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The purchase from
NRP is exceeding
expectations, says
Chief Executive
Thomas Erséus. p.4

Active letting work—
corporate fruit basket
vendor Fruktbudet
one of several new
tenants. p.18

Nordic Modular has
yielded over 20 per
cent annually since its
2007 acquisition. p.21
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Strategic risk diversification
Certain property companies choose to concentrate i
their property holdings completely geographically. ‘ /
Others focus their property holdings on selected
property types. For Kungsleden, diversification is a
way to achieve the company’s objective of
maximising the property portfolio’s risk-adjusted
returns.

Read more about Kungsleden'’s risk diversifica-
tion on page 10.

One of Sweden’s Best workplaces

Kungsleden came 2nd of the medium-sized
companies and was best among property
companies in the Great Place to Work survey 2012.
Over the past three years, Kungsleden has
progressively moved up from fourth to second place.
A good workplace and shared beliefs and values are
key components when hiring new employees.

Read more about what our employees think of
their workplace on page 22.

Corporate social responsibility

For a few years now, Kungsleden has been in
partnership with youth work charity Fryshuset. It is
important for Kungsleden'’s people to contribute to
its activities and support young people, which
creates the prospects for the warm and creative
society that everybody wants to, and can, be part of.

Read more about Kungsleden’s CSR on page 48.
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Professional conduct

Professional conduct is a prerequisite for doing 1
good business. Kungsleden’s ambition is that all l\/\
parties involved should feel they are the winners in /\,‘ V\ A M
a business transaction. Being businesslike is one i v g7
of Kungsleden’s strategic success factors. \« [\jw
Read more about why Kungsleden can be an \J
attractive investment on page 52.
L~ S =
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It is the people that make up Kungsleden, not the
bricks, concrete or glass. That is why we’d rather
publish pictures of our people than our properties.
Owning and managing properties with satisfied
customers is Kungsleden’s main mission.

Jonas Brade works as a Controller at
Kungsleden, and his primary duty is to prepare the
Consolidated Accounts and work on the Annual
Report. Working as a model on our cover is just a
sideline. In this image, Jonas is at the centre of the
action close to Stockholm Central Station, where
Kungsleden’s new head office is located. You are
very welcome to visit us at Vasagatan 7.




The year in brief

12 3.6, 21

After Hems0’s independence,
one organisation became two

Our largest acquisition

Increased operating profit

Results in brief

* Net sales increased by 25 per cent to SEK 2,882 (2,304) m
and gross profit increased by 21 per cent to SEK 1,877
(1,545) m mainly due to a larger property portfolio.

* Profit before tax amounted to SEK 828 (1,186) m. Profit
after tax was SEK 638 (841) m, or SEK 4.70 (6.20) per
share. Largely, the profit decrease is due to negative
unrealised value changes on financial instruments.

* Cash flow from operations was SEK 666 (510) m.

» Profit for calculating dividends for 2011 was SEK 703 (530)
m, or SEK 5.20 (3.90) per share. This is SEK 53 m higher
than the estimate reported at year-end.

¢ At year-end, the portfolio consisted of 636 (592) properties
with a book value of SEK 26,122 (21,501) m, including joint

venture Hemsd’s holding of 312 properties.

* The Board of Directors is proposing a dividend of SEK 2.60
(2.00) per share.

PROFIT FOR CALCULATING DIVIDENDS

SEKm 2011 2010
Gross profit 1,877 1,545
Sales and administration costs -319 -260
Net financial position -868 -749
Profit from property management 690 536
Realised items
Trade net on sale 56 33
Realised value changes, properties 66 21
Deduction for deferred tax on sale -8 -
Realised value changes, financial instruments -66 -8
Realised items 48 46
Taxes payable -35 -52

Profit for calculating dividends 703 530

Significant events

* 60 (64) properties were purchased for SEK 4,798 (2,356)
m. Kungsleden also sold 20 (63) properties for SEK 1,224
(2,929) m generating a profit of SEK 56 (33) m. These sales
affected profit for calculating dividends by SEK 114 (54) m.

* The largest transaction was the acquisition of 36 properties
from Nordic & Russia Properties (NRP) for SEK 3.6 billion.

* Through active portfolio enhancement involving the
purchase of high-yielding properties and the sale of
low-yielding properties, property yields, measured as
earnings capacity, increased from 6.4 per cent to 7.2 per
cent.

¢ Purchases of well-let properties, Kungsleden’s own new
lettings and sales of development properties in Slagsta,
south of Stockholm, contributed to occupancy increasing to
91.6 (90.3) per cent.

¢ The initial investment in Nordic Modular made in 2007 was
fully repaid in the fourth quarter.

¢ At the beginning of the year, 50:50 joint venture Hemso
became an independent company with its own manage-
ment, organisation and offices.

* Kungsleden secured third place of medium-sized organisa-
tions in Sweden in the Great Place to Work survey 2011.




Kungsleden—facilitating opportunities

Kungsleden is a property company that always welcome new business opportunities—
regardless of the type of property or its geographic location. Our main mission is to own
and manage properties with satisfied customers. Our focus is high and stable returns
for the long term, with risk diversification as a key ingredient.

HOW WE DIFFERENTIATE

Facilitating opportunities describes the
way we want to stand out in the property
sector. What our customers emphasise
is all about our entrepreneurship. That
we are present, innovative and easy to
deal with.

With 636 properties in 143 Swedish
Municipalities, as well as offices nation-
wide, Kungsleden is present geographi-
cally and in its actions. Kungsleden has
been one of the main sponsors of youth
charity Fryshuset since 2010. Contribut-
ing to an operation that supports young
people is another way for us to show our
presence in wider society.

Facilitating opportunities also means
we are at the leading edge and try to see
things from new perspectives. This might
be anything from being innovative in our
way of doing business, finding solutions
to tenant needs, or researching letting
opportunities via social media.

Kungsleden having a strong entrepre-
neurial spirit with decision making dele-
gated throughout the organisation pro-
motes commitment and drive. It often
simplifies our partnership with our
tenants and enables good solutions to
be implemented quickly.
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Kungsleden’s total portfolio: 636 properties. Just over SEK 26 billion.

Wholly owned
properties

Industrial, ware-
house, retail, office

system

Retirement homes,
care, schools, pre-
schools and judicial

Nordic Modular

Modules for schools,
preschools, offices
and portable units

50 % of Hemso

SEK 14,143 m.

OUR PROPERTIES
Our property portfolio consists of
commercial properties, public proper-
ties and modular buildings. At year-end
2011, our 636 properties had total
leasable area of 3,328,000 sq.m., and
rental revenues of SEK 2,737 m.
Property values were SEK 26,122 m.
The property portfolio is well diversified
nationwide, but concentrated on the
three major city regions of Stockholm,
Gothenburg and Oresund, and Véasteras,
west of Stockholm.

At year-end 2011, commercial prop-
erties represented 49 per cent of prop-

= SEK 10,429 m.

SEK 1,550 m.

erty values. Most properties are indus-
trial/warehouse properties, offices or
retail properties. The property portfolio
is continuously enhanced through
investments, ongoing management and
through purchases and sales.

The majority of the public holding is
within Hemso Fastighets AB, which is an
independent company, 50:50 owned by
Kungsleden and AP3 (The Swedish Third
Pension Insurance Fund). This includes
properties for retirement homes, care
and schools, i.e. publicly funded activi-
ties. At year-end 2011, public properties
made up 45 per cent of property values

Let Thomas Erséus tell you how Kungsleden
facilitates opportunities in his own words. Go to
kungsleden.se/omoss. (In Swedish only)


http://bit.ly/AjLJss

In late fall 2011 we launched an brand campaign called “Jakten pa O” in wich we illustrate how we simplify and
improve things for our customers and their operations. For example energy savings and customization to meet client’s
future needs. To view the videos, go to www.kungsleden.se/jaktenpao. (In Swedish only)

Modular buildings represented 6 per

cent of the value of the property holding.

This portfolio is in Nordic Modular
Group, which is a Nordic leader in
regards to the production, sale and
letting of modular buildings. Modules
enable greater flexibility than properties
on static foundations because they can
be joined together in order to create
schools, day-care centres or offices,
and downsized or extended as required.

OUR CUSTOMERS
Our success is based on committed

employees, satisfied customers and the

ability to close good deals.

Kungsleden’s customers represent

a broad selection of the Swedish
business community and public
services. Our tenants range from small
enterprises to large corporations,
although school students and pension-
ers also occupy and live in our prem-
ises. Our largest tenant is ABB
Fastighets AB, which represents 12
per cent of total rental revenue.

Read more about some of our customer partnerships and
what our tenants say about us as the property company

that facilitates opportunities.

Rebuilding a regional office for northern European financial

services group Nordea, page 16.

Special adaptations when corporate fruit basket vendor
Fruktbudet grew out of its premises, page 18.

Kungsleden’s properties are lo
in 143 Swedish municipalities.
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http://bit.ly/GSUpRh
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Active management and good property
transactions create value growth

When summarising 2011, | can conclude that it was a good year for Kungsleden. Man-
aging our property portfolio well is the foundation of creating stable cash flows and
value growth. Our work on customer care and lettings was successful. We purchased
SEK 4.8 bn of properties, which are yielding over 10 per cent, while the properties we
sold for SEK 1.2 bn, yielded 5 per cent. For the third consecutive year, Kungsleden was
rated one of Sweden’s best workplaces in the Great Place to Work survey.

SOLID PORTFOLIO GROWTH
Net sales for the year increased by 25
per cent to SEK 2,882 m. 82 per cent
consisted of rental revenues from the
property portfolio, with the remaining
revenues being rent for our modular
buildings of SEK 244 m, and modular
sales of SEK 288 m. The high sales
increase is mainly due to our portfolio
growing through property purchases.
Of sales and administration costs
totalling SEK 319 m, SEK 75 m was
sourced from Hemso6, SEK 61 m from
Nordic Modular and the remaining SEK
183 m from the rest of Kungsleden.
Unrealised value changes on proper-
ties were SEK 690 m, or 3 per cent of
book value, primarily related to Hemso
and the NRP portfolio, purchase that we
completed in the year. In net terms,
unrealised value changes were SEK 81
m, which also includes SEK —-609 m
from financial instruments. In total,
portfolio book value increased by over
SEK 4.6 billion to SEK 26.1 billion.

ACTIVE MANAGEMENT

Our property management organisation
did a great job during the year. With a
clear focus on vacancies, successes
included letting a large warehouse
property outside Malmé to three different
tenants, and we also let 15,000 sqg.m.

in Slagsta, south of Stockholm, in a
property that was later sold.

Economic occupancy was unchanged
in like-for-like holding terms. Actual
results in the year improved by 1.3 per-
centage points to 91.6 per centas a
result of purchases and sales in the year.
My impression is that businesses are
generally more vigilant regarding their
need for premises now with experiences
of the previous financial crisis in 2008—
2009 still fresh in mind.
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Just before year-end, we signed a 10-year
Green Lease on over 14,000 sg.m. with
Westinghouse Electric Sweden AB. The
Green Lease involves a partnership
between Kungsleden and Westinghouse
in order to reduce environmental impact
through lower energy consumption. | think
this type of environmental partnership
will become more common.

EXCEED OUR ESTIMATE
Activity on the transaction market
tapered off by the end of the year, for
reasons including a gloomier credit
market. After an optimistic start to the
year, uncertainty increased again before
the summer as a result of the debt
crisis, primarily in southern Europe.
Despite financial turbulence, we were
very active on the business transaction
market. We purchased a total of 60
properties for SEK 4.8 billion and sold
20 properties for SEK 1.2 billion. The
yield on purchased properties was
approximately 10.2 per cent, while sold
properties were yielding 5.0 per cent.
At the end of the year we also suc-
ceeded in selling a fairly high number of
properties despite a somewhat weaker
market. In combination with better-than-
expected results from recently acquired
properties, this contributed to us exceed
our estimated profit for calculating divi-
dends by SEK 53 m, with a total of SEK
703 m. We also increased our average
property yield measured as earnings
capacity, from 6.4 to 7.2 per cent.

NRP A STRONG ADDITION TO
OUR PROPERTY PORTFOLIO

Our largest property purchase was
NRP, with 36 properties for SEK 3.6
billion, completed on 31 March 2011.
This portfolio consists of office and
industrial properties and features
stable yields and tenants, as well as

a low vacancy rate. The portfolio is
dominated by offices in Vasteras, the
largest tenant being ABB, with some 50
per cent of rental value. We estimate
that these properties will contribute a
total of approximately SEK 200 m
annually to Kungsleden’s profit for
calculating dividends.

Hemso also had a solid growth in
2011, which will also benefit Kungsleden
through its 50 per cent ownership. Hem-
s0’s social services properties are
spread nationwide in Sweden, but con-
centrated on major regional cities. Social
services such as care, geriatric services
and education are provided in these
properties. Hemsd was a net buyer of
properties of SEK 1.2 billion in 2011.

| am really satisfied with how our
investment in Nordic Modular has pro-
gressed. This does not just apply to
2011, but also over time. By the fourth
quarter of 2011, capital transfers to
Kungsleden exceeded the initial invest-
ment we made in 2007. During our hold-
ing term, average return on equity has
been well over 20 per cent annually.

50 per cent of property book values
were located in the three major city
regions of Stockholm, Gothenburg and
Oresund, as well as Vasteras. At year-
end, we owned properties in 143 munic-
ipalities, half of the book value in
municipalities with populations of less
than 100,000. Our experience is that
with stable businesspartners, long
contracts and competitive rent levels,
properties in smaller locations are
associated with lower risk than proper-
ties in major cities where fluctuations
are often greater. Our high-quality port-
folio and good geographical risk diversi-
fication ensures high and stable cash
flows, and that we can achieve our goal
of high risk-adjusted returns.



AN ATTRACTIVE WORKPLACE

For the third consecutive year,
Kungsleden was recognised as one of
Sweden’s best workplaces in a survey
conducted by the Great Place to Work
Institute. Kungsleden ranked second in
the medium-sized companies category,
and first among property companies. To
be rated as one of Sweden’s best
workplaces enhances pride internally,
and obviously, encourages our people to
perform better. Kungsleden being
perceived as an attractive workplace is
an important consideration when we
hire new employees.

PERSPECTIVE

Property management is, and will remain,
the base of our business. Steady cash
flows are central to our value creation. In
2012, as previously, we will continue to
focus on customer care, working in
dedicated teams on business develop-
ment and on our existing portfolio, for
reasons including reducing vacancies in
a small number of properties.

We will also be working on portfolio
enhancement, and we have the ambi-
tion of actively seeking new business
opportunities. Compared to other coun-
tries, Sweden has a fairly strong econ-
omy. | have some optimism regarding
the transaction market for 2012, even if

volumes do prove lower than in 2011.
Progress on the credit markets is harder
to predict. Of the SEK 8.5 billion of
Kungsleden'’s utilised credits to be
re-financed in 2012, new financing for
half has already been arranged.

The Board of Directors proposes that
the dividend is increased by 30 per cent
on the previous year to SEK 2.60 per
share. Our estimate of profit for calculat-
ing dividends for 2012 is SEK 600 m.

Thomas Erséus
Chief Executive

Stockholm, Sweden, March 2012




Business concept, goals and strategy

Kungsleden’s strategy rests on a sound management business with low historical risk,
plus active portfolio enhancement to create shareholder value. The profit or loss from
property sales depends on market sentiment, and accordingly, may fluctuate. Over a
business cycle, about two-thirds of profits are generated from property management,
and the remainder from portfolio enhancements.

VISION

Through good entrepreneurship and high
skills levels, Kungsleden will become
Sweden’s most profitable and success-
ful property company.

