
 

 

 

The Nordic property market showed considerable strength in 2021 when a strong trend of 

consolidation pushed transaction market volumes far beyond previous record levels (see Sweden's 

property sector wraps up strong 2021 marked by consolidation, 16 Dec. 2021). The favourable market 

conditions of 2021 are also visible in regional real estate companies' reported figures, with declining 

property yields having a substantial positive impact on property values over the past year. Looking 

ahead, Russia's invasion of Ukraine has increased uncertainty in the sector, and will likely result in 

lower transaction volumes amid disrupted capital markets and expectations of higher financing costs. 

Below, we summarise the reported changes in the market value of properties held by a selection of 

property managers based in the Nordic region (see Figure 1), taking into account both realised and 

unrealised value changes. The percentage changes were calculated by NCR on the basis of the value of 

individual companies' investment property holdings at the start of 2021. 

Figure 1. Market value changes for select Nordic property managers, 2021 

 

The positive value changes in 2021 were broadly based and applied to almost all property types, and 

in many cases the gains bordered on the extreme. The increases were to a large extent a result of 

favourable market conditions supported by declining yields and continued low interest rates despite 

a rising trend in inflation. In addition, the gains were bolstered by many property managers' increased 

focus on project development, which resulted in valuation markups on completion. In addition, 

expectations of improved operating surpluses, partly as an effect of higher inflation, contributed 

positively. 

On average, property values in our sample increased sharply by 10.0% over the year, compared with 

3.3% in 2020. The most pronounced value changes were recorded in the community service property 

segment where the managers in our sample recorded rises averaging 17.3%. Value gains among 

managers of industrial and logistics properties were also significant, averaging 14.1% over the year. 

Only one property manager in the sample – pan-European hotel property owner Pandox – recorded 

negative value changes in 2021, pointing to continued market challenges for the hotel property 

segment due to the COVID-19 pandemic. Similarly, retail property managers experienced a relatively 

weak market in 2021 with only minor positive value changes. Exceptions include Arwidsro and 

Svenska Handelsfastigheter, both of which are primarily focused on grocery and discount retail; they 

recorded gains of 13.5% and 8.3% respectively. 
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Source: company reports. CSP–Community service properties. Stenhus and Logistea value changes calculated on the basis of the average of 

start- and end-year 2021 property value. Akelius value changes include value changes in divested businesses. Nivika as of 30 Nov. 2021. Corem 

value changes consider property values for both Corem and Kövern at the beginning of the year.
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While the sharp value gains of 2021 have led to improved loan-to-value ratios in the sector, overall 

financial risk remains broadly unchanged, in our view. This is because we believe that an improved 

financial risk profile should be accompanied by an improvement in cash flow metrics such as net 

interest coverage and net debt/EBITDA. Although net interest coverage improved for many companies 

in 2021, we do not see a material reduction in net debt/EBITDA in the overall sector, suggesting that 

financial risk remains virtually unchanged. 

Uncertainty in both the property and capital markets has increased substantially following Russia's 

invasion of Ukraine. Consequently, corporate bond spreads have widened, increasing financing costs 

for companies which use debt market financing, including the real estate companies in our sample 

and under our coverage. The long-term effects of the war in Ukraine are not yet apparent, and 

accordingly we remain conservative in our assessment of financial risk. 

NCR-RATED PROPERTY MANAGERS 

Figure 2. NCR ratings on Swedish property managers 

Issuer Primary property type(s) 
Long-term 

issuer rating 
Outlook 

Axfast AB (publ) Offices BBB Stable 

Bonnier Fastigheter AB Offices BBB Stable 

CA Fastigheter AB Residential BBB- Stable 

Catena AB (publ) Logistics BBB- Stable 

Fastighets AB Stenvalvet (publ) Community service BBB+ Stable 

Heba Fastighets AB (publ) Residential A- Negative 

Intea Fastigheter AB (publ) Community service BBB+ Stable 

LSTH Svenska Handelsfastigheter AB (publ) Retail BBB- Stable 

NP3 Fastighets AB (publ) Industrial/warehousing BB Stable 

Platzer Fastigheter Holding AB (publ) Offices BBB- Stable 

Stendörren Fastigheter AB (publ) Industrial/warehousing BB- Stable 

Stenhus Fastigheter i Norden AB (publ) Retail/industrial BB Stable 

Studentbostäder i Norden AB (publ) Residential BB- Stable 

Svensk FastighetsFinansiering AB (publ) Offices BBB+ Stable 

Vacse AB (publ) Community service A- Stable 

See NCR's company reports for details. 
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DISCLAIMER 

Disclaimer © 2022 Nordic Credit Rating AS (NCR, the agency). All rights reserved. All information and data used by NCR in its 

analytical activities come from sources the agency considers accurate and reliable. All material relating to NCR's analytical 

activities is provided on an "as is" basis. The agency does not conduct audits or similar warranty validations of any information 

used in its analytical activities and related material. NCR advises all users of its services to carry out individual assessments for 

their own specific use or purpose when using any information or material provided by the agency. Analytical material 

provided by NCR constitutes only an opinion on relative credit risk and does not address other forms of risk such as volatility 

or market risk and should not be considered to contain facts of any kind for the purpose of assessing an issuer's or an issue's 

historical, current or future performance. Analytical material provided by NCR may include certain forward-looking 

statements relating to the business, financial performance and results of an entity and/or the industry in which it operates. 

Forward-looking statements concern future circumstances and results and other statements that are not historical facts, 

sometimes identified by the words "believes", "expects", "predicts", "intends", "projects", "plans", "estimates", "aims", "foresees", 

"anticipates", "targets", and similar expressions. Forward-looking statements contained in any analytical material provided by 

NCR, including assumptions, opinions and views either of the agency or cited from third-party sources are solely opinions and 

forecasts which are subject to risk, uncertainty and other factors that could cause actual events to differ materially from 

anticipated events. NCR and its personnel and any related third parties provide no assurance that the assumptions underlying 

any statements in analytical material provided by the agency are free from error, nor are they liable to any party, either 

directly or indirectly, for any damages, losses or similar, arising from use of NCR's analytical material or the agency's analytical 

activities. No representation or warranty (express or implied) is made as to, and no reliance should be placed upon, any 

information, including projections, estimates, targets and opinions, contained in any analytical material provided by NCR, and 

no liability whatsoever is accepted as to any errors, omissions or misstatements contained in any analytical material provided 

by the agency. Users of analytical material provided by NCR are solely responsible for making their own assessment of the 

market and the market position of any relevant entity, conducting their own investigations and analysis, and forming their 

own view of the future performance of any relevant entity's business and current and future financial situation. NCR is 

independent of any third party, and any information and/or material resulting from the agency's analytical activities should 

not be considered as marketing or a recommendation to buy, sell, or hold any financial instruments or similar. Relating to 

NCR's analytical activities, historical development and past performance does not safeguard or guarantee any future results or 

outcome. All information herein is the sole property of NCR and is protected by copyright and applicable laws. The information 

herein, and any other information provided by NCR, may not be reproduced, copied, stored, sold, or distributed without NCR's 

written permission.
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