby Grow Hotel. 
The estimated combined investment value is SEK 1,240m, with risks mitigated by 
significant pre-letting (100% for the hotel and 68% for the office property as of year-
end 2016). In April 2017 Humlegården also received the final go-ahead for a 
combination of a new buildings and redevelopment of the Astoria property, which 
previously included a cinema (in Östermalm, central Stockholm). We estimate that the 
project value for the property (which will be split into three different properties) will be 
well below SEK 1bn, and the bulk of that investment will take place in 2018 and 2019.  

Geographically 
focused but less 
diversified 

 
 
Offices are 80% of 
East City value (left) 
 
 
And 74% of Solna 
Strand/Sundbyberg 
(right) 

Aims to reach a 
property portfolio of 
SEK 20bn by 2020 

Three active projects  
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Humlegården’s total investment volume amounted to SEK 420m in 2016, 
corresponding to a manageable 2.7% of the existing property portfolio’s value. In our 
view, the volume of investments in new projects and redevelopment projects is likely 
to remain at about the same level as in 2016 through 2017 and 2018. Net 
acquisitions amounted to about SEK 300m in both 2015 and 2016.  

Figure 3: Lettable area, 2016 
 

 

 

 

 

 

 

 

Source: Humlegården 

Figure 4: Portfolio value bridge, 2016 

 

Source: Humlegården  

 

 

 

 

 

 

Solna strand and 
Sundbyberg account 
for 54 % of the 
lettable area 

Unrealised value 
changes added 9.7% 
to the portfolio value 
in 2016 
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Figure 5: Vacancies and valuation yield, 2016 
 

 

 

 

 

 

 

 

Source: Company reports  

While Humlegården’s portfolio is focused on offices (77%), it also includes retail 
assets, restaurants, garages and other property. Humlegården is smaller than peers 
such as Vasakronan, Fabege and Atrium Ljungberg, but it commands a strong 
position within the Stockholm office market.  

The company’s average valuation yield was 4.7% at the end of 2016, putting it close 
to main peers Atrium Ljungberg, Fabege and Vasakronan but behind 
Hufvudstaden’s super-prime portfolio at 3.9%. Humlegården’s vacancy rate of 7.5% 
at the end of 2016 compares unfavourably to peers, mainly because it has a large 
development portfolio with high vacancies (excluding the development portfolio 
Humlegården’s vacancy rate was 5.1%).  

Figure 6: Property portfolio value, breakdown by area (mSEK) 
 

 

 

 

 

 

 

 

 
 
Source: Humlegården 

  

Yields are close to 
main peers but 
vacancies are higher  

Stockholm’s East 
City accounts for 
nearly half of the 
value 
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Figure 7: Property portfolio, breakdown in types 

 

Source: Humlegården 

Customers  
Humlegården has a less-diversified tenant base than its larger peers, although we 
do not regard that as a major concern given that its top tenants have high 
creditworthiness. Swedbank (rated Aa3/stable and AA-/negative by Moody’s and 
S&P respectively) is the group’s largest tenant; the bank’s head office accounts for 
ca 8% of Humlegården’s total area. The company’s second and third largest tenants 
are government entities.  

Table 2 The 10 biggest customers  

 
Source: Humlegården  

Funding and financial policy  
For some time, Humlegården has been in the process of refinancing and redesigning 
its debt profile. As part of the process, the group’s financial policies and funding 
sources have been reviewed.  

As part of those efforts, Humlegården is diversifying its funding sources (which have 
historically consisted of group-internal mortgage loans and mortgage bank debt). 
The company established a SEK 2.5bn commercial paper (CP) programme in 2016, 
under which SEK 1,402m was outstanding at the end of 2016. At that point, group-
internal mortgage loans from LF Liv amounted to SEK 1.7bn, but those loans mature 
in 2017. Humlegården has also established a MTN programme.  