BUSINESS CONCEPT

Kungsleden will own and manage
properties with high and stable
long-term returns.

Property Management—the goal of
property management is satisfied
customers, and to increase the yield on
properties through active management
work.

Portfolio enhancement—Kungsleden
endeavours to increase the risk-
adjusted returns of the property
portfolio, i.e. the expected returns in
relation to risk. The strategy to achieve
this is to purchase properties with high
geographical diversity, and by diversify-
ing by different property types, that
achieve a good balance between risk
and return. Through its presence on the
transaction market, the company also
exploits good selling opportunities
available. This may be a local buyer
prepared to take on a property at a
higher value than Kungsleden considers
it worth.

The required return on equity takes
precedence over portfolio growth, which
gives a freer field of activity to work on.

KUNGSLEDEN ANNUAL REPORT 2011

STRATEGY

Ensure high risk-
adjusted returns for the
long term proceeding

Through active management and enhancing the
property holding, endeavour to achieve satisfied

from the existing
customers

holding and through
purchases and sales

Enhance a competent and professional organisation

The fundamental strategy is sound management business with low historical risk, supplemented by active portfolio enhancement
to create shareholder value. The illustration reflects that some two-thirds of profits are normally sourced from property
management, and the remainder from portfolio enhancement.

FINANCIAL GOALS
RETURN ON EQUITY INTEREST COVERAGE RATIO
Target Target
Return on equity should be a minimum The interest coverage ratio should be a minimum
of 15 per cent multiple of two.
Description Description
Net profit after tax in relation to average Profit before tax less realised value changes and
equity. Average equity is calculated as the net financial position, in relation to net financial
total of opening and closing balances position.

divided by two.

Achievement Achievement
% Multiple
25 3.0

20

2.5

15

2.0

10

5 15--

1.0

0.5

-15 0.0
2007 2008 2009 2010 2011 2007 2008 2009 2010 2011

= Target — Target
= = = Risk limit for interest coverage ratio

The actual outcome of 9 (12) per cent was An interest coverage ratio of 1.9 (1.8) times is
below the target of 15 per cent. Returns over below the target of 2. However, the interest
the last five and ten years have been an coverage ratio is above the risk limit of a
average of 7 and 20 per cent. Recent years multiple of 1.5. With basically fixed interest
have featured significant turmoil on the rates, an interest coverage ratio of 1.9 is good
financial markets, as was also the case in from a risk perspective.

2011. Unrealised value changes on financial
instruments of SEK -609 m made it difficult to
achieve this target.
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FINANCIAL GOALS

The Board of Directors has decided that
return on equity should be at least 15
per cent. Over the past five years, in
2007-2011, return on equity was 7 per
cent, and over the past 10 years, 20 per
cent. The latter half of this ten-year
period featured turmoil in the financial

UNDERLYING PROFIT

SEKm
3,500

system. A loss in 2008 reduces the
average for the period. In late 2008,
interest rates fell sharply, which resulted
in the value of financial instruments
decreasing, reducing profits.

The ambition is for cash flow from
operations to always remain high and
stable.

CASH FLOW

SEKm

2007 2008 2009 2010 2011

Il Gross profit [l Property sales

800

700

2007 2008 2009 2010 2011




Business model

Kungsleden’s business model is designed to continuously improve the property portfo-
lio’s risk-adjusted return to obtain the optimal balance between return and risk. This is
primarily achieved through customer-focused management work, and through active
portfolio enhancement. Increasing risk-adjusted returns requires active management
work and ongoing evaluations of potential purchases, simultaneous with a limited risk
level being secured in the existing holding.

Owning and managing properties with
high and stable long-term returns is the
base of Kungsleden’s business. This
means continuous development work on
the assets and liabilities sides of our
Balance Sheet.

Our properties make up the asset
side, and the objective here is to
enhance the portfolio by increasing
property returns and limiting the risk.
This is achieved, for example, by adapt-
ing properties to customer needs, opti-
mising operating net, and in certain
cases, through sales.

In addition, our property management
organisation works continuously on our
tenant mix, rent levels, and on ensuring
that each property has the appropriate
cost base. Close collaboration and good
relationships with tenants are prerequi-
sites of satisfied customers. This is
facilitated by Kungsleden possessing
local offices around the country.

Industrial

Warehouse

™
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A MODEL FOR DECISION-MAKING

Active portfolio enhancement can result
in purchases and sales of properties with
the aim of increasing the risk-adjusted
returns of the portfolio, i.e. its expected
returns in relation to risk. If a good price
is obtained, a larger or smaller share of
the holding can be sold and the funds
re-invested in other properties.

Making appropriate business transac-
tion decisions sets challenges for being
able to value a property at any given
transaction opportunity. Kungsleden’s
internally developed model generates a
continuous stream of decision-support
data, property by property. If a potential
property complements the portfolio
through its combined return and risk
profile, a purchase is initiated. In the
same manner, a sales process is initi-
ated in those cases where a property no
longer contributes to maximising that
portfolio’s risk-adjusted returns.

Kungsleden does not limit its evalua-
tion of potential purchases and sales to
one or several geographical markets, nor
to certain types of property. However, the
focus is limited to the Swedish property
market.

THREE POTENTIAL PURCHASES

Expected returns

5% .

10%

5%

&

0.1 0.2 Risk
(standard deviation)

Kungsleden is interested in properties that generate,
the highest expected return in relation to risk.

GETTING THE GOODIES—THE RIGHT
PROPERTIES ON THE MARKET

Maximising portfolio risk-adjusted return
means Kungsleden systematically
evaluating different possibilities. An
evaluation sets potential purchases and
existing holdings on an equal level,
where the property’s yield is compared
with its cost of capital. Properties are



then set against each other to deter-
mine how the portfolio’s risk-adjusted
returns could be improved through
changes to composition and/or
management actions.

What are considered good properties
for Kungsleden may not be the appropri-
ate properties for other players.
Kungsleden often goes its own way to get
the goodies. When, for example, a lot of
players are looking for the same kind of
property, prices rise, with lower yields
resulting. One example here is office
properties in Stockholm. In such a situa-
tion, Kungsleden prefers to be a seller, to
then buy properties subject to lower
demand, with higher yields.

STRATEGIC RISK DIVERSIFICATION
Certain property companies choose to
concentrate the property holdings wholly
based on geographic location. Others
focus their property holding on selected
property types. For Kungsleden,
diversification is a way to achieve the
company'’s objective of maximising the
property portfolio’s risk-adjusted return.
Through our broad geographical
diversity, location-specific risk is
reduced. By having many different types

BUSINESS CONDITIONS FOR PROPERTY
OWNERSHIP AND MANAGEMENT

of property, property-specific risk, i.e.
changes in an individual property type
and risk affecting the returns of the
whole portfolio, are also reduced.

The majority of Kungsleden’s proper-
ties are in growth regions, and where
fluctuations in growth are generally
more limited. Stockholm is an example
of a high growth location, but where rent
levels, for example, vary widely over
time. Kungsleden does not rule out
purchases of properties in smaller
locations, which are usually at a higher
property yield. But such purchases are
always preceded by thorough analysis,
with the property’s condition, contract
term and rent level being key crite-
ria. If the original rent is low, the
chances of a new letting
increase if the previous tenant
decides to relocate. The price
of a property in this type of
location is often fairly low,
and moreover, if the tenant
is solid, the calculated risk
is low in relation to the
returns received. With a
well-diversified property
portfolio, aggregate risk

BUSINESS CONDITIONS
FOR PROPERTY SALES

» Stable cash flows—Ilong leases.

* Active property management—good
customer relations, work on tenant mix
and the environment, for example.

¢ Value enhancement—responsiveness
to better business conditions for the
customer and Kungsleden.

¢ High property yield—high operating
net in relation to property value.

¢ Low market risk—Ilow vacancy level.

¢ Ensure the diversification of proper-
ties in terms of geography and type.

¢ Unsure stability—risk of deteriorated
cash flow.

Alternative investments—when
another property can generate equal
returns for a lower risk or higher
returns for the same risk.

Low risk-adjusted returns—when
Kungsleden would not purchase at the
current valuation.

Increased market risk—when the risk

of a decrease in value rises. This may

be in changes to economic conditions,
tenant profitability and the demand for
properties.

Threatened diversification—when one
property or property type has an
excessive impact on the portfolio.

FoF Kungsloden, diversification is
a way of achieving the company’s
objective of maximising the risk-
adjusted terms of the propert
portfolio. %




(In Swedish only)

reduces. Creating a portfolio with rela-
tively high-yielding properties, where
returns are received for assuming a risk
that is lower on the portfolio level, is
crucial part of Kungsleden’s business
model. See also the schematic illustra-
tions below.

FINANCE

Kungsleden does not state its limit for
purchases. Instead, the scope of its
liabilities side is set against the risk on
the asset side. Its financial room to act
increases or reduces over time depend-
ing on the state of the economy and
quality level of the portfolio, i.e. the

BENEFITS OF RISK DIVERSIFICATION THROUGH A
LARGE NUMBER OF PROPERTIES AND PROPERTY TYPES

Risk

Property company X

Property company Y

Kungsleden holds
636 properties

robustness of its tenants, the length of
lease contracts, and thus the stability of
cash flows. Over the past four years, the
loan to value ratio has varied between 65
and 73 per cent. At the end of 2011, it
was 66 per cent. The loan to value ratio
for secured loans, i.e. excluding bond
loans, was 60 per cent.

In tandem with the uncertainty pre-
vailing during the financial crisis in
2008, Kungsleden arranged much of its
funding through financial instruments,
known as swaps, to reduce interest risk
and secure cash flows. They mature
progressively through the coming years,
and if advance cancellation is consid-

Risk

OUR FOUNDATION OF VALUES
AND PROFESSIONAL CONDUCT

Property company X

The values of a company are a key success
factor. Kungsleden’s values rest on
entrepreneurship and substantial individual
responsibility. These values are:

Innovation

Experience of properties, transactions and
customer needs, combined with the
entrepreneurial culture helps Kungsleden to
identify opportunities. This helps create value
for our customers and shareholders.

Presence

Kungsleden is highly active on the property
market and is in close contact with its
customers. Through a local presence and
responsiveness to tenants, Kungsleden can
identify and develop business opportunities
to benefit customers and shareholders.

Facilitating

Kungsleden does not complicate things
unnecessarily, but is straightforward and
simple in how it operates. Our corporate culture
is characterized by a sense of participation that
offers our people room to act.

ered advantageous, Kungsleden may do
so going forward. Now, the intention is
to cancel the swaps if considered
advantageous, or allow them to mature
over time without entering any new
corresponding agreements—all other
things being equal. A restructuring of
the derivative portfolio in 2011 resulted
in a lower average interest rate.

Kungsleden’s funding consists of
bank loans and bond loans. Eventually,
itis likely that the share of bank loans
will reduce in favour of other funding
alternatives.

THE BENEFITS OF RISK DIVERSIFICATION THROUGH A
PROPERTY HOLDING IN A LARGE NUMBER OF MUNICIPALITIES

Property company Y

Kungsleden is present
in 143 municipalities

1,000 0 5 20
Number of properties

100 250

Number of municipalities

As a result of Kungsleden’s portfolio consisting of many properties and types of property, the
portfolio features low risk linked to any specific property or type of property.
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As a result of Kungsleden’s properties being located across the country, the property portfolio
is exposed to a lower share of area-specific risk than many other property companies.
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High, but stagnating, growth in 2011

External market research from Evidens

The lettings market for industrial and warehouse properties features generally homoge-
neous pricing, with small variations in rents and vacancy levels. For retail properties, the
overall lettings market stagnated in the year. The progress of office rents in the major
city regions of Gothenburg and Malmo show far less variation than in Stockholm, con-
sistent with the trend prevailing over the past ten years. Transaction activity reduced
slightly in 2011 on 2010, mainly as a result of reduced activity in the fourth quarter.

GOOD GROWTH IN 2011

Swedish GDP grew by 3.9 per cent in
2011, which can be considered a high
number in a long-term perspective. In an
international context, it is also a high
growth number in comparison with most
other Western economies.

In 2011, inflation (annual average)
was some 2.3 per cent. The repo inter-
est rate was progressively increased in
the first half-year, to then remain at 2.00
per cent, and then cut by 0.25 percent-
age points in December. These levels
are still relatively low.

Total salaries in Sweden grew by 2
per cent in 2011, a significantly lower
rate of increase than in 2010. However,
estimated real disposable income
increased by 3.2 per cent in 2011,
which is a significantly higher rate than
in the previous year.

GDP growth is forecast to slow down
in 2012, with several experts warning of
near-zero growth for the year. After
gradual interest rate increases in 2010
and 2011, interest rate cuts are once
again expected in 2012. The recovery of
the labour market is expected to slow
down, with largely unchanged or margin-
ally lower employment levels expected
in 2012.

REGIONAL GROWTH IN SWEDEN

Sweden is divided into 75 local labour
markets (functional regions) featuring a
high degree of autonomy in terms of
labour and commuting. In the long term,
growth is concentrated on medium-sized
and larger regions, simultaneous with
the regions gradually becoming fewer in
number. The higher growth rate in the
larger regions is mainly explained by the
economies of scale offered by larger
regions compared to smaller ones.

SWEDEN’S 75 LOCAL LABOUR MARKETS—GROWTH AND RISK
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Sweden can be divided into 75 local labour markets, each of which are functional regions in terms of housing, work and
commuting. The diagram illustrates how local labour markets have developed, expressed as the average annual percentage
growth measured as total pay in 1995-2010. Risk is expressed in the form of standard deviation, i.e. an average annual

deviation from average growth.

The structure of long-term regional
growth—compared to economic
growth—is an important basis for
comparison between the attractions of
different regions as markets for
investment and new businesses. In the
above diagrams, the general interaction
between the size of the region and
growth is illustrated in the above
diagram. As the diagram indicates,
generally, a minimum population of
some 100,000 is necessary for a region
to maintain long-term growth.

In the above diagram, Sweden’s 75
local labour markets are positioned on
the basis of long-term growth and risk.
Growth is expressed as total average
annual growth of total pay and risk
expressed as standard deviation, i.e. the
average variation in growth rates. Posi-
tioning on the diagram states the rela-
tionship between growth and risk in each
of the local labour markets. The diagram
indicates that the country’s medium-
sized and larger regions generally have a
more favourable growth and risk relation-
ship than is the case in the country’s
smaller regions.

GROWTH IN MEDIUM-SIZED
AND LARGE REGIONS

Economic growth is fundamentally a
regional phenomenon, where Swedish
GDP growth is the total of growth in the
country’s various regions. A good
measurement of regional economic
growth is to continuously monitor the
growth of total pay. Analysing total pay
growth in 2011 illustrates that all major
cities and several of the country’s
medium-sized regions progressed
positively in the year.

Total pay in the Stockholm region
grew by nearly 2 per cent in 2011. The
Gothenburg region achieved significantly
higher growth at 3.7 per cent, while the
total pay in the Malmé region increased
by 2.5 per cent. The medium-sized
regions also had an increase in total
pay, albeit at a modest rate. Overall,
total pay increased by 1.6 per cent in
the country’s medium-sized regions.
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GOOD, BUT DECLINING,
EMPLOYMENT GROWTH

Employment growth in the Stockholm
region increased by 3.0 per cent in
2011, while the Gothenburg and Malméo
regions had unchanged employment
levels in the year.

For Sweden as a whole, total employ-
ment increased by 1.5 per cent in 2011.

A STABLE LETTINGS MARKET
FOR INDUSTRIAL/WAREHOUSE

The primary factors affecting rent levels
on the lettings market for industrial and
warehouse properties are the supply of
premises in each sub-market and the
individual property’s competitiveness in
its sub-market. Accordingly, there are no
simple and universal correlations
between the business cycle and the
lettings market for industrial and
warehouse premises. The market
generally features homogeneous
pricing, with small changes to rent and
vacancy levels over time.

STABLE RENT LEVELS FOR OFFICES
IN SMALLER LOCATIONS

Generally, employment in office-intensive
sectors, known as office employment,
and changes in the supply of office
premises, are the two most important
factors for being able to explain the
progress of the lettings market for office
premises at a regional level.

Overall, office employment in the
country increase by 3.3 per cent in
2011. In the Stockholm region, an

External market research from Evidens

increase in employment in office-inten-
sive sectors of around the 3 per cent
level was achieved in the year. In the
Gothenburg region, office employment
increased sharply in 2011, by just over
6 per cent. An increase of just under 4
per cent was recorded in the Malmo
region.

Viewed over time, fluctuations on the
lettings market for office premises is
most evident in the central districts of
Stockholm, simultaneous with the coun-
try’s other sub-markets having far more
stable rent levels. One key explanation
is that supply in the central districts of
Stockholm is hard to adjust due to the
limited supply of exploitable land.

Average rent levels for new contracts
in central Stockholm excluding CBD
(central business district) and its out-
skirts has not fluctuated widely ever
since 2003. In the same period, CBD
rents were more varied, in absolute and
relative terms. Rental growth in the
other major city regions of the country,
Gothenburg and Malmé, exhibits far
less rent fluctuations than Stockholm,
even in central districts.

Whether long-term rent growth is
positive or negative in a specific region
is ultimately dependent on that region’s
long-term growth, especially in terms of
employment in office-intensive sectors.
The smaller a region is, the more
dependent its lettings market on the
progress of individual sectors, and on
occasion, even individual companies.

CHANGE IN TOTAL EMPLOYMENT

2000 2001 2002 2003 2004

@  Stockholm region Gothenburg region

2005

2006 2007 2008 2009 2010 2011

@@= Malmo region e== Nationwide

Change in total employment until the fourth quarter of 2011 inclusive on

the corresponding quarter of the previous year.
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YEARLY POPULATION GROWTH
ON LOCAL LABOUR MARKETS,
1995-2011
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GROWING DIFFERENCES
BETWEEN RETAIL PROPERTIES

Retail sales growth was irregular in
2011. For the first time in many years,
downturns were apparent in retail sales,
in monthly comparisons with the
previous year. Despite the disposable
income of the country’s households
increasing in the year, there are signs of
nascent uncertainty starting among the
country’s consumers. One partial
explanation to reduced retail sales may
be that the savings quotient has
increased sharply in recent years, and
that mortgage interest rates have
started to rise, even if they remain at
comparatively low levels. Increased
uncertainty regarding continued
progress on the labour market is also
apparent, which has an effect on
households’ willingness to consume.

Overall, the lettings market for retail
premises was stagnant in the year, albeit
without any dramatic impact on rent or
vacancy levels. The attractions of spe-
cific retail properties—and thus rent
terms—fluctuate widely, and are largely
dependent on prevailing competition in
each sub-market. The competitiveness
of each property in its specific sub-mar-
ket is decisive to sales growth, and thus
also, its rent growth. In the year, there
was a generally increasing discrepancy
between the progress of more and less
successful retail properties.
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STABLE DEMAND FOR
PUBLIC PROPERTIES

Compared to commercial properties,
rents on public properties are more
cost-based than market dependent. As
a rule, demand for properties with public
operations is more stable over time
than those for commercial usage.
Accordingly, cyclical fluctuations do not
have the same impact on public
properties as on commercial properties.

Revenue streams in public proper-
ties are generally more stable than is
the case for commercial properties. This
is explained partly by less dependency
on the economy for public operations,
and that the contract terms of leases on
public property are usually longer than
those customary when letting commer-
cial properties.

In recent years, interest in public
properties has increased among differ-
ent participants on the market, and this
has become especially evident in the
past five to ten years as the market has
become still more liquid. This could be
explained by market risk appetite gener-
ally reducing, implying greater interest in
public properties with secure cash flows
and long-term contracts. All other things
being equal, more competition over
these properties means that required
property yields reduce. Indications from
participants on the market suggest that
this view is accurate. Investors are
seeking more secure investments, which
has put pressue on required property
yields. However, different participants
indicate that there is a substantial varia-
tion in terms of required property yields
in the segment, where the pressure is
most intense in retirement homes.
Required property yields also vary across
the country depending on counterparty
and contract term.

RELATIVELY HIGH TRANSACTION VOLUMES
Transaction activity reduced somewhat
in 2011 compared to 2010, mainly as a
result of a substantial decrease in
transaction activities in the final quarter

of the year. Estimated total transaction
volumes in Sweden in 2011 were some
SEK 100 billion, down nearly 10 per
cent on 2010. This volume should still
be considered high compared to other
years. Interest from foreign buyers
decreased in the year, and domestic
players were in a clear majority. Real
estate investment trusts, institutions
and other property companies with
strong finances were common buyer
categories. Borrowing costs increased
in the year, partly due to increased
interest rates, and partly due to higher
interest surcharges from lenders.
Meanwhile, lenders’ requirements for
equity shares on acquisition also
increased. In the latter part of the year,
a hesitant attitude was also apparent
from several banks, and accordingly, the
execution time for transactions
increased. The share of distressed
sales was estimated at some 10 per
cent of transaction volume in the year,
which is consistent with the levels
recorded in 2010.

WIDER DIFFERENCES IN YIELDS
Differences in required property yields
between high and low-quality properties
accentuated further in 2011, mainly due
to reduced required yields for the most
attractive properties. Properties with
long-term stable cash flows, such as
rental housing and retail properties with
good positioning in their respective
sub-markets, attracted interest from
many investors.

Demand was primarily in the larger
regions, simultaneous with interest in
high-yielding and well-functioning proper-
ties in somewhat smaller regions also
being apparent.

13




14

Kungsleden—position on the market

The lettings market for commercial properties made generally positive progress in the
year and the same applied to public properties. Demand for modules to let and pur-
chase of newly produced modules increased sharply in the first half-year, but levelled
off somewhat subsequently. Kungsleden’s rent levels are competitive, for reasons
including its properties primarily being in locations with fairly stable rents.

THE MARKET FOR COMMERCIAL
PREMISES

After a positive start, activity on the
business transaction market levelled off
in the second half-year as debt
concerns in Europe resurfaced.
Although there was certainly some
continued underlying buying interest in
properties and portfolios for sale,
greater difficulties arranging funding
contributed to a more hesitant market.
Sweden’s more well-known players, with
strong finances, had the best prospects
of closing favorable deals.

The lettings market generally
remained positive, especially early in
the year, and for Kungsleden’s part, very
limited bad debt and only a few isolated
insolvencies. There was some concern
from certain retailers in the retail seg-
ment, who were experiencing more
difficult conditions. However, this out-
look was not consistent, and there were
tenants who were not affected to the
same degree as others, such as north-
ern European food provider ICA, with its
stable operations.

There is an inherent inertia in
Kungsleden’s portfolio with its long
lease contracts, in certain cases with

ten-year terms. At year-end 2011, a
small number of tenants did decide to
terminate their contracts. Despite this,
vacancies were better than at the begin-
ning of the year.

The lettings market for industrial and
warehouse properties is mainly depend-
ent on the profile of tenants.
Kungsleden has several multinational
tenants in this segment, who are not
dependent on any single market, such
as ABB. For Kungsleden’s part, the
lettings market for industrial and ware-
house properties was stable.

Progress was also stable on the
office lettings market. While businesses
were doing well enough not to need to
downsize headcount to any great extent,
they also opted to retain their premises.
If Kungsleden can offer the right type of
property premises, or make tenant
adaptations, it has good prospects for
continued positive progress in this
segment. For example, industrial prem-
ises in Vasterds, west of Stockholm,
were converted into very attractive
office premises, helping achieve a very
good letting.

Most of Kungsleden’s properties are
in growth regions, but where growth

KUNGSLEDEN’S POSITION ON THE MARKET

Concentration by property type

fluctuations are not extreme. The dia-
gram on page 15 illustrates how total
pay has increased on average in Swe-
den’s local labour markets. The red spot
shows Kungsleden’s presence in Swe-
den in terms of annual growth and risk.
Stockholm is an example of a high
growth location, but where growth fluctu-
ations are also substantial.
Kungsleden’s holding on the market is
primarily in locations where rent levels
are fairly stable, which in itself, is a
good basis for stable cash flow.

THE PUBLIC MARKET

Interest in social services properties
has increased in recent years, with
2011 being no exception. Even if a slow-
down was apparent on the business
transaction market in the fourth
quarter, it was less severe than in other
segments. Reasons included greater
competition over this type of property,
generally regarded as being one of the
safer property investments. Funding
was also facilitated by many buyers
being supported by strong owners.
Hemso is Sweden’s largest private
property owner for social services
properties. The underlying trend of
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Kungsleden's business model has resulted in a portfolio which features a
holding diversified both geographically and by property type, more so than any
other portfolio on the Swedish market.
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municipalities selling properties make
capital available to invest in other
activities remains an underlying trend.
Of Swedish transaction volumes of
social services properties of around
SEK 10.5 billion in 2011, Hemso was a
net buyer of some 10 per cent.

The lettings market in this segment
was stable in the year. Municipalities,
county councils, independent schools
and the judicial system are the primary
tenants.

As a complement to its portfolio in
Sweden, Hemso also owns a property
holding in Germany. These properties
are fully let to different retirement home
operators. The lettings market in this
segment was also stable in the year.

Public care providers are demanding
more modern premises than previously.
Independent schools often occupy
alternative education niches, which may
apply specific requirements on their
properties. Many schools in Sweden
were built in the 1950s and 60s, which
creates a need for more contemporary
premises. Kungsleden endeavours to
satisfy tenants’ differing needs and
offer attractive and contemporary prem-
ises for schools, police services, or
care, for example.

THE MODULE MARKET

The year started with a sharp increase
in demand, primarily in new lettings, but
also in the sale of modules. However,
from June onwards, the demand for
produced modules levelled off, and
remained fairly poor through the
autumn. The pattern was similar in
lettings, and despite some recovery

through the autumn, activity levels
remained lower than in the spring.

Net lettings were positive in the year,
i.e. Nordic Modular’s lettings were
greater than the return flow of modules,
which meant that the volume of mod-
ules was greater at year-end 2011 than
at the beginning of the year.

Half of the lettings order intake
consisted of school modules, a quarter
of pre-schools and the remaining quar-
ter was offices. Enquiries through the
spring were dominated by those for
offices, but this trend slowed down
ahead of the summer in tandem with
renewed debt concerns in Europe. Pre-
schools dominated the order intake for
sale of modules.

Demand in production and lettings is
demographically driven by the need for
more capacity in schools and pre-
schools. The construction industry is
another driver, where the need for stor-
age units has increased, in tandem with
progress including increased housing
production in the first half-year and
large-scale construction projects, not
least in the Stockholm region.

Leasing may be relevant if a customer
require high standards on individualised
solutions, or if it knows that the usage
term will be lengthy right from the start,
when initial leases may be signed for five
to ten years. Normally, the market for
leasing follows module production.

The competitive outlook on the
producer market was stable. In lettings,
a number of foreign players have joined
the market in recent years. However, it
would appear as if these players have
not succeeded in securing a firm posi-

SVERIGES 75 LOKALA SWEDEN’S 75 LOCAL
LABOUR MARKETS—GROWTH AND RISK
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tion on the market. Getting into this
market requires modules suited to
Swedish conditions, and the achieve-
ment of a threshold volume.

MUNICIPALITIES ARE A
KEY CUSTOMER GROUP

Municipalities are a key customer group
in lettings. Municipal finances have
improved in recent years, which has been
a contributor to demand. Larger
industrial corporations, with customers
such as Ericsson and Scania, are
another key customer group.

Municipalities have also been a major
customer group for purchases of pro-
duced modules. The big plant hire compa-
nies, most of which for historical or other
reasons, have links to construction com-
panies, are another major customer
group.

Nordic Modular upscaled their mar-
ket approval in 2011. Previous experi-
ence indicates that visibility and
addressing the market are worthwhile
investments because this has a close
link to sales growth in the longer per-
spective. For example, brand research
indicates that Temporent has a high
recognition factor.
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OPPORTUNITIES IN PRACTICE:

Financial services group

[ A

Nordea moves back home

/

Urban Strémaqvist, Nordea Bank Manager, at his old—and new—premises in Sollentuna.

During a re-organisation, the
Northern European financial
services group Nordea needed more
office space north of Stockholm.
The goal was to co-locate the
management of Northern Stockholm
Region of Nordea into an advisory
services office and key account unit,
a business office to cover the whole
of the northern Greater Stockholm
market, and support functions for
these units. A total of some 2,500
sg.m. was needed. Nordea
considered a range of alternatives,
including the expansion of its
business in Taby, a suburb just
north of Stockholm.

Nordea already had bank loca-
tions and a smaller branch office in
a Kungsleden property next to the
Sollentuna commuter train station.
This property, built in 1990, has
some 5,000 sg.m. of commercial
space, originally built by Uplands
Bank, part of the group that is now
Nordea. The bank decided to con-
tinue with Kungsleden, which had
unoccupied premises on the prop-
erty, also well located for Nordea’s
purposes.

The co-location required two new
storeys to be put on the property.
The project started with a discussion
as to who would be responsible for
what. Kungsleden was keen to adopt
a flexible approach and tailor its
solutions to the customer. This
resulted in Kungsleden modifying
the top storey, while Nordea con-
ducted its own tenant adaptations
on the floor below. The groun floor
of the bank premises had previously
n been renovated to better suit
private advisory services, focusing
on mortgage customers.

Work went well and Nordea was
able to move in as of autumn 2011.

“Kungsleden has been willing to
collaborate, they have been posi-
tive, responsive and one of the best
property owners we had a relation-
ship with. Ironically, this building
was originally constructed to house
the former bank’s head office in
northern Stockholm, so you could
say we've come home,” noted
Urban Stromqvist, Nordea Bank
Manager.



In dialogue with tenants and customers

Kungsleden’s commercial property portfolio grew in terms of volume and value in 2011.
The share of retail properties in the holding decreased, while the industrial/warehouse
share increased year on year. The operating net of the commercial portfolio increased
by SEK 406 m, mainly as a result of purchases, reducing vacancies, and a lower cost
base in like-for-like holding terms.

The year started with generally more
optimism compared to the second
half-year. Many tenants took an
optimistic view, and were able to expand
their operations. Kungsleden was
active. Overall, Kungsleden purchased
properties with a value equivalent to
over SEK 4.2 billion, the absolute
majority in the first half-year.

However, market conditions changed
during the summer as a result of
increasing debt concerns in Europe. The
market window shrank for purchasing
properties at good yields. Sales of
commercial properties worth just over
SEK 1.1 billion were completed in the

second half-year. Kungsleden works
continuously towards ensuring its expo-
sure to individual customers, markets
and segments is balanced.

In parallel with property transactions
and screening potential purchases and
sales, much of the year was devoted to
tenant care in those properties pur-
chased in the year.

“Being present in different ways is
important, being present nationwide,
and seeing our customers. Obviously,
we're pleased to have a number of
tenants who are doing well, including
Byggmax and ICA, that are not only large
players, but also offer different types of

discount products or goods that are also
needed in recessions,” commented
Eskil Lindnér, Divisional Manager.