The company’s new SEK 4bn MTN programme contains change of control language 
that awards investors with a put if the ownership of Humlegården by companies in 
the insurance group falls below 90%. The bank financing also contains change of 

Sw edbank
Arbetsförmedlingen
Skatteverket
Cepheid AB
Marguet Critical Care AB
Hannes Snellman Advokatbyrå AB
EQT Partners AB
Advokatf irman Cederquist KB
Elgiganten AB 
Catella Brand AB

Portfolio dominated 
by office property  

Top tenants have high 
creditworthiness 

Diversifying its 
funding sources 
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control language with the level set at 90%. However, the company’s SEK 2.5bn 
commercial paper programme contains no such language.  

Figure 8: Funding (year-end 2016) 

 

Source: Humlegården  

The company has a number of financial policies that govern its funding and capital 
structure, including:  

• A loan-to-value (LTV) of between 45% and 55% (“below 60%” previously). At the end of 
2016, the LTV was a touch lower, at 44%.  

• An interest coverage ratio of at least 2.0x (2.6x at the end of 2016).  

• Average loan maturity of at least 2.0 years (2.1 at the end of 2016) and no more than 35% 
of loans maturing within 12 months (41% at the end of 2016 related to the refinancing 
process). 

According to policy, all loans maturating within 12 months must be matched by liquid 
assets and unused but committed credit facilities. That did not apply at the end of 
2016, but it will be the case during spring 2017, according to comments made in the 
group’s annual reports. The company’s financing is further subject to covenants, 
including interest coverage of 1.5x and an LTV of 70%.  

Humlegården’s actual and targeted LTV makes it a moderately leveraged 
commercial property company relative to peers. However, the company’s policy of 
operating with a relatively large proportion of short-term debt leads to refinancing 
risk. The company’s ownership directive (see below) stipulates that returns 
generated should be reinvested, not paid as dividends.  

Governance and ownership clause 
The company’s strategic direction is governed by an ownership directive. The 
ownership directive has been rewritten in recent years to now specify that: 

• The group shall own, manage and develop its own properties 

• The group’s properties should be located in attractive office areas of Stockholm, although 
other property types may be owned from time to time to support the offices 

• Operations should be managed “carefully” with a long-term view (of at least 10 years). 
Over the an economic cycle, the return on net asset value should be 8% annually  

• The group should act sustainably  

The LTV target  
has been lowered to 
45-55%  

Moderate leverage 
relative to peers 
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• Should be a long-term holding and act as a listed company aimed at building the brand; it 
should also have alternatives to bank financing and have benchmarking opportunities  

Our view is that the ownership structure combined with the strategic process of being 
governed by the ownership directive effectively results in the company’s strategy being 
very stable. Humlegården was consolidated into a single company on January 1, 2016; 
it had previously consisted of three legal entities (Humlegården I-III).  

Humlegården’s MTN programme (and bank financing) include change of control 
clauses that allow investors to put bonds if companies within the LF Alliance cease 
to own 90% or more of Humlegården.  

Transparency  
As a privately-owned company that until recently had no tradable debt, Humlegården 
has not focused on providing transparent information to external parties. Until the 
end of 2015, the group legally consisted of three different groups: Humlegården I-III. 
On January 1, 2016 Humlegården became a consolidated group. IFRS reporting was 
introduced in 2014. While the company is rapidly improving its disclosure, its 
transparency continues to lag that of publicly listed peers. Financial reporting will be 
provided on a semi-annual basis starting as of 2017.  

Sustainability  
Sustainability is an integral part of Humlegården’s overall strategy, as stated in its 
ownership directive. The company has schemes covering new buildings and 
redevelopments. Humlegården works with Breem-In-Use environmental and 
sustainability certification for existing properties and Miljöbyggnad for new 
properties. The number of certified properties was 22 as of year-end 2016, which 
was up from 11 at the end of 2015.  

The company also has initiatives for improving waste management and an app for 
monitoring energy utilisation; it also runs an electric bus to shuttle people to and 
from Hagalund during peak hours. In June 2017 the company established a new 
green bond framework with a second opinion from Cicero.  

Asset encumbrance  
Humlegården had pledges amounting to SEK 6,476m, or 36% of its total assets, at 
the end of 2016. In practice, pledges match bank loans closely. We expect bond 
issuance to lead to a significant decline in asset encumbrance already in 2017. In 
our view, Humlegården is likely to see a continued decrease in the relative share of 
encumbered assets over the next 1-2 years.  