MAKING THE IMPOSSIBLE POSSIBLE
The largest purchase in the year was
NRP, which consisted of 36 office and
industrial premises, two of which are in
Poland and one in Germany. This
acquisition can be considered as an
example of Kungsleden'’s business
model. The NRP portfolio was fairly
heterogeneous, with a wide range of
rent and lease contracts. Many players
may perceive this type of portfolio as
problematic. However, the company’s
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ambition is to make what appears
impossible possible. The year largely
featured work on integrating the NRP
properties into Kungsleden'’s portfolio,
which went as planned.

Another example of Kungsleden’s
attitude is its work on a small number
properties with difficulties in the portfo-
lio. There are becoming development
projects, with solutions often based on
creativity, focus, sufficient resources
and the insight that there is always a
solution if you look hard enough. If
required, external competences are also
brought in. This attitude based on
Kungsleden’s corporate culture, that
nothing is impossible. One good exam-
ple is five properties in Norra Botkyrka,
near Stockholm, which were sold late in
the year after a successful development
project.

THE CHARACTER OF THE HOLDING
Kungsleden’s holding of commercial
properties consists of new-builds and
well maintained older properties, with
typically, an attractive location.
Properties should be flexible in the
sense that their usage should be
adaptable if an existing tenant decides
to relocate.
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OPPORTUNITIES IN PRACTICE:

A fruitful partnership

Ty
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Fredrik Fréborg, Regional Manager of Fruktbudet, and Malin Sloan, Assistant Technical

Manager of Kungsleden.

Fruktbudet, the Fruit Courier,
Sweden’s largest and longest-
established vendor of fruit baskets,
had outgrown its premises in
Skane, southern Sweden. It needed
a bigger office, more room for
production and warehousing, and
more space for its staff. The new
property needed features including
a high ceiling, no pillars and lots of
chiller space. Fruktbudet ships
nearly 40 tons of fruit from its
Skane base every week. Fruktbudet
also needed plenty of room outside
for its van fleet.

Fruktbudet contacted Kungsleden
in 2010 after seeing an advertise-
ment. Kungsleden had a large indus-
trial property in Arldv, north east of
Malmo, with unoccupied space. The
building was a property from the
1960s-70s, whose oldest parts
were from the 19th century. Some of
its basic features were a high ceil-
ing, no pillars and good geographical
location, although a large-scale
conversion would be required.
Kungsleden was prepared to take
the full cost, if Fruktbudet was inter-
ested.

Kungsleden supported Fruktbudet
in the conversion process by sup-
plying formal contacts, tendering,
recommending contractors through
the company’s contact network and
proposing structural solutions
through Kungsleden property tech-
nicians which were then adopted
for the full conversion process.

“The adaptations were fairly
substantial, with old electrical
cables and other installations that
needed removal. We needed new
walls and loading space, while
garage doors had to be removed or
replaced. We held scheduled con-
struction meetings every 14 days
and maintained a good dialogue
throughout. Kungsleden was really
flexible and responsive to change
and extensions. We really got a lot
rebuilt,” commented Fredrik Froborg,
Fruktbudet’s Regional Manager.

One bonus was that Kungsleden
was able to donate a cooling plant to
the property, which meant that
Fruktbudet was able to avoid some
investments. Fruktbudet moved into
its new premises in March 2011.
More tenants have moved in since
then and more are on the way.



Hemso

Hemso has been 50:50 owned by Kungsleden and AP3 (The Swedish Third Pension
Insurance Fund) since 2009. From 2011 onwards, this property company is a completely
independent company, with the same focus as previously, on public properties. Hemso
conducted a number of purchases in the year, which increased portfolio value by about
SEK 1.2 billion, or 6 per cent. Hemso has been consolidated into the Kungsleden group
according to the equity method, effective 1 January 2012.

Hemsd’s holding consists of public
properties. Publicly funded operations
for the general public such as geriatric
care, schools and healthcare, as well as
other public services, are conducted in
these properties. Properties for other
public operations are primarily proper-
ties for the judicial system as well as a
number of larger properties with public
sector tenants like the Swedish Civil
Aviation Administration and SMHI, the
Swedish Meteorological and Hydrologi-
cal Institute.

This holding is well diversified geo-
graphically, albeit with some concentra-
tion on larger regional cities. Hemso is
based in Stockholm, has regional
offices in Gothenburg and Malmo, and
17 local branches and operational
offices around the country.

The largest tenants are Vastra Gota-
land County Council, training provider
Academedia and care provider Attendo.

The first half-year featured an estab-
lishment of Hemsd’s independent organ-
isation and hiring key staff as senior

HEM

managers. As part of developing the
company, Hemso relocated its head
office to its own premises in spring
2011. The company has since operated
as a fully independent entity.

HIGH ACQUISITION ACTIVITY

The second half-year featured high
activity in business transactions, when all
the company’s purchases were con-
ducted. A total of 17 properties were
acquired for nearly SEK 1,217 m. The
purchased properties housed senior high
and other schools, pre-schools and
retirement homes.

Hemsd’s goals correspond to those
the operation had when it was managed
by Kungsleden’s former Public division. It
focuses on owning, managing and devel-

oping premises for social services.
Hemso should satisfy tenant expecta-
tions and fulfil the needs for smoothly
functioning and expedient premises. The
estimated size of the public property
market in Sweden is around 90,000,000
sg.m., of which Hemsd’s market share is
some 1.7 per cent. Accordingly, Hemso
has a substantial growth potential.
Kungsleden exercises its influence
through Hemsé's Board of Directors. At
present, its Board has seven members,
three of which represent Kungsleden
and three represent AP3. One member
is non-affiliated. Hakan Bryngelson,
previously CEO of property company
Vasakronan, and Chairman of
Kungsleden’s Board, is its Chairman.
Kungsleden and AP3 have signed a
five-year shareholders’ agreement that
expires in 2014. Jointly with AP3,
Kungsleden is continuing to develop and
strengthen Hemsd's already secure posi-
tioning on the public properties market.

A SEK 21 BILLION PROPERTY PORTFOLIO
As of 31 December, the holding
consisted of 312 properties with a book
value of SEK 20,858 m and area of
1,519,000 sq.m. At year-end, these
properties generated annual rental
revenues of SEK 1,776 m and an
operating net of SEK 1,283 m. The
Swedish property holding was located in
88 municipalities, of which 56 per cent
of book value in municipalities with
populations of less than 100,000.
About 40 per cent of property book
values were located in the major three
city regions of Stockholm, Gothenburg
and Oresund.
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Apart from the holding in Sweden,
Hemso owns 17 retirement homes in
Germany. These properties were
acquired from Kungsleden at the end of
2010 and completion was in April 2011.
The majority of these properties are

located in the Ruhr region and Frankfurt.

Gross leasable area is 75,000 sq.m.
and total rental value is EUR 11 m, or
some SEK 98 m.

HEMSO’S HISTORY

Kungsleden started accumulating its
holding of public properties in 2001,
and by year-end 2008, it represented all
of 58 per cent of portfolio book values.
Just before year-end 2008, Kungsleden
entered an agreement to sell 50 per
sent to AP3, and Hemsd was formed in
May 2009.

HEMSO REPORTING

Until the end of 2011, Hemso6 was
consolidated into the Kungsleden group
using the proportional method. This
means that half of all Hemso6’s assets,
liabilities, revenues and expenses were
reported item by item in Kungsleden’s

consolidated accounts. For example, SEK
10,429 m of Kungsleden’s total property
values of SEK 26,122 m in 2011 relate to
those properties held by Hemso.

From 1 January 2012 onwards,
Hemso is being consolidated into the
Kungsleden group based on the equity
method instead. This has been con-
ducted after the forthcoming IFRS 11
Joint Arrangements only permitting the
equity method for consolidating joint
ventures.

This change of method means that
half of Hemsd’s profit or loss is pre-
sented on the row Profit/loss from
participations in joint ventures in the
Income Statement. In the statement of
financial position, half of the value of
Hemsd’s equity will be reported as an
asset on the row Participations in joint
ventures, according to IFRS. The amount
of equity, net profit or loss and profit for
calculating dividends will not be
affected by the change of accounting
method. However, items including prop-
erty book values and loans will be lower
due to the de-recognition of the Hemso

amounts, reducing total assets and
increasing the equity/assets ratio.
More information about how Hemsd
affects Kungsleden'’s financial state-
ments and Kungsleden'’s results for
2011 based on the different methods
are stated in Note 34 and at www.
kungsleden.se/consolidation-of-hemso.

THE VALUE OF THE HOLDING IN HEMS0
Hemsd’s equity as of 31 December
2011 was SEK 2,169 m, of which
Kungsleden’s share was 50 per cent, or
SEK 1,084 m. This value has been
produced based on the accounting rules
of IFRS. The value of the company may
differ from the IFRS-calculated equity.
Among other things, the IFRS equity has
been charged with SEK 1,502 m in
deferred tax on properties, while a
measurement of shares in property
companies in a transaction usually
assigns the value of the deferred tax
liability at 5-10 per cent of temporary
differences. A measurement of the
deferred tax liability for properties at 10
per cent of Hemso's temporary
differences as of 31 December 2011
increases the value of the Hemso group
by some SEK 1,000 m compared to
equity according to IFRS.

INCOME STATEMENT STATEMENT OF FINANCIAL POSITION
An enterprise valuation after the

SEKm 2011 2010 2011 2010 transaction may also measure the prop-

Rental revenues 1,671 1,396 SEKm 31Dec  31Dec erty portfolio at another value. The total

Property costs -469 -407 Assets of individual properties’ book value in

Gross profit 1,202 289 Properties 20,858 18,518 Hemgg corresponds to an average prop-

Trading net -1 15 Recelvables, etc. 444 422 ertyyield of 6.2 per cent as of 31 Decem-

Sales and administration costs ~ —150 -90 Cash and cash equivalents 264 353 ber. A divergent value of the property

Net financial position 619  -262 Total assets 21,566 19,293 )

Unrealised value changes portfolio affect§ the value of the com-
Investment properties so8 464 Equity and liabilities pany by approximately +/— SEK 300 m
Financial estimates 035 _ Equity 2,169 1,570 per 0.1 percentage points variation in

Profit before tax 1,095 1,116 Liabilities to owners 3,000 3,000 property yields (after adjusting for

Tax 269 186 Interest-bearing liabilities 13,445 11,085  deferred tax on the difference).

Net profit 826 930 Deferred tax 1,502 1,253

Non interest-bearing liabilities 1,450 2,385 Read more at www.hemso.se
Total equities and liabilities 21,566 19,293 .
(In Swedish only)
EARNINGS CAPACITY BY TYPE BOARD MEMBERS OF
HEMSO FASTIGHETS AB
Retirement Retirement
Homes Homes Other
Sweden Germany School Care Public Total Member Representing

No. of properties 109 17 74 92 20 312 Hakan Bryngelson Kungsleden

Leasable area, 000 sq.m. 513 76 439 290 201 1,519 (Chairman)

Book value, SEK m 8,329 1,290 5,863 2,851 2,525 20,858 Magnus Meyer Kungsleden

Rental value, SEKm 661 98 525 314 232 1,830 Thomas Erséus Kungsleden

Rental revenues, SEK m 649 98 507 297 225 1,776 Claes de Neergaard ~ AP3

Operating net, SEK m 464 93 372 186 168 1,283 Kerstin Hessius AP3

Economic occupancy, % 98.2 100.0 96.8 94.5 96.8 97.1 Bengt Hellstrom AP3

Property yield, % 5.6 7.2 6.3 6.5 6.7 6.2 David Mindus Non-affiliated

Operating surplus margin, % 71.4 95.1 73.3 62.7 75.0 72.2
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Nordic Modular

Nordic Modular is a Nordic leader in the letting of premises in modular buildings, as well
as the production and sale of modules. Flexible and cost-efficient modular buildings are a
complement to Kungsleden'’s offering, mainly in the public sector. This operation is run
through three subsidiaries; Temporent, Flexator and Nordic Modular Leasing.

Temporent develops and lets temporary
premises in modular buildings. These
modular systems are specially designed
for offices, schools and pre-schools.
The main customers are municipalities
and large corporations. The main
market is Sweden, but also have some
operations in Norway and Denmark.

Flexator produces and sells modular
buildings based on standard construc-
tion systems. Applications cover every-
thing from storage units to high-quality
mobile buildings for offices, retirement
homes, schools and pre-schools. The
main customers are municipalities,
county councils and large corporations.
Flexator produces the modular buildings
that Temporent lets.

Flexator’s customers can also lease
modules via Nordic Modular Leasing as
an alternative to purchase. Customers
can purchase modular buildings after
the end of lease contracts. The main
customers are municipalities.

THE NEED FOR MODULES IS
CONTROLLED BY DEMOGRAPHICS

Some 75 per cent of modular buildings
are leased by municipalities and county
councils. Largely, needs for premises

are dependent on demographic factors

like relocation streams and changes to
birth rates. On the business side,
demand is primarily determined by the
business cycle.

The head office is in Upplands Vasby,
north of Stockholm, with offices in Lund,
Ume3, Oslo and Copenhagen, and pro-
duction plants in Anneberg outside
Nassjo, Grabo outside Gothenburg and
Eslov (all Sweden).

STRONG PROFIT CONTRIBUTOR
For 2011, Nordic Modular’s rental
revenues were SEK 244 (241) m with a
gross profit of SEK 195 (194) m.
Occupancy decreased early in the year,
but then increased, to 77 per cent (77)
by year-end. Occupancy is expected to
keep increasing in early 2012. The
profits from modular lettings are high
compared to lettings of commercial and
public properties. In 2011, modular
lettings represented 12 per cent of
Kungsleden’s total gross profit, while
simultaneously, this operation only
represented 6 per cent of property value.
The property yield after standard rate
depreciation of SEK -86 m amounted to
7.0 per cent as of year-end. Value
impairment due to use is greater for let
modules than for properties on static

foundations. Useful lives are 15-20
years if relocated, but if not relocated,
are basically the same as a convention-
ally built property. Standard rate depre-
ciation was not charged to the Income
Statement or profit for calculating divi-
dends prepared in accordance with
IFRS. However, the Income Statement
was charged with unrealised value
changes of SEK -60 m corresponding to
the reinvestments made in the modular
holding. At year-end, the holding
amounted to 232,000 sqg.m., which was
largely unchanged in the year.

SOLID SALES INCREASE

Sales of modules including changes to
inventories increased significantly in
2011, to SEK 288 (184) m, with gross
profit of SEK 30 (24) m. Nordic Modular
continuously adapts its workforce to
economic conditions. The order book at
the Grabo plant was fairly good at
year-end 2011, in seasonal terms.
However, the plant at Anneberg had a
low order book, and accordingly, 24
employees were issued with redundancy
notices in early-2012.

A PROFITABLE INVESTMENT
Kungsleden’s 2007 investment in
Nordic Modular Group has been
profitable. The annual return on equity
has averaged well over 20 per cent
since the 2007 acquisition. Capital
transfers to Kungsleden exceed
invested capital, simultaneous with
Nordic Modular self-financing re-invest-
ment, not only for a retained modular
holding, but also an increase of 33 per
cent. These investments were primarily
made through purchases from Nordic
Modular’s own plants.

For more information and contacts, see
www.nordicmodular.com.
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Kungsleden—the workplace

We spend a lot of our waking hours at work. As the property company that facilitates
opportunities, we want to ensure we have a workplace where people are content and
can develop. The decision mainly is delegated throughout the organisation, which
creates exciting challenges, while simultaneously promotes drive and fresh ideas.

CORPORATE CULTURE AND VALUES

As a workplace, Kungsleden features a
high level of employee commitment with
egalitarianism and mutual trust between
people. Our people’s commitment, cour-
age and willingness to take responsibility
are key ingredients of Kungsleden’s
long-term success. We often work in
teams, where camaraderie, skills and
participation are important.

At Kungsleden, it is self-evident that
everyone contributes to a positive corpo-
rate climate. Every year, Kungsleden
conducts an employee survey to get an
indication of how the organization is
feeling and some background on what’s
working well and what could be improved.
Our employee satisfaction survey for
2011, which 95 per cent of all staff
responded to, describes employees’
fulfillment at work and loyalty, and is
published as a fulfillment at work index.
In 2011, Kungsleden achieved a fulfill-
ment at work index of 81, which can be
set against the Swedish business aver-
age of 66. The survey was conducted in
partnership with Ennova.

A happiness at work index consists
of satisfaction and motivation. Satisfac-
tion is an expression of how satisfied
people are with their work and how
people value their workplace in relation
to an ideal. Motivation is largely about
how motivated employees feel at work
and how they look forward to meeting up
at work. The survey also deals with
questions such as development, leader-
ship, collaboration, attitudes and day-
to-day work. Employees rate their
answers on a 1 to 10 scale, which then
produces an index. A few key segments
are stated in the table to the right.

This year’'s measurement differs
from the previous year’s, so the results
are not fully comparable. The employee
index in 2010 was 73 per cent.
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In the Great Place to Work survey 2012,
Kungsleden came second out of the
medium-sized companies and were
named best out of the property compa-
nies. Kungsleden came in third place for
medium-sized companies. Being rated as
one of Sweden’s best workplaces
spreads pride internally and encourages
the company to be even better. At
Universum Awards 2012, Kungsleden
was awarded Newcomer of the Year. This
award recognises the company that has
been most successful in enhancing its
ability to attract students in a short time
and has taken a goal-oriented approach
to working with its employer brand. A
good workplace and shared values are
also important components when hiring
new employees. Kungsleden’s values
rest on a firm foundation of entrepreneur-
ship, and are defined as:

Innovation—experience of properties,
business transactions and customer
needs, combined with an entrepreneur-
ial culture helps Kungsleden to identify
opportunities. This helps create value
for our customers and shareholders.

Presence—HKungsleden is highly active
on the property market and is in
constant contact with its customers.
Through a local presence and respon-
siveness to tenants, Kungsleden’s
employees can identify and develop
business opportunities to benefit
customers and shareholders

EMPLOYEE SURVEY 2011

Results segment (selected)

Facilitating—Kungsleden does not
complicate things unnecessarily, but is
straightforward and simple in how the
operate. Our corporate culture is
characterized by a sense of participa-
tion that offers our people flexibility.

OPPORTUNITY TO DEVELOP
Kungsleden’s organisational structure
and business model means that work at
Kungsleden is in constant development.
Development can be about learning
new things within an existing position, or
trying something completely new.
Kungsleden has a lot of people that
have tried different roles and duties.
They may have changed jobs within our
property management division, or trans-
ferred from a specialist role to a leader-
ship role. Or for example, worked in
administration, to then try accounting.
Employee development is a central
component of operations, and is
reviewed annually at appraisal interviews
between staff and their Managers.
Managers also get support in their role
through workshops focusing on coaching
leadership. New managers undergo
tailored training packages and are sup-
ported by a personal coach.
Kungsleden’s leadership is measured
each year in the form of a leadership
index, which is an aggregated index of
11 questions. Kungsleden’s leadership
index is this year 83. This year’s meas-
urement of the leadership index also
differs somewhat from the previous

| feel motivated at work 84 71
| always look forward to going to work 81 64
| could imagine myself recommending other people to apply 91 67
for a job at Kungsleden

| am proud to tell other people where | work 89 72



EMPLOYEE SATISFACTION AND LEADERSHIP INDICES 2007-2010

2007 2008

I Employee indices [ Leadership indices

2009

2010

Annual employee surveys were conducted in 2007 to 2010 in collaboration with Synovate. Both the
employee index and leadership index increased. For the year 2011 survey, see the previous page.

year’s, and accordingly, the results are
not fully comparable. The year 2010
leadership index was 75.

Besides stimulating tasks with good
developmental prospects, Kungsleden
has an ambition of offering perfor-
mance-related incentive payments. Over
the past year, all staff had the opportu-
nity to receive an extra month’s salary,
half of which was linked to the compa-
ny’s operational results, and the remain-
der to individual goals. For 2011, most
employees received one extra month
salary payment related to Kungsleden'’s
target profit for calculating dividends,
personal targets, or group targets.

HEALTH

It is common knowledge that good
health has a positive effect on sick
leave absence and performance at
work. Kungsleden encourages physical
activity in and outside the workplace by
making a contribution to keep-fit for all
staff, offering massage facilities and
activities that include daily exercise. For
example, two of Kungsleden’s employ-
ees play sports that are somewhat out
of the ordinary. You can read interviews
with Fredrik, who gets energy from
windsurfing in his spare time, and Malin,
who plays beach volleyball. Read more
on pages 25 and 51.

Kungsleden also offers its staff regular
health check-ups. In 2011, Kungsleden
had sickness absence of 3 per cent,
compared to 2 per cent in 2010. Staff
turnover, defined as the number of
permanent employees terminating in the
year divided by the average number of
employees, was 8 per cent. Of staff
turnover, 7 per cent represented voluntary
resignation and 1 per cent retirement.

EQUAL OPPORTUNITIES
Kungsleden continues to execute an
equal opportunities plan to achieve a
favourable mix between genders and
age groups across the organisation,
including a more even gender mix in
management positions. At Kungsleden,
equal opportunities means everyone
has the same values and are treated
with respect and dignity regardless of
sex, age, origin or class. Kungsleden
aims to be a well-functioning workplace
where everyone has equal opportunities
to succeed and give their best. No-one
in the organisation will be exposed to
derogatory treatment, i.e. bullying,
social exclusion or sexual harassment.
Results of the equal pay audit con-
ducted in the financial year indicate that
Kungsleden applies the same remunera-
tion principles for everyone in terms of
salary issues and the same terms, condi-
tions and rules apply to women and men.
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Kungsleden takes a positive view of
parental leave and offers attractive
terms. At year-end, 3 (3) Kungsleden
employees were on parental leave.

HR STATISTICS

At year-end 2011, the Kungsleden group
had a total of 312 (271) full-time
employees. 186 (168) of them were
employed by Nordic Modular. Half of the
86 (68) employees of Hemso Fastighets
AB are also included. Subsidiaries are
operated as independent units with
their own central functions.

Of the remaining 83 (69) employees,
at year-end, 43 (39) worked in property
management and 40 (30) in administra-
tion. The percentage of women in admin-
istration was somewhat higher than men,
while the reverse applied within property
management. Overall at year-end, 54
(58) per cent of staff were women
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The average age of salaried employees
was 44 (43). By gender, the average age
was slightly higher among men than
women, 44 and 40 respectively. Women
were a clear majority in the under-40
age group, while the division between
genders for employees over 40 was
even. 54 (55) per cent of salaried
employees are 40 or older.

Overall, the statistics demonstrate
that Kungsleden has a favourable mix of
employees of varying age and experi-
ence. Approximately two-thirds, or 66
(51) per cent have worked for Kungs-
leden for four years or more, 22 (43) per
cent between one and three years and
the remaining 12 (6) per cent for less
than one year.

AGE PROFILE - SALARIED EMPLOYEES

<30years 30-39years 40-49years = 50 years

Il Women B Men



OPPORTUNITIES IN PRACTICE:

Employee interview

—Malin Axland

¥ ¥

What is your area of responsibility?
I’'m a company lawyer and mainly
work on property transactions and
advisory services for our manage-
ment organisation. | also deal with
other legal issues that arise in the
company, which means my job is
very diverse.

What'’s the most enjoyable

part of your job?

When | can be a good speaking
partner on various issues early on
in the process. That’s when | can
be creative and make a difference,
contributing to even better
transactions.

What gives you energy at work?
Getting to work with so many really
skilled and nice people that are all
willing help each other.

What gives you energy

in your spare time?

Spending time with my daughter,
who’s nearly four, gives me loads of
energy. | also get energy from
training and competing in beach vol-
leyball, which | think is really fun.
Sometimes we get into a flow and
play amazingly together, and that
feeling is unbeatable. Those times
stay with me, and then it doesn’t
matter whether we win or lose.

1
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How do you balance your

work and leisure?

| always endeavour to be fully
present in what I'm doing, both at
work and when I'm at home with my
family, because that’s when I'm
most effective and can really relax
and get new energy. Work and
leisure interact with each other, and
having flexible office-hours so you
can make your day work is a big
benefit. This summer | hope to
spend a day working as a beach
volleyball instructor at a children’s
summer camp run by Fryshuset, a
businesspartner of Kungsleden.

How does Kungsleden facilitate
opportunities for you?

It’s an attitude we have at
Kungsleden that anything is
possible. Everyone’s committed
and open to change and new
solutions. It’s a creative and
egalitarian environment, and
because a lot of responsibility is
delegated, you have a lot of
influence.

PROPERTY
PORTFOLIO

The property portfolio

Holding

Transactions

Valuation method

Earnings capacity

Customers and rental revenues
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The property portfolio

As of 31 December 2011, the property portfolio consists of 636 properties with book
value of SEK 26,122 m. The holding is divided into three segments; Commercial Prop-
erties, Public Properties and Nordic Modular, where Commercial Properties is the

largest segment, representing nearly half of book value.

2011 IN BRIEF

In the year, Kungsleden’s property
portfolio consisted of 592 properties
with a book value of SEK 21,501 m and
rental value of SEK 2,343 m. Leasable
area was a total of 2,510,000 sqg.m.

In the year, Kungsleden purchased
60 properties, the largest transaction
being 36 properties purchased from
NRP. In total, the value of property
purchases was SEK 4,798 m with rental
value of SEK 691 m and area of
960,000 sqg.m.

20 properties with area of 143,000
sg.m. and rental value of SEK 98 m were
sold in the year for SEK 1,224 (179) m.

Four properties were added through
a property convesion process.

PROPERTY HOLDING BY TYPE, 31 DECEMBER 2011

6% Modular Buildings
5% Other Public

7% Care

&

13% School

Total
book value:
SEK 26,122 m

»

20% Retirement Home

As of 31 December 2011, Kungsleden’s
property portfolio consisted of 636
properties with a book value of SEK
26,122 m, rental value of SEK 2,987 m
and leasable area of 3,328,000 sq.m.
Purchases and sales in the year
meant that the Commercial segment
increased by 28 properties net, of which
23 properties of the Industrial/Ware-
house type and 10 Office, while Retail
reduced by 4 and Other Commercial
reduced by 1 property. Public Properties
increased by 16 properties, of which 3
in Retirement Home, 10 in School, 5 in
Care, while Other Public reduced by 2.
Investments in existing properties in
the year were SEK 306 m. Primarily,
investments are in the conversion and

7% Modular Buildings

extension of existing properties in con-
sultation with tenants so the customer’s
operations can be conducted in a better,
more efficient way. Investments increase
property values through higher rent
levels, and often, longer contract terms.

Value changes on properties
amounted to SEK 690 m in 2011.The
positive value change on properties is
the net of new value appraisals and
investments made, corresponding to 3
per cent of book value. The value
change comes from public properties,
where required property yields reduced
and commercial properties, where new
lettings were arranged and the results
from recently purchased properties
were better than expected.

PROPERTY HOLDING BY TYPE, 31 DECEMBER 2010

5% Other Public

24% Industrial/Warehouse

7% Care

4% School )

1

16% Office

8% Retail

& .

.ﬁ\'

22% Retirement Home

23% Industrial/Warehouse

book value:
9% Office

12% Retail

1% Other Commercial

1% Other Commercial

PROPERTY HOLDING BY SIZE OF LOCATION,
31 DECEMBER 2011

6% Modular buildings

6% <25,000 population

7% Modular buildings

PROPERTY HOLDING BY SIZE OF LOCATION,
31 DECEMBER 2010

16% Stockholm region

13% 25-50,000 population ‘
Total
book value:
SEK 26,122 m
12% 50-100,000 population

2

6% <25,000 population

19% Stockholm region

14% 25-50,000 population

12% Oresund region

6% Gothenburg Regent

29% >100,000 population 18% >100,000 population

o

book value:
SEK 21,501 m

) 15% Oresund region

14% 50-100,000 population
- 7% Gothenburg region
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In 2011, Kungsleden'’s property holding increased by 44 properties net to a total of 636
properties. Book value increased by 21 per cent to SEK 26,122 (21,501) m, while rental
value increased 27 per cent to SEK 2,987 (2,343) m. Meanwhile, leasable area grew by
33 per cent to a total of 3,328,000 (2,510,000) sq.m.

Kungsleden’s commercial properties are
divided by type according to the main
activity conducted in these properties;
Industrial/Warehouse, Office, Retail and
Other Commercial. The Other Commer-
cial type includes activities such as
parking and land where commercial
buildings are to be built. A property is
considered commercial if the majority of
tenant operations are commercially,
rather than publicly, funded.

Property purchases and sales in the
year meant that Kungsleden significantly
increased its portfolio of industrial/
warehouse properties, by 23 properties
to 126, a 22 per cent increase. The
Office type increased by 14 per cent
from 72 properties in the previous year
to 82 properties. The increase in both

types is explained by the acquisition of
36 properties from NRP, whose portfolio
primarily comprises office and industrial
properties and features stable yields
and stable tenants. Offices in Vasteras
dominate the portfolio and represent
half of rental value. The largest type in
the commercial holding is Industrial/
Warehouse, which as of 31 December
2011, represented 49 (50) per cent of
the value of the commercial holding.

Properties in the Retirement Home,
School, Care and Other Public types
belong to the Public Property segment,
i.e. publicly funded properties. The
smaller Other Public type consists of
those properties that do not fit in any of
the specific types above. Properties of

THE PROPERTY PORTFOLIO, 2002-2011
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Modular Buildings

Kungsleden’s property portfolio grew from SEK 10.1 billion to SEK 26.1 billion in the period 2002-2011. This corresponds to
annual growth of 11 per cent. The largest property type measured in book value is industrial/warehouse.

PURCHASE YEAR OF PROPERTY HOLDING OF SEK 26,122 M
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this type may be housing, police and
fire stations, and land.

Kungsleden’s public properties are
mainly within Hemso, which is 50 per
cent owned by AP3.

One of the characteristics of public
properties is that they have an attractive
risk and return level, consistent with
Kungsleden’s business concept. The
properties are often attractively located
and have solvent tenants with long lease
contracts, and accordingly have good
funding prospects. The management of
public properties differs from the man-
agement of commercial properties to
some extent. In the public segment, the
number of tenants per unit area is usu-
ally less than commercial properties,
and accordingly, a larger area can be
managed by the same human resources.
Simultaneously, lease contracts are
longer term, which requires a longer-term
perspective. The legal framework regu-
lating care and school operations differs
from the legislation on commercial
activities in many respects. In turn, this
requires specialist competence on the
specific legal requirements in place
regarding public properties.

PROPERTY VALUE, TOTAL
AND BY PROPERTY

SEKm SEK bn
50 50
40 %k 40
30 30
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20 20
10 10
0 0

2007 2008 2009 2010 2011
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values (SEK bn)

The average value per property decreased from SEK 45 to SEK
41 min the period 2007-2011.



In 2011, Kungsleden/Hemso increased
the number of properties in the public
holding by 16. At the end of the year,
public properties in Sweden repre-
sented 42 (44) per cent of the total hold-
ing book value and 34 (39) per cent of
rental value, leading to attractive oper-
ating risk and value risk in the group
overall. There is also a property portfolio
in Germany within the Public segment,
which at year-end represented 3 (4) per
cent of total portfolio and 2 (3) per cent
of rental value.