Financial goals 
Humlegården has five strategic priorities, of which the two most financially-oriented 
ones are: 

• To reach SEK 20bn of assets by 2020 

• To generate a net asset value (NAV) return of 8% 

In addition, the company also regularly establishes shorter-term goals for income 
from property management. The company targets income from property 
management of SEK 712m in 2017, compared to SEK 655m in 2016.  

A new target for 2017 is average annual project gains of SEK 100m. Another target 
is for the company’s credit worthiness to be “at least investment grade.” 

Very stable company 
strategy 

Rapidly improving 
its disclosure 

Sustainability is an 
integral part of 
overall strategy 

Pledges match bank 
loans almost 
perfectly 
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Credit view  
Smaller and less diverse than most peers we cover, but with a high-quality portfolio and a supportive ownership 
structure, Humlegården compares favourably to most peers, in our view.   

The key credit factors as we see them for Humlegården are:  

Credit supportive 
• A high-quality property portfolio  

• Moderate leverage 

• Implicit support from LF Alliance 

• Stable and risk-averse strategy 

• Strong underlying property and rental markets  

Credit weaknesses 
• Relatively small company with a concentrated portfolio 

• Disclosure and transparency lagging behind the best (although improving)  

• Project and redevelopment risks 

• Significant (although declining) asset encumbrance 

• Significant reliance on short-term debt  

Peers  
We view Fabege as Humlegården’s closest peer in terms of portfolio composition. 
The companies have a similar geographical footprint and both companies have 
significant development activities. Other close peers include Atrium Ljungberg, 
Vasakronan and Hufvudstaden, in our opinion.  

Other main Swedish peers that we cover include Atrium Ljungberg (Market Perform), 
Balder (Market Perform), Castellum (Outperform), Fabege (Market Perform), 
Hufvudstaden (Outperform), Vacse (Outperform), Vasakronan (Underperform) and 
Wihlborgs (Market Perform). 

During late 2016 and early 2017, public ratings become more common in the sector, 
with Atrium Ljungberg (Baa2/nr) and Balder (Baa3/BBB) taking that route.  

Humlegården mentions another insurance-owned property company, Skandia 
Fastigheter, as a key peer. Skandia Fastigheter is larger and has wider diversification 
in terms of geography and property types. We note that Skandia Fastigheter is wholly-
owned by Skandia’s life insurance arm and that the company mainly relies on financing 
from its owners. It is interesting that LF Alliance has chosen a different approach (i.e. 
financing its property company with group-external debt). 

Portfolio quality 
The companies we have selected for our peer group table (Table 3) generally have 
high-quality assets. In our view, Humlegården sits in the middle of the group, with 
only Hufvudstaden having a clearly higher-quality portfolio and only Castellum 
having clearly lower asset quality. We view Atrium Ljungberg, Fabege, 
Hufvudstaden, and Vasakronan as the closet peers from a portfolio view. In practice, 
all companies in our peer group except Balder and Castellum have portfolios that 
are closely linked to central Stockholm office property.  

Fabege is a close 
peer for portfolio 
composition  

Humlegården views 
Skandia Fastigheter 
as a key peer 

Humlegården’s asset 
quality sits in the 
middle of the peer 
group, in our view 
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Humlegården is smaller than its peers, but size is not emphasised in our credit view. 
There are different views about the merits of size and diversification. While rating 
agencies value large and diversified portfolios, we are unconvinced that a SEK 40bn 
portfolio of Stockholm offices is much more stable than a SEK 20bn portfolio of 
similar properties. Once a portfolio gets beyond a certain size and individual 
properties or customers no longer represent genuine single exposures, the benefits 
of scale are fairly limited, in our view. Also, while diversification is useful, it comes at 
the price of less detailed knowledge about local markets and lower scale benefits in 
a particular market.  