The German holding consists of 18
properties for retirement homes, one
wholly owned property and 17 proper-
ties 50 per cent owned via Hemso. The
sale of the German properties from
Kungsleden to Hemsd was agreed in
2010, and completion was in April
2011. These properties are mainly
concentrated on the Ruhr region and
Frankfurt. Over half of these properties
were built in 2005 or later and all main-
tain a very high standard. The portfolio
has a book value of SEK 761 m and
total area of 56,000 sqg.m.

These contracts are very long-term
and have an average remaining contract
term of 14.2 years. These contracts are
either cold rent agreements, where the
tenant takes all operating and mainte-
nance costs or “double net” agree-
ments, where Kungsleden takes the
cost of maintenance or roofs, founda-
tions and frontages.

The tenants are all stable counter-
parties, and are all operators that run
retirement home operations. Demand
for retirement home places is expected
to remain high, keeping pace with
increasing average age in Germany. The
portfolio is managed from Stockholm
with local managers on site who deal
with daily management issues and
contacts with tenants.

312 of the 353 public properties are
50 per cent owned by Kungsleden.
They are all included in the number of
properties, but only affect 50 per cent
of Kungsleden’s results of operations
and financial position because these
properties are part-owned via Hemso.
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The portfolio was accumulated in 2006—
2007, when Kungsleden did not see
equally attractive growth prospects in
Sweden. Then, more retirement homes
were purchased or project managed.

Nordic Modular consists of Temporent,
Flexator and Nordic Modular Leasing.
Temporent lets temporary premises in
modules, mainly to municipalities and
large corporations. Flexator manufac-
tures and sells modular buildings based
on standard systems for usage as
storage units or offices, retirement
homes, schools and pre-schools. Nordic
Modular Leasing offers leasing as an
alternative to purchase. Customers can
purchase modular buildings when lease
contracts expire.

Flexator was founded in 1956, while
the Nordic Modular Group was formed in
2005 in tandem with venture capital
firm 3i acquiring Skanska Modul.
Kungsleden acquired Nordic Modular in
2007, and at this time, Nordic Modular
incorporated Kungsleden subsidiary

Flexihus Rent. Hyrab Moduluthyrning,
which is now part of Temporent, was
acquired in 2007.

The head office is in Upplands Vasby,
north of Stockholm, with offices in Lund,
Umea, Oslo and Copenhagen, and manu-
facturing plants in Anneberg, Nassjoé and
Eslév (all Sweden). Temporent and Flexa-
tor are environmentally and quality certi-
fied according to ISO standards.

At year-end 2011, modular buildings
represented 6 (7) per cent of the total
value of the holding, and 11 (13) per
cent of rental value.

Read more about Nordic Modular on
page 21.

Kungsleden’s property holding can also
be divided into major city regions and by
size of location. This classification is
according to directives from Statistics
Sweden, and Kungsleden has chosen the
following division: Stockholm region,
Gothenburg region, Oresund region,
locations with populations of over
100,000, locations with populations

PROPERTY HOLDING BY TYPE, 31 DECEMBER 2011

6% Modular Buildings
5% Other Public

7% Care

&

13% School

Total

24% Industrial/Warehouse

book value:
SEK 26,122 m

20% Retirement Home

»

16% Office

8% Retail

1% Other Commercial

PROPERTY HOLDING BY SIZE OF LOCATION,
31 DECEMBER 2011

6% Modular buildings
6% <25,000 population

13% 25-50,000 population ‘ ‘

Total
book value:

SEK 26,122 m
12% 50-100,000 population

16% Stockholm region

‘ 12% Oresund region

6% Gothenburg Regent

29% >100,000 population



THE TEN LARGEST MUNICIPALITIES FOR KUNGSLEDEN

Municipality
Vésteras

Malmé SEK 1,447 m

Harnésand SEK 1,087 m
|

Stockholm SEK 1,028 m

Norrképing

SEK 624 m
|
SEK 569 m
|
SEK 552 m
|
SEK 537 m

Lund
Helsingborg
Taby
Mdlndal

SEK 535 m

Gothenburg
0 5 10

Il % of book value

of 50,000-100,000, locations with
populations of 25,000-50,000,
locations with populations of less than
25,000 and modular buildings. Changes
to the property holding’s geographical
diversification or concentration are a
consequence of Kungsleden'’s continu-
ous ambition to achieve the right balance
between properties’ risk and return. If
pricing on the market changes, business
opportunities may arise.

Transactions in the year led to that
the total number of properties at year-
end, not including modular buildings,
increased from 592 to 636. These
properties were located in 143 (133)
Swedish municipalities, 4 (4) German
Federal States and 1 (=) Polish munici-
pality. Thus the property portfolio has
good risk diversification in terms of its
geographical division and the division
between large and small municipalities.

Kungsleden works according to a risk
limit policy, whose stipulations include a
maximum of 30 per cent of rental reve-

’000

SEK 4,189 m >100
50-100
25-50
<25
e
0
I % of book value
15 20

%

nues being sourced from properties in
municipalities with populations of less
than 25,000. At year-end, the level was
8 (8) per cent. Accordingly, a significant
share of rental revenues were from prop-
erties in larger municipalities.
Kungsleden had a property holding
worth more than SEK 1 billion in four
municipalities: Harnésand, Malmo,
Vasteras and Stockholm. Kungsleden
also had properties worth less than SEK
10 m in 26 (24) municipalities.

The concentration of the Swedish
holding on the three major city regions
of Stockholm, Oresund and Gothenburg,
and Vasteras, increased in 2011, and
was 50 (45) per cent at year end, meas-
ured as these regions’ share of the total
book value of the holding. The holding in
the Stockholm region reduced to 16 (19)
per cent, the Gothenburg region reduced
to 6 (7) per cent, the Oresund region
reduced to 12 (15) per cent while
Vasteras increased to 16 (5) per cent.

MUNICIPALITIES BY POPULATION
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Transactions

The total value of purchases and sales was SEK 6,022 (5,285) m. The largest transac-
tion was the purchase of 36 properties from NRP. In the year, Kungsleden purchased
60 (64) properties with a value of SEK 4,798 (2,356) m and sold 20 (63) properties for
SEK 1,224 (2,929) m.

PURCHASED AND SOLD PROPERTIES

All purchases and sales are executed
with a clear foundation in Kungsleden’s
strategy and business model based on
the goal of improving the property
portfolio’s risk-adjusted returns.
Property purchases in the year were
conducted at a property yield of 10.2
per cent while the property yield of
purchased properties was 5.0 per cent.
Overall, transactions in the year
resulted in a higher property yield in the
holding and contributed to a more
advantageous relationship between risk
and return in the portfolio, and thus
improved risk-adjusted returns.

cial Properties segment, 27 of them 2011. This purchase has an underlying
being of the Industrial/Warehouse type, property value of SEK 3.6 billion and
13 Office, 1 Retail and 2 Other Commer-  gross leasable area of 825,000 sq.m.,

PURCHASES cial. 17 properties are in the Public 93 per cent of which is in Sweden and
In the year, Kungsleden purchased 60 Properties segment, 4 which are Retire-  the remainder in Poland and Germany.
properties with a value of SEK 4,798 m ment Home, 8 School, 4 Care and 1 Total rental value was SEK 563 m and
and a rental value of SEK 691 m and Other Public. the purchase price corresponds to a
area of 960,000 sqg.m. The single largest transaction was property yield of 10 per cent. The pur-
Of the properties purchased in the the purchase of 36 properties from NRP,  chased properties are expected to
year, 43 properties were in the Commer-  Which was completed on 31 March contribute some SEK 200 m to
ACQUISITION VALUE BY TYPE SALES VALUE BY TYPE
Type Type
\
Industrial/ warehouse SEK 1,906 n Industrial/warehouse SEK 681 m
e
Retail SEK 422 m
Office SEK 1,954|m
Other commercial SEK 126 m Other commercial SE‘K 76m
I
Retirement home SEK 177 m Retirement home SEK25m
School SEK375m ‘
| Care SEK0.2m
Care SEK 239 m ‘
Other public Modular buildings SEK 20 m
\
0 10 20 30 40 50 0 10 20 30 40 50 60 70
% of acquisition value % of sales value
Il Commercial properties Il Public properties Modular buildings Il Commercial properties Il Public properties Modular buildings
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Kungsleden’s profit for calculating divi- The larger sales included: SEK 20 m and acquisition value by

dends annually. ¢ Three properties at Slagsta Strand in SEK 18 m. This latter amount was
NRP’s property portfolio consists of southern Stockholm sold to Fasti- included in Kungsleden'’s profit for

office and industrial properties, and ghets AB Botvid and held jointly by calculating dividends. Rental value

features stable returns and tenants. Gelba Fastigheter AB and STRABAG was SEK 29 m and gross leasable

Current vacancy levels are some 5 per Projektutveckling AB. The sales price area was 37,000 sg.m.

cent of total rental value. Offices in is consistent with book value and

* Two properties on the outskirts of the

Vasteras dominate the portfolio and excee.ded acquisition value. by SEK £.15 Slaktusomrade quarter in Johanne-
represent half of rent.’.:ll value. The larg- m. This latter amo.unt was Inclu.ded in shov, south of Stockholm, were sold
est tenant is ABB, which represents 50 K.ur.1gsleden’s profit for calculating to S:t Erik Markutveckling, a wholly
p.er cent of rentr?ll value, followed by dividends. Rental value was SEK 31 owned subsidiary of the City of
Finnveden AB Wlth some :LO.per cent. m and gross leasable area was Stockholm. The sales price was at

. A“BB’scpropertles are mainly located 51,000 sg.m. the same level as book value and

in Vasteras, and have gross leasable * One property in Karlskrona was sold acquisition value. Rental value was
area Of_ 39 per cent of the pL.Jr.ChaSed to its tenant ABB for SEK 385 m. The SEK 19 m and gross leasable area
portfolio. The average remaining con- sales price exceeded book value by was 25,000 sqg.m.

tract term was six years, set in a master
lease agreement that expires on 31
December 2016.

SALES

20 properties with total area of
143,000 sqg.m. and rental value of SEK
98 m were sold in the year for SEK
1,224 m. The book value of sold
properties was SEK 1,168 m and the
acquisition value was SEK 1,102 m.
Sales revenues affected profit for
calculating dividends by SEK 114 m.
SEK 20 m from the previous year’s
sales was also reported in sales
revenue.

Of the properties sold in the year, 18
are in the Commercial Properties seg-
ment, of which 4 are Industrial/Ware-
house, 3 Office, 5 Retail and 6 Other
Commercial. 2 properties are in the
Public Properties segment, of which 1
Retirement Home and 1 Care.
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In Kungsleden’s business, it is important to always maintain a good perception of what
each property is worth and what it could be sold for. Our employees are active in the
market every day, conducting multiple purchases and sales, which is normally a good

basis for accurate valuations.

Kungsleden’s property holding,
measured at what is termed fair value,
had a book value of SEK 26,122 m as of
31 December 2011. Fair value is an
accounting term, which for properties,
has the same meaning as market value.
Kungsleden has chosen to base its
fair value on internally conducted valua-
tions. Internal valuations are conducted
continuously as an integrated compo-
nent of the business process, where an
individual appraisal of the value of what
each property could be expected to
raise through sale is conducted. For
each property there is always a busi-
ness plan. The business plan is updated
at least once annually and includes an
internal valuation, the most recent
external valuation, a standpoint as to
whether the property should be sold or
held and an action-plan for the meas-
ures considered necessary to optimise
the property’s operating net and value.
After a few poor years with relatively
few property transactions due to the
financial crisis, property purchases and
sales regained momentum in 2010, and
interest in transactions remained high in
the first half-year 2011. Despite
increased uncertainty during the third
quarter after turmoil on international
debt markets, transaction volumes on
the Swedish property market were SEK
22 billion, an increase of 16 per cent on
2010. According to real estate services
firm JLL. The auction of Kefren’s proper-
ties in October revealed great interest in
properties in smaller and medium-sized
cities, and indicates a liquid market
despite debt concerns, with breadth and
depth on the buy aside, many local
players and good pricing. But as a result
of a significant reduction in transaction
activity in the final quarter of the year,
total transaction activity in 2011 was
reduced compared to 2010. However,
volume should still be considered high
compared to previous years, and also

KUNGSLEDEN ANNUAL REPORT 2011

OPERATING NET AND PROPERTY YIELD IN EACH PROPERTY TYPE*

Property Interval in required
SEKm Book value Operating net yield, % property yields, %
Industrial/Warehouse 6,318 542 8.6 4.2-13.1
Retail 4,173 321 7.7 4.9-8.8
Office 2,177 167 7.7 4.1-9.6
Other Commercial 265 18 6.7 5.6-7.8
Commercial Property 12,933 1,048 8.1
Retirement Home 4,387 244 5.6 4.4-8.8
School 3,528 221 6.3 4.0-9.0
Care 1,701 115 6.8 4.6-14.2
Other Public 1,262 84 6.7 5.8-10.1
Public Properties 10,878 664 6.1
Total 23,811 1,712 7.2

1 Excluding retirement homes in Germany and modular buildings.

indicates that the property asset class
is an attractive investment alternative in
a low interest environment. The high
number of transactions on the market
resulted in greater reliability in the
valuation of the property portfolio.

Kungsleden'’s internal valuations
returned an average property yield of
7.2 (6.4) per cent. Property yield is
measured on current earnings capacity,
which has implications including devel-
opment properties having a negative
effect on property yields until ongoing
investment has generated an operating
net for one year. In other words, prop-
erty yield is not a normalised valuation
of Kungsleden’s property portfolio. The
future cash flows that Kungsleden’s
business plan indicates provide stable
earnings capacity and property yield.
Within each property type, cash flow one
year ahead returns an average property
yield of 7.2 per cent. Retirement Homes
have the lowest average property yield
of 5.6 per cent, and Industrial/Ware-
house have the highest at 8.6 per cent.
The above table illustrates average
property yields in each property type.
The required property yields in the
valuations are in the 4.0-14.2 per cent
interval.

Kungsleden applies a valuation method
that is basically a similar version of the
location-price method. The applied
required return has been determined on
the basis of Kungsleden’s knowledge of
transactions conducted on those
markets where Kungsleden is active and
bidding processes where Kungsleden
has participated. These valuations
proceed from current earnings capacity,
and also consider an assessed
long-term sustainable cash flow, by
normalising cash flow over the forecast
period. Non-market rents are adapted to
assessed market rents, when contracts
expire or are renegotiated, and divergent
operating and maintenance payments
are normalised.

Over and above the evaluations that
serve as the basis for book value, an
evaluation of cash flows is also pre-
pared as a reference for each individual
property. This is achieved by calculating
the present value of properties’ esti-
mated cash flow during the forecast
period, and the present value of the
market value at the end of the forecast
period, known as residual value. The
present value calculation is prepared for
a forecast period of five years. The fifth



year in the calculation should reflect an
assessed long-term sustainable cash
flow for the property. Future rent pay-
ments are calculated for each property
on the basis of current lease contracts.
Rent payments for future rent periods,
and for vacant premises, are calculated
after an individual assessment of each
property. The cash flow for operating
and maintenance costs is similarly
assessed. The cost history of each
property is used as a basis for estimat-
ing future costs. Age, maintenance
status and usage are also considered
when evaluating future costs. An infla-
tion assumption of 2 per cent has been
applied. When evaluating cash flows,
the actual cost of capital for each prop-
erty is considered. The value of the cash
flow for Kungsleden is used as a strate-
gic base of whether properties should
be held or sold.

With the aim of quality-assuring and
verifying internal valuations, regular
valuations are also conducted by an
external, independent party. A complete
external valuation is conducted every

PROPERTY VALUE SUMMARY, 2011

Commercial Properties

third year, including inspection of
properties, on a representative
selection of properties amounting to
50-70 per cent of the total value of the
holding. An update of previous valua-
tions, termed a desktop valuation of
properties held at the beginning of the
year, are conducted in intervening years.
These external valuations are normally
conducted in the autumn, with Decem-
ber as the base point. However, a
complete valuation is always conducted
for new properties and those with
special circumstances.

In 2011, with a valuation base in
December, Newsec conducted a desk-
top valuation of all public properties, and
DTZ valued all commercial properties
held for the full year. The Swedish prop-
erties purchased in the year had a full
valuation. Overall, this meant that 91
(87) per cent of total book value was
externally valued. The external valuation
of commercial properties exceeded book
value by SEK 155 (-590) m, correspond-
ing to 1 (-2) per cent of total value, while
the valuation of public properties was
SEK 269 (237) m below book value, or 2
(4) per cent. Accordingly, external valua-

Public Properties

tions are consistent with, and corrobo-
rate, internal valuations.

Maintaining an accurate perception of
what each property is worth and what it
could raise through sale is important in
Kungsleden’s transaction-intensive busi-
ness. However, the fair value of a
property does not become realized until
itis sold. As a component of quality
ensurance, Kungsleden also conducts
ongoing follow-ups of how internal and
external valuations relate to realised
sales prices. The sales prices obtained
in the year exceeded the most recent
internal valuations by 4 (3) per cent and
the most recent external valuations by 4
(3) per cent. Historically, the prices
obtained have been above external and
internal valuations.

Sales price can be affected depend-
ing on whether the sale is individual or in
portfolios. For example, for a number of
years, a portfolio premium was consist-
ently applied to executed transactions,
although this trend was broken in 2008.

Industrial/ Retirement Valued Not externally All
SEKm Warehouse Office Retail Other Home School Care Other properties valued* properties
Book value 6,299 4,173 2,177 265 4,387 3,498 1,701 1,262 23,762 2,360 26,122
External valuation 6,384 4,257 2,154 274 4,302 3,414 1,671 1,192 23,648 23,648

1 SEK 761 m of un-valued properties were retirement homes in Germany, SEK 1,550 m were modular buildings and the remaining SEK 49 m was a small number of buildings and land parcels.



Earnings capacity

The property yield on the property portfolio was 7.2 per cent at year-end, compared
to 6.4 per cent at the beginning of the year. The most important explanation for the
increased property yield is properties purchased in the year. The largest purchase in the
year was 36 properties from NRP, which had a property yield of 10 per cent in the year.

EARNINGS CAPACITY
Kungsleden’s business model focuses
on continuously developing the property
portfolio’s composition and quality, with
the goal of improving risk-adjusted
return. In practice, this involves
Kungsleden working actively on property
management and portfolio enhance-
ment. However, purchases and sales of
properties mean that the property
holding changes continuously, and thus
the Income Statement, which states
historical earnings for a specific period,
does not offer the best picture of the
group’s future earnings capacity. By
preparing a presentation of the group’s
earnings capacity, Kungsleden wants to
facilitate an evaluation of the group’s
future revenues and results of opera-
tions. Earnings capacity indicates the
appearance of the Income Statement as
if the property holding as of 31
December 2011 had been held
throughout 2011. The aim is to also
illustrate how changes in the year have
affected different key figures.

For newly purchased properties, the
concept of earnings capacity is a combi-

nation of calculating the actual operating
net for the most recent 12-month period.
For the first six months after completion
of a purchase, earnings capacity is the
property’s operating net according to the
acquisition analysis prepared. For
months 7 to 11 inclusive, earnings
capacity is actual outcomes from com-
pletion translated to 12-month equiva-
lents. From month 12 onwards, earnings
capacity is equal to actual 12-month
outcomes for the relevant property.

PROPERTY YIELD

Property yield, i.e. operating net in
relation to book value, is a central
measure for evaluating earnings
capacity. Property yield serves as a
profitability measure, but also an
indicator that Kungsleden is valuing its
properties at an appropriate level, given
the property portfolio the company is
working with. As illustrated by the table
on the next page, property yield at the
end of 2011 was 7.2 (6.4) per cent. The
explanation of the progress of property
yield can be divided into three compo-
nents:

¢ Property management affects
earnings capacity positively if the
same properties generate a higher
operating net this year than last year

¢ Property transactions affect earnings
capacity positively if sold properties’
yields are lower than, and purchased
properties’ yields are higher than,
portfolio average yields

* Positive value changes reduce the
yield level of the portfolio

PROPERTY MANAGEMENT

The contribution of property management
to the progress of earnings capacity is
analysed by comparing properties that
have been held for the full year. Rental
revenues increased on the previous year,
while vacancies were consistent with the
previous year, with the majority of
vacancies mainly relating to a few
properties. The severe winter early in the
year resulted in increased property costs
in the form of snow clearance, heating
and electricity. The contribution of
property management to the progress of
earnings capacity was positive in the year




because revenue increases exceeded
increased property costs, which raised

EARNINGS CAPACITY, SEK M

2011 SEK/ 2010  SEK/
portfolio returns by 0.2 (-0.5) percentage 31Dec  sq.m. 31Dec  sq.m.
points after value changes and the Rental revenue 2,737 822 2,134 850
operating net of SEK 69 m. Operating and maintenance costs -799 -240 -714 -285

Property tax -56 -17 -39 -15
Ground rent -7 -2 -9 -4
Kungsleden’s property transactions had Operating net 1,875 563 1,372 546
a positive effect on the returns from the
. ) No. of properties 636 592
property portfolio because acquired Leasable area, 000 sq.m. 3,328 2,510
properties had a higher property yield Book value, SEK m 26,122 21,501
than the portfolio average, while the Economic occupancy, % 91.6 91.2
sold properties had a lower property Property yield, % 7.2 6.4
yield than the average. Thus, property Operating surplus margin, % 68.5 64.3
transactions improved property yield by
0.6 percentage points after value
changes. Overall, the purchased CHANGES IN THE PERIOD
properties’ yield was 10.2 per cent. The Properties
property y|e|d of sold properties was 5.0 2010 held for the Purchased Sold 2011
. . 31 Dec full year properties properties 31 Dec
per cent. Properties purchased in the No. of properties 592 " 50 0 636
year contributed SEK 491 m to Leasable area, 000 sq.m. 2,510 1 9260 143 3,328
operating net, while sold properties Book value, SEK m 21,501 451 5,244 _1,074 26,122
reduced operating net by SEK 57 m. Rental value, SEK m 2,343 32 710 —o8 2,987
Other changes to key figures in the Rental revenue, SEK m 2,134 9 678 -84 2,737
earnings capacity table to right are Operating net, SEK m 1,372 69 491 -57 1,875
Iargely sourced from changes in Economic occupancy, % 90.3 -0.1 1.8 -0.4 91.6
portfolio composition in the year. Property yield, % 6.4 0.2 0.6 - 7.2
Operating surplus margin, % 64.8 2.4 1.5 -0.2 68.5
Value changes are also an explanation
to the progress of property yields. In EARNINGS CAPACITY BY SEGMENT
2011, property yield was negatively
. Commercial Public Modular
affected by 0.2 (-0.1) percentage points Properties Properties Buildings Total
as a result of positive value changes of No. of properties 283 353 - 636
SEK 690 (187) m in the portfolio. Leasable area, 000 sq.m. 2,145 951 232 3,328
Book value, SEK m 12,933 11,639 1,550 26,122
Rental value, SEKm 1,602 1,068 317 2,987
Rental revenue, SEK m 1,461 1,032 244 2,737
Operating net, SEK m 1,048 718 109* 1,875
Economic occupancy, % 91.2 96.7 76.9 91.6
Property yield, % 8.1 6.2 7.0t 7.2
Operating surplus margin, % 717 69.6 44.6* 68.5
EARNINGS CAPACITY BY TYPE
Commercial Properties Public Properties
Industrial/ Retirement Modular
Warehouse Office Retail Other Home School Care  Other Buildings Total
No. of properties 126 82 59 16 132 99 102 20 - 636
Leasable area, 000 sq.m. 1,280 565 276 24 333 326 191 101 232 3,328
Book value, SEK m 6,318 4,173 2,177 265 5,148 3,528 1,701 1,262 1,550 26,122
Rental value, SEK m 775 567 235 25 408 348 196 116 317 2,987
Rental revenues, SEKm 707 506 224 24 402 331 187 112 244 2,737
Operating net, SEK m 542 321 167 18 298 221 115 84 109t 1,875
Economic occupancy, % 91.2 89.2 95.3 95.3 98.5 95.3 95.5 96.8 76.9 91.6
Property yield, % 8.6 7.7 7.7 6.7 5.8 6.3 6.8 6.7 7.0t 7.2
Operating surplus margin, % 76.7 63.4 74.7 75.0 74.3 66.6 61.6 75.0 44.6* 68.5

1 The operating net for modular buildings has been charged with standard depreciation/value changes of SEK 86 m.



EARNINGS CAPACITY BY POPULATION OF LOCATION

Stockhol Gothenburg 6 q Other cities by inhabitant, 000 Maodul

region region region >100 50-100 25-50 <25 buildings Total
No. of properties 93 48 75 134 80 124 82 0 636
Leasable area, 000 sq.m. 309 195 350 891 389 611 351 232 3,328
Book value, SEKm 4,181 1,534 3,171 7,426 3,195 3,399 1,666 1,550 26,122
Rental value, SEK m 380 162 311 843 358 420 196 317 2,987
Rental revenues, SEK m 363 136 278 806 333 391 186 244 2,737
Operating net, SEK m 257 89 203 588 232 258 139 109t 1,875
Economic occupancy, % 95.6 84.0 89.3 95.6 93.1 93.2 94.4 76.9 91.6
Property yield, % 6.2 5.8 6.4 7.9 7.3 7.6 8.4 7.0t 7.2
Operating surplus margin, % 70.9 65.0 73.1 73.0 69.8 65.8 75.1 44.6* 68.5

1 The operating net for modular buildings has been charged with standard depreciation/value changes of SEK 86 m.

EARNINGS CAPACITY, COMMERCIAL PROPERTIES

Stockholm  Gothenburg o q Other cities by inhabitant, 000

Industrial/Warehouse region region region >100 50-100 25-50 <25 Total
No. of properties 12 14 14 25 13 26 22 126
Leasable area, 000 sq.m. 60 126 161 387 80 232 234 1,280
Book value, SEK m 472 790 1,238 1,817 405 991 605 6,318
Rental value, SEK m 51 89 106 282 54 115 78 775
Rental revenues, SEKm 49 68 94 266 44 113 73 707
Operating net, SEK m 36 46 85 183 33 91 68 542
Economic occupancy, % 94.9 75.4 88.7 94.4 80.7 98.3 95.4 91.2
Property yield, % 7.8 5.8 6.9 10.1 8.1 9.2 11.1 8.6
Operating surplus margin, % 75.5 67.6 90.7 68.7 76.1 80.6 90.7 76.7
Office

No. of properties 16 9 19 18 6 9 5 82
Leasable area, 000 sg.m. 87 26 64 257 43 78 10 565
Book value, SEKm 749 181 606 1,948 321 317 51 4,173
Rental value, SEK m 96 23 73 261 45 61 8 567
Rental revenues, SEKm 87 21 61 242 40 49 6 506
Operating net, SEK m 46 11 38 171 26 26 3 321
Economic occupancy, % 90.6 88.6 83.9 92.9 87.6 81.2 71.3 89.2
Property yield, % 6.1 6.3 6.3 8.7 8.2 8.3 5.6 7.7
Operating surplus margin, % 52.7 54.8 62.2 70.4 66.2 53.0 46.9 63.4
Retail

No. of properties 8 3 7 11 14 10 6 59
Leasable area, 000 sq.m. 30 7 22 40 55 107 15 276
Book value, SEK m 342 66 125 362 461 669 152 2,177
Rental value, SEK m 34 6 14 38 55 72 16 235
Rental revenues, SEK m 32 6 12 37 53 68 16 224
Operating net, SEK m 25 5 7 27 37 55 11 167
Economic occupancy, % 93.7 97.6 85.2 97.9 95.5 95.6 98.6 95.3
Property yield, % 7.3 6.9 5.8 7.4 8.1 8.2 7.7 7.7
Operating surplus margin, % 7.7 72.3 61.2 72.7 71.2 79.9 73.2 74.7
Other commercial

No. of properties 3 1 2 2 1 3 4 16
Leasable area, 000 sq.m. 15 - 0 - - - 24
Book value, SEK m 168 - 86 6 2 3 - 265
Rental value, SEK m 14 - 10 1 - - - 25
Rental revenues, SEK m 14 - 9 1 - - - 24
Operating net, SEK m 12 - 6 0 - - - 18
Economic occupancy, % 100.0 - 88.8 99.9 - - - 95.3
Property yield, % 7.2 - 6.5 3.7 - - - 6.7
Operating surplus margin, % 90.3 - 60.4 20.4 - - - 75.0
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EARNINGS CAPACITY,

PUBLIC PROPERTIES

Other cities by inhabitant, 000

1 The operating net for modular buildings has been charged with standard depreciation/value changes of SEK 86 m.

Stockhol Gothenburg 0 d
Retirement homes region region region >100 50-100 25-50 <25 Total
No. of properties 21 6 22 52 16 6 9 132
Leasable area, 000 sg.m. 64 13 37 124 54 23 18 333
Book value, SEKm 1,335 216 567 1,988 625 241 176 5,148
Rental value, SEK m 96 17 49 152 53 23 18 408
Rental revenues, SEK m 96 16 45 152 52 23 18 402
Operating net, SEK m 71 11 29 124 37 14 12 298
Economic occupancy, % 99.4 98.3 93.2 99.9 98.9 98.3 94.8 98.5
Property yield, % 5.3 4.7 5.1 6.3 5.9 5.8 6.9 5.8
Operating surplus margin, % 74.2 63.0 63.5 82.2 71.4 62.9 68.8 74.3
School
No. of properties 19 4 7 17 10 36 6 99
Leasable area, 000 sg.m. 29 10 53 37 65 122 10 326
Book value, SEK m 799 105 503 689 492 801 139 3,528
Rental value, SEK m 57 10 55 54 55 104 13 348
Rental revenues, SEKm 55 9 53 54 52 95 13 331
Operating net, SEK m 48 5 35 43 35 46 9 221
Economic occupancy, % 98.8 92.6 94.6 99.1 94.9 91.8 99.4 95.3
Property yield, % 6.0 5.2 7.0 6.3 6.9 5.7 6.7 6.3
Operating surplus margin, % 86.0 58.6 67.1 80.2 65.0 47.9 74.2 66.6
Care
No. of properties 14 11 4 15 31 26 102
Leasable area, 000 sq.m. 24 13 2 5 44 41 62 191
Book value, SEK m 316 176 17 119 294 252 527 1,701
Rental value, SEK m 32 17 2 10 40 34 61 196
Rental revenues, SEKm 30 16 2 10 39 32 58 187
Operating net, SEK m 19 11 1 8 23 18 35 115
Economic occupancy, % 94.3 99.3 92.6 100.0 98.9 92.2 94.0 95.5
Property yield, % 6.0 6.5 6.7 6.9 7.9 7.0 6.6 6.8
Operating surplus margin, % 62.3 69.6 67.2 81.7 58.8 55.6 60.6 61.6
Other public
No. of properties - - 3 5 5 3 20
Leasable area, 000 sg.m. - - 2 41 48 8 2 101
Book value, SEK m - - 29 497 595 125 16 1,262
Rental value, SEK m - - 2 45 56 11 2 116
Rental revenues, SEKm - - 2 44 53 11 2 112
Operating net, SEK m - - 2 32 41 8 1 84
Economic occupancy, % - - 100.0 97.5 95.6 98.6 100.0 96.8
Property yield, % - - 6.1 6.3 7.0 6.6 7.7 6.7
Operating surplus margin, % - - 79.7 71.3 77.5 75.6 80.7 75.0
EARNINGS CAPACITY, NORDIC MODULAR
Modular buildings Total
No. of properties -
Leasable area, 000 sq.m. 232
Book value, SEK m 1,550
Rental value, SEK m 317
Rental revenues, SEK m 244
Operating net, SEK m 109*
Economic occupancy, % 76.9
Property yield, % 7.0
Operating surplus margin, % 44.6*



Kungsleden endeavours to secure long lease contracts, which are common for public
tenants. In recent years, Kungsleden has also developed its property portfolio to con-
tain more commercial properties with long contracts.