Table 3: Peer group comparison (data as of year-end 2016) 

 
Source: Company reports, Moody’s and S&P 
Note: 1) Target according to company definition, Moody’s and S&P according to their own definitions and actual 
defined as total interest bearing debt vs. total assets; 2) Balder company reports, other companies estimated by HCM  

Vacancies  
While low vacancies are desirable, companies with a high degree of construction 
and development activities tend to have higher vacancies as part of the business 
process, without it becoming a major problem. However, cases where a company 
has structural vacancies (i.e. its properties are half-empty year in and year out) are 
a different story. While we think that Humlegården could (and should) achieve lower 
vacancies in the current strong market, we are not overly concerned about the 
vacancy rate. In practice, fairly high vacancies are likely to remain for some time 
because it will take time for the company to work through its current development 
portfolio. At the end of 2016, development properties had an economic vacancy rate 
of 28%. Excluding those properties sharply reduces the company’s vacancy rate to 
5.1%, from 7.5%, for the entire company.  

LTV, targets and actuals 
A growing number of companies have established explicit LTV targets in addition to 
equity-to-asset ratios, which have historically been popular in Sweden. We look 
closely at leverage as a useful measure of risk in the property sector, especially in 
relation to asset quality. In addition to being useful in its own right, we find it 
interesting when targets and actuals differ meaningfully. Rating agencies may also 
have their own targets for leverage, adding further complexity to the subject.  

The trend in the sector is for lower actual leverage and lower targets. Over the past 
few years, several of the companies that we cover have cut their leverage targets, 
including Balder and Fabege. Humlegården has also done so. Surging property 

Company Assets Vacancies LTV¹ Secured 
financing to 
assets²

Rating (s)

Atrium Ljungberg Split betw een off ice and retail mainly 
in and around Stockholm.  High 
quality. 

7% Target (company): < 50%            
Moody's < 45%               
Actual: 41%

23.5% Moody's: Baa2

Balder Ca 60% of consolidated assets are  
residential but otherw ise mixed 
assets types. Large portfolio and 
geographically w ell diversif ied. 

5% Target (company): < 55%                               
Moody's < 55%                          
Actual: 54%                                 
S&P: <60%

39.6% Moody's: Baa3             
S&P: BBB

Castellum Secondary assets, large and 
geographically diverse portfolio

8.7% Target (company): < 55%                    
Actual: 49%

27% No rating

Fabege High quality commercial in and around 
Stockholm

6% Target (company): < 55%       
Actual: 44%

32% No rating

Hufvudstaden Prime commercial, mainly Stockholm 3.9% Company: > 40% equity 
ratio                                                  
Actual: 18%

8% No rating

Humlegården High quality commercial in and around 
Stockholm

7.5% Target (company): < 55%                    
Actual: 43%

36% No rating

Vasakronan High quality commercial w ith ca 60% 
in and around Stockholm

5.8% Target (company): < 60%                     
Actual: 45%

13% No rating

Size is not 
emphasised in our 
credit view 

Needs to work 
through its current 
development 
portfolio 

A growing number of 
companies have 
established explicit 
LTV targets 

The trend is for 
lower actual leverage 
and lower targets 
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values have enabled leverage to be reduced without any real reduction in debt. 
Therefore, measures of earnings relative to debt (for instance debt/EBITDA) have in 
many cases deteriorated as LTVs have fallen.  

In our view, debt/EBTIDA is a not an especially useful measure of leverage in the 
sector. It tends to favour high-yielding properties and says little about refinancing 
risk, which is typically the main risk in the sector. Also, property companies with 
strong cash flow need long periods of time to meaningfully reduce debt using cash 
flow anyway.  

All companies in the peer group table now have LTV targets of “less than 55%” or 
better, except Vasakronan, which has a <60% target (or, more specifically, a 45-60% 
range). Humlegården reduced its previous 60% LTV target to a 45-55% range ahead 
of tapping the bond market for the first time.  

Secured financing 
A sector trend is for unsecured funding to gradually replace secured financing. As 
absolute leverage is generally falling, the decline in secured-debt-to-assets can be 
rapid. We find it interesting that rating agencies have shifted focus in recent years 
toward unencumbered assets and away from share of secured debt. To us, that 
makes a lot of sense given that unencumbered assets can be an important source 
of liquidity.  

How far companies have come in lowering secured debt often correlates with how 
long they have been active in the bond market and total leverage. Balder, Fabege 
and Humlegården have the highest share of secured financing (above 30%) in the 
peer group, although we expect those figures to gradually decline for all three ahead. 
Looking at pledged assets Humlegården scores better, as there is no meaningful 
overcollateralisation relative to loan volumes.  

Debt/EBTIDA tends 
to favour high-
yielding properties 

Unsecured funding 
gradually replacing 
secured financing 
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Credit research disclaimer 
Recommendation structure and allocations  
Handelsbanken Capital Markets Credit Research (HCM) employs a three-graded recommendation scale. The recommendations reflect 
the analyst’s assessment of the bond’s total return on a 12-month time horizon in relation to a relevant benchmark. The 
recommendations amongst companies under coverage and amongst companies under coverage for which Handelsbanken has 
provided investment banking services in the past 12 months are listed below: 
 

 
Source: Handelsbanken Capital Markets, as per 07/06/2017  
 
Recommendations are continuously reviewed by the analyst and monitored by the Research Management and will be updated and/or 
refreshed regularly. The rationale behind a change in recommendation will be explained in such a refresher/update.  
 
A list of all recommendations made by investment research during the preceding 12-month period is available here: 
https://www.researchonline.se/desc/crecitrechist.  
 
Unless otherwise specified, prices and spreads mentioned in this report refer to the closing price of the previous day. 
 
Risk warning 
All investments involve risks and investors are encouraged to make their own decision as to the appropriateness of an investment in any 
securities referred to in this report, based on their specific investment objectives, financial status and risk tolerance. The historical return 
of a financial instrument is not a guarantee of future return. The value of financial instruments can rise or fall, and it is not certain that 
you will get back all the capital you have invested. At times, the expected total returns may fall outside of the above stated expectation 
because of price movement and/or volatility. Such interim deviations from specified expectations will be permitted but will become 
subject to review by Research Management. 
 
Valuation and methodology  
Handelsbanken Capital Markets provides investment research as defined in Article 24(1) of Directive 2006/73/EC(4) Commission 
Directive 2006/73/EC of 10 August 2006. Investment recommendations are based on one or more methods of valuation, such as cash 
flow analysis, recovery assignments, sector performance, market movements, etc. The recommendations reflect the analyst’s 
assessment of the expected total return on the instrument compared to the relevant benchmark (i.e. the expected return on a relevant 
benchmark with regard to similar credit quality, sector, currency, maturity, seniority, documentation, etc.). This assessment is not based 
on a proprietary HCM model and the basis for the analyst’s assessment is dependent on the characteristics of the sector and the 
company and a multitude of fundamental and timing factors are incorporated. The recommendation is made in total return terms relative 
a relevant benchmark on a 12-month time horizon and takes into account risks related to the investment. The recommendations do not 
represent the analyst’s or the bank’s assessment of the company’s fundamental value or quality. For more detailed information about 
the valuation and methodology please consult the Handelsbanken Capital Markets website: 
https://www.researchonline.se/desc/creditmethod.  
 
Research disclaimers  
Handelsbanken Capital Markets, a division of Svenska Handelsbanken AB (publ) (collectively referred to herein as ‘SHB’), is 
responsible for the preparation of research reports. SHB is regulated in Sweden by the Swedish Financial Supervisory Authority, in 
Norway by the Financial Supervisory Authority of Norway, in Finland by the Financial Supervisory Authority and in Denmark by the 
Danish Financial Supervisory Authority. All research reports are prepared from trade and statistical services and other information that 
SHB considers to be reliable. SHB has not independently verified such information and does not represent that such information is true, 
accurate or complete. Accordingly, to the extent permitted by law, neither SHB, nor any of its directors, officers or employees, nor any 
other person, accept any liability whatsoever for any loss, however it arises, from any use of such research reports or its contents or 
otherwise arising in connection therewith.  
 
In no event will SHB or any of its affiliates, their officers, directors or employees be liable to any person for any direct, indirect, special or 
consequential damages arising out of any use of the information contained in the research reports, including without limitation any lost 
profits even if SHB is expressly advised of the possibility or likelihood of such damages.  
 
The views contained in SHB research reports are the opinions of employees of SHB and its affiliates and accurately reflect the personal 
views of the respective analysts at this date and are subject to change. There can be no assurance that future events will be consistent 
with any such opinions. Each analyst identified in this research report also certifies that the opinions expressed herein and attributed to 
such analyst accurately reflect his or her individual views about the companies or securities discussed in the research report.  
 
Research reports are prepared by SHB for information purposes only. The information in the research reports does not constitute a 
personal recommendation or personalised investment advice and such reports or opinions should not be the basis for making 
investment or strategic decisions. This document does not constitute or form part of any offer for sale or subscription of or solicitation of 
any offer to buy or subscribe for any securities nor shall it or any part of it form the basis of or be relied on in connection with any 
contract or commitment whatsoever. Past performance may not be repeated and should not be seen as an indication of future 
performance. The value of investments and the income from them may go down as well as up and investors may forfeit all principal 

Recommendations: definitions and allocations

HCM recommendation¹ HCM universe unsecured² HCM universe secured² IB services³

Outperform 22% 20% 7%

Market perform 69% 80% 28%

Underperform 9% 0% 6%
1 Recommendation definitions: 
   Outperform: Over the next 12 months, the bond’s total return is expected to exceed the total return of the relevant benchmark
   Market perform: Over the next 12 months, the bond’s total return is expected to be in line with the total return of the relevant benchmark
   Underperform: Over the next 12 months, the bond’s total return is expected to be below the total return of the relevant benchmark
2 Percentage of companies under coverage within each recommendation

3 Percentage of companies within each recommendation (unsecured) for which investment banking services have been provided in the past 12 months

https://www.researchonline.se/desc/rechist
https://www.researchonline.se/desc/disclaimers


Credit Comment, June 7, 2017 

 14 

originally invested. Investors are not guaranteed to make profits on investments and may lose money. Exchange rates may cause the 
value of overseas investments and the income arising from them to rise or fall. This research product will be updated on a regular basis.  
 
No part of SHB research reports may be reproduced or distributed to any other person without the prior written consent of SHB. The 
distribution of this document in certain jurisdictions may be restricted by law and persons into whose possession this document comes 
should inform themselves about, and observe, any such restrictions.  
 
The report does not cover any legal or tax-related aspects pertaining to any of the issuer’s planned or existing debt issuances.  
 
Please be advised of the following important research disclosure statements:  
SHB employees, including analysts, receive compensation that is generated by overall firm profitability. Analyst compensation is not 
based on specific corporate finance or debt capital markets services. No part of analysts’ compensation has been, is or will be directly or 
indirectly related to specific recommendations or views expressed within research reports.  
 
From time to time, SHB and/or its affiliates may provide investment banking and other services, including corporate banking services 
and securities advice, to any of the companies mentioned in our research.  
 
We may act as adviser and/or broker to any of the companies mentioned in our research. SHB may also seek corporate finance 
assignments with such companies.  
 
We buy and sell securities mentioned in our research from customers on a principal basis. Accordingly, we may at any time have a long 
or short position in any such securities. We may also make a market in the securities of all the companies mentioned in this report. 
[Further information and relevant disclosures are contained within our research reports.] SHB, its affiliates, their clients, officers, 
directors or employees may own or have positions in securities mentioned in research reports. 
 
The Bank has adopted Guidelines concerning Research which are intended to ensure the integrity and independence of research 
analysts and the research department, as well as to identify actual or potential conflicts of interests relating to analysts or the Bank and 
to resolve any such conflicts by eliminating or mitigating them and/or making such disclosures as may be appropriate. As part of its 
control of conflicts of interests, the Bank has introduced restrictions (“Information barriers”) on communications between the Research 
department and other departments of the Bank. In addition, in the Bank’s organisational structure, the Research department is kept 
separate from the Corporate Finance department and other departments with similar remits. The Guidelines concerning Research also 
include regulations for how payments, bonuses and salaries may be paid out to analysts, what marketing activities an analyst may 
participate in, how analysts are to handle their own securities transactions and those of closely related persons, etc. In addition, there 
are restrictions in communications between analysts and the subject company. According to the Bank’s Ethical Guidelines for the 
Handelsbanken Group, the board and all employees of the Bank must observe high standards of ethics in carrying out their 
responsibilities at the Bank, as well as other assignments. For full information on the Bank’s ethical guidelines please see the Bank’s 
website www.handelsbanken.com and click through to About the bank – Sustainability at Handelsbanken – Sustainability – Policy 
documents and guidelines – Policy documents – Policy for ethical standards in the Handelsbanken Group. Handelsbanken has a ZERO 
tolerance of bribery and corruption. This is established in the Bank’s Group Policy on Bribery and Corruption. The prohibition against 
bribery also includes the soliciting, arranging or accepting bribes intended for the employee’s family, friends, associates or 
acquaintances. For full information on the Bank’s Policy against corruption please see the Bank’s website www.handelsbanken.com and 
click through to About the bank – Sustainability at Handelsbanken – Sustainability – Policy documents and guidelines – Policy 
documents – Policy against corruption in the Handelsbanken Group. 
 
When distributed in the UK  
Research reports are distributed in the UK by SHB.  
SHB is authorised by the Swedish Financial Supervisory Authority (Finansinspektionen) and the Prudential Regulation Authority and 
subject to limited regulation by the Financial Conduct Authority and Prudential Regulation Authority. Details about the extent of our 
authorisation and regulation by the Prudential Regulation Authority, and regulation by the Financial Conduct Authority are available from 
us on request.  
UK customers should note that neither the UK Financial Services Compensation Scheme for investment business nor the rules of the 
Financial Conduct Authority made under the UK Financial Services and Markets Act 2000 (as amended) for the protection of private 
customers apply to this research report and accordingly UK customers will not be protected by that scheme.  
This document may be distributed in the United Kingdom only to persons who are authorised or exempted persons within the meaning 
of the Financial Services and Markets Act 2000 (as amended) (or any order made thereunder) or (i) to persons who have professional 
experience in matters relating to investments falling within Article 19(5) of the Financial Services and Markets Act 2000 (Financial 
Promotion) Order 2005 (the “Order”), (ii) to high net worth entities falling within Article 49(2)(a) to (d) of the Order or (iii) to persons who 
are professional clients under Chapter 3 of the Financial Conduct Authority Conduct of Business Sourcebook (all such persons together 
being referred to as “Relevant Persons”).  
 
When distributed in the United States  
Important Third-Party Research Disclosures:  
SHB and its employees are not subject to FINRA’s research analyst rules which are intended to prevent conflicts of interest by, among 
other things, prohibiting certain compensation practices, restricting trading by analysts and restricting communications with the 
companies that are the subject of the research report.  
SHB research reports are intended for distribution in the United States solely to “major U.S. institutional investors,” as defined in Rule 
15a-6 under the Securities Exchange Act of 1934. Each major U.S. institutional investor that receives a copy of research report by its 
acceptance hereof represents and agrees that it shall not distribute or provide research reports to any other person.  
Reports regarding fixed-income products are prepared by SHB and distributed by SHB to major U.S. institutional investors under Rule 
15a-6(a)(2). Reports regarding equity products are prepared by SHB and distributed in the United States by Handelsbanken Markets 
Securities Inc. (“HMSI”) under Rule 15a-6(a)(3). When distributed by HMSI, HMSI takes responsibility for the report. Any U.S. person 
receiving these research reports that desires to effect transactions in any equity product discussed within the research reports should 
call or write HMSI. HMSI is a FINRA Member, telephone number (+1-212-326-5153).  
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Humlegården 
This report has been submitted to the subject company prior to publication for approval of the accuracy of the facts presented. 
Comments received from the subject company have not affected the analyst's recommendation or estimates.  
 
Handelsbanken's analyst Johan Sahlström has no position in Humlegården or a related instrument. 
 
The preparation and publishing of this report are related to Handelsbanken Capital Markets having a mandate to issue bonds for 
Humlegården. 
 
This report has been prepared on an ad-hoc basis, which means that Handelsbanken Capital Markets is not taking up full coverage of 
Humlegården as a creditor. 
 
For more company-specific disclosure texts, please consult the Handelsbanken Capital Markets website: 
https://www.researchonline.se/desc/disclosure.  
 
No recommendation has been set for the company. 
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