With the aim of gaining an accurate
impression of operating risks and
revenue stability, rental revenues are
continuously analysed on the basis of
factors such as premises type,
customers and lease contract length.
However, changes in Kungsleden’'s
property portfolio mean that lease
contract rental revenues are not
consistent with earnings capacity at any
time, due to factors including future
entry of tenants contracts are not yet
recorded.

Participants in the public sector,
such as central and local government,
are highly solvent tenants that often
have long lease contracts. This contrib-

utes to good stability of rental revenues.

Very long-term lease contracts are also
common on properties where private
sector players conduct publicly funded
operations. Through its part-ownership
of Hemso, just over 35 per cent of the
total property holding is let to tenants
whose operations are publicly funded.
Through purchases and sales,
Kungsleden has worked successfully to
also increase the average contract term
in the commercial holding. At year-end,
the average remaining contract term on
commercial and public properties was 6

RENTAL REVENUE MATURITY STRUCTURE

and 8 years respectively. In Commercial
Properties, the Other Commercial type
had the longest average remaining
contract term of 8.6 years, while Offices
had the shortest at 3.9 years. In the
Public segment, Retirement Home had
the longest average remaining contract
term of 9.0 years, while the Care type
was the shortest, at 4.6 years. A com-
plete presentation of remaining contract
terms by type is on page 41.

Changes in vacancy levels have a direct
consequence on rental revenues. At
year-end 2011, the vacancy rate in the
overall property holding was 8 (10) per
cent of rental revenues, or a rent
shortfall of SEK 239 (205) m. In 2011,
vacancies were stable in the first
half-year, to reduce somewhat in the
latter part of 2011, primarily as a result
of active work on lettings of existing
properties.

The following diagram illustrates the
maturity structure of rental revenues as
of 31 December 2011, for years 2012
and beyond. The spread of maturities is
favourable. The most lease contracts
mature in five years, 2016, or 19 per

36% Public
properties

2012 2013 2014 2015
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cent of all rental revenues. 17 per cent
mature in 2022 or later.

The diversity of lease contracts by
social sectors also indicates low operat-
ing risk. Kungsleden’s customers repre-
sent a cross-section of the Swedish
business community and public ser-
vices. Tenants are small enterprises
and large corporations, although school
students and pensioners also occupy
and live in Kungsleden’s premises. The
diagram below illustrates the allocation
of rental revenues by segment. The ten
largest tenants in 2011 represented 29
per cent of rental revenues, or SEK 762
m, see table on page 40. The majority of
the largest tenants are in the public
sector, even after only 50 per cent of
rental revenues being considered for
these public properties. After the acqui-
sition of NRP properties, companies in
the ABB group are the largest tenant,
representing 12 per cent of total rental
revenues.

CONTRACTED ANNUAL RENTS, 31 DECEMBER 2011

Total

SEK 2,644 m

55% commercial
properties



OPPORTUNITIES IN PRACTICE:

GreenBuilding certification

of Frasen 1

In reality, properties and buildings
do not create energy savings
themselves, but rather, it is the
enthusiasts in our company that
work constantly on this issue that
can make a real difference once
they are put together. An active
energy savings effort has enabled
Technical Manager Thomas Lov to
ensure that two of the properties in
his area have achieved GreenBuild-
ing certification. Effective actions
have reduced energy consumption
by more than half over a three-year
period in both properties.

What'’s your secret when it comes
to these properties?

There’s nothing strange, actually we
have made some obvious changes.
We exchanged old electric boilers
for geothermal heat pumps, which
are a far more efficient way to heat
properties.We have also optimised
the ventilation systems and
adjusted the hot water tempera-
ture. A lot of small efforts, which
together create big savings.

Why has Kungsleden decided

to get GreenBuilding certification
for its buildings?

GreenBuilding is a system that
suits existing, older buildings, and
that focuses on the most important
environmental question; energy
consumption during the usage
phase. GreenBuilding suits
buildings regardless of their
location in the country.

What do your tenants think

of the building being classified
GreenBuilding?

Our tenants are really positive
about buildings being GreenBuild-
ing classified, and it’s also positive
from a branding perspective for the
company’s outward trademark.

GREENBUILDING

Green building is an EU initiative
designed to accelerate energy
rationalisation in the construc-
tion and property sector.
Buildings that use 25% less
energy than previously or
compared to the new building
standards specified in the
Swedish National Housing
Board’s regulations, can gain
GreenBuilding certification. In
Sweden, GreenBuilding has
become a strong energy saving
brand, and as of May 2011,
some 200 buildings have been
certified.

Will you be continuing with
GreenBuilding certification

and energy saving efforts?
Absolutely, this is work that
Kungsleden has a constant focus
on. Ongoing operational organisa-
tion and investments in energy-effi-
cient installations will give us the
opportunity to gain GreenBuilding
classification for more properties
going forward, says Thomas Lov.

RISKS AND
OPPORTUNITIES

Risks and opportunities 40
Financing and financial risks 45
Corporate social responsibility 48
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Risks and opportunities

Achieving Kungsleden’s required return, which is 15 per cent on equity, necessitates
taking some risk. There is a variety of tools available for desired risk control to continu-
ously identify, assess and limit risk. Kungsleden works actively on diversifying risk in
terms of premises type, geography, contract size and tenant category. The goal is
balanced portfolio risk with a limited impact of exogenous factors.

AGGREGATE RISK OVERVIEW

In approximate terms, risks and
opportunities can be divided into two
segments—changes in cash flow and
changes in value. Cash flow is primarily
affected by rental revenues, property
costs, interest costs, taxes and
environmental risks. Kungsleden works
actively on diversifying risk and reducing
costs in these segments. As a result of
Kungsleden reporting its properties and
loans/interest derivatives at what is
known as fair value, these values are
highly dependent on cyclical fluctuations
and funding conditions.

Risk and risk minimisation is an
integrated component of Kungsleden’s
business model, which focuses on
continuously enhancing the composition
and quality of the portfolio, with the aim
of improving its risk-adjusted returns. At
any time, Kungsleden will endeavour to
have the lowest aggregate risk possible.
The portfolio is long term with an aver-
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age contract term of some six years.
Kungsleden limits the risks on its cost
side, through means including tenants
being billed for a high share of the costs
for electricity and heating. Value risk is
limited because each property is valued
individually, with regular verification by
external appraisers. Historically,
Kungsleden’s valuations have been very
close to those prices realised on sale.
Kungsleden'’s extensive transaction
experience means that valuation risk is
also limited in purchases.

The largest financial risk is access to
funding. Kungsleden works actively on
different types of funding source to
ensure its long-term funding within
stated risk mandates. Interest is the
largest cost item, and here too, there is
an element of risk, depending on the
progress of market interest rates. To
limit this cash flow risk, interest swaps
are primarily utilised. To ensure there is a
sufficient margin for interest payments,

Kungsleden also has a lower limit for its
interest coverage ratio, which should not
be less than a multiple of 1.5.

Risk assessment is a regular yearly
process within Kungsleden. Risk assess-
ments are conducted in the form of inter-
nal valuations and also include action-
plans to reduce risks. Overall, Kungs-
leden’s financial risks should be set
against a high-quality portfolio with long
contracts and stable counterparties.

RISKS AND OPPORTUNITIES IN CASH FLOW
Rent levels and vacancies are controlled
by factors including Swedish economic
growth, the rate of production of new
properties, changes to infrastructure,
employment and demographic factors.
Economic growth is expected to result in
increased demand for premises, reduced
vacancies, increased new production and
the potential for increased market rents.
Stagnation is expected to result in the
opposite circumstances.

LARGEST TENANTS
Rental Share of
revenue, rental
SEKm revenue, %
ABB 309 11.7
Municipality of Harnésand 98 3.7
Vastra Gotaland County
Council 63 2.4
Bring Frigoscandia AB 63 2.4
The Swedish National
Fortifications Administration 46 1.7
City of Vasteras 42 1.6
Attendo 37 1.4
ICA 36 1.3
V-TAB 34 1.3
Municipality of Norrkdping 34 1.3
Total 762 28.8



Rental revenues

Rental revenues and vacancies are
dependent on Swedish economic
growth, but not least, on the local
markets where Kungsleden is active.
The scale of new production on each
market also affects rent levels and
vacancies. Economic growth results in
increased demand for premises with the
potential for higher rent levels and lower
vacancies, while declining growth
creates the opposite circumstances.

Kungsleden’s contract portfolio is
fairly long term with an average contract
term for the whole portfolio of around
six years. Because the contract term is
fairly long, changes to market rents on
commercial premises in the short term
do not have any major effect on rental
revenues. This also applies to public
properties, which are affected by demo-
graphic factors to a far greater degree.
Kungsleden works actively on increasing
the average contract term of its com-
mercial and public portfolios.

Active risk diversification in terms of
premises type, geography, contract size
and tenants, mean that Kungsleden has
a well-balanced portfolio affected by
exogenous factors in different ways and
to differing degrees. Potential insolven-
cies have a direct impact on rental reve-
nues. In 2011, rent losses were SEK 4 m.

Having few and large commercial
tenants increases the risk of vacancies
and rent losses. Kungsleden’s 10 largest
tenants represented 29 per cent of
rental revenues. Of these, five commer-
cial tenants represented 20 per cent of
rental revenues, with the remainder

sourced from public tenants. In several
cases, the largest tenants have different
operations and subsidiaries in several
locations, reducing businesspartner risk.
Economic vacancy at the end of 2011
was SEK 239 m, and represents poten-
tial in the form of possible new lettings.

Property costs
The largest operating costs consist of
costs for electricity, cleaning, heating,
water, care and maintenance. The cost
of electricity and heating has the largest
profit impact. The price of electricity is
determined by supply and demand on
the open electricity market. Kungsleden
has limited this risk by hedging a certain
amount of electric power. A high share
of the cost of electricity and heating is
also billed to tenants. Kungsleden
compensates for costs not billed
onward to tenants by rent contracts
normally being linked to the CPI, and
thus indexed. Index clauses mean that
rents increase by 75-100 per cent of
inflation. Accordingly, Kungsleden’s
exposure to changes in these costs are
limited. Even if this exposure is limited,
yearly variations in costs of media and
maintenance do have an impact on
properties’ operating nets.
Kungsleden'’s properties with ground
rent agreements are usually negotiated
at intervals of 10-20 years. Ground
rents are currently calculated so that
the municipality receives a reasonable
real return on the estimated value of
land. The possibility that the computa-
tion base of rents will change in future
renegotiations cannot be ruled out.

AVERAGE REMAINING CONTRACT TERM

Type Year
Industrial/Warehouse 5.9
Retail 4.7
Office 3.9
Other Commerecial 8.6
Commercial Properties 51
Retirement Home 9.0
School 7.4
Care 4.6
Other Public 6.1
Public Properties 7.4
Modular Buildings 1.6
Total 6.4

Property tax, which is based on the
taxable value of properties, is entirely
dependent on political decisions. This
applies both to the calculation base, the
taxable value, and the tax rate. Property
taxes are normally billed on to tenants
for leased areas, while Kungsleden
settles the tax for unlet areas.

Interest costs

Interest costs are the biggest cost item
for Kungsleden. A more detailed descrip-
tion of Kungsleden’s funding and its
risks is provided separately on pages
45-47.

Environmental risks

Properties affect the environment
throughout their life-cycles, with the
majority of the impact arising during the
usage phase. Kungsleden works actively
on environmental issues as a strategic
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matter, which is a part of the whole
organisation’s day-to-day work.
According to the Swedish Environmental
Code, any party conducting an operation
that has contributed to pollution takes
the liability for subsequent treatment.
Unless the party conducting the
operation can perform or meet the cost
of such subsequent treatment, the party
that has purchased the property, and
who, on purchase, was aware, or should
have discovered, the pollution, is liable.
This means that in certain circum-
stances, claims could be addressed
against Kungsleden for decontaminating
pollution or returning the property to the
state stipulated by the Swedish
Environmental Code. No complete
investigation of potential pollution in
Kungsleden’s property holding has been
conducted. In tandem with purchases,
Kungsleden normally performs an
analysis and risk assessment of
environmental risks. However, the
possibility that there is environmental
pollution that may result in costs for
Kungsleden cannot be ruled out.
Kungsleden was not aware of any
material environmental claims that
could be addressed towards it as of
March 2012.

Active environmental work implies
opportunities to attract new customers,
reduce energy costs and create a
stronger brand.

Kungsleden reports its properties and
loans/interest derivatives at what is

LEASABLE AREA AND

ECONOMIC OCCUPANCY
Leasable = Economic
area, 000 occupan-
sq.m. cy, %
Industrial/Warehouse 1,280 91.2
Office 565 89.2
Retail 276 95.3
Other Commercial 24 95.3
Commercial Properties 2,145 91.2
Retirement Home 333 98.5
School 326 95.3
Care 191 95.5
Other Public 101 96.8
Public Properties 951 96.7
Modular Buildings 232 76.9
Total 3,328 91.6
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SENSITIVITY ANALYSIS, PROPERTIES

-10% -5% 0% +5% +10%
Value change before tax, SEK m -2,612 -1,306 - 1,306 2,612
Equity/assets ratio, % 22.0 24.7 27.3 27.3 29.7
Loan to value ratio, % 73.7 69.8 66.3 63.1 60.3
SENSITIVITY ANALYSIS, CASH FLOW
Change Profit impact, SEK m
Rental revenues +/-1% +/-27
Economic vacancy +/-1 percentage point +/-30
Property cost +/-1% +/-8
Average interest on loan portfolio +/-1 percentage point —/+173
Short market interest rates (<6 months) +/-1 percentage point -/+13

termed fair value in its Income State-
ment. This means that the results of
operations and financial position are
affected by altered valuations.

Property values

Property values, assuming a functional
credit market and transaction market,
are determined by supply and demand,
with pricing primarily dependent on the
property’s expected profit margin and
the buyer’s required returns. Increased
demand, lower required returns and
positive real growth of the profit margin
result in increased market value, while
declining demand, higher required
returns and negative real growth result
in reduced market value.

After a few poor years with relatively
few property purchases and sales due
to the financial crisis, and thus some
difficulty in valuing properties, property
purchases and sales regained momen-
tum in 2010. Interest in property trans-
actions also remained high during the
first half-year 2011. Despite increased
uncertainty in the second half-year after
turbulence on international debt mar-
kets, transaction volumes were fairly
good. Overall, this meant greater relia-
bility in the valuation of the property
portfolio.

The true market value of a property
cannot be determined until sale.
Kungsleden’s reported market value is
based on the internal valuation con-
ducted on each property, which is an
individual assessment of the value that
could be realised on sale. Accordingly,
there should be some consideration to a
value interval, which in a functional
market is normally +/-5-10 per cent, to

reflect the uncertainty in assumptions
and calculations made. In a less liquid
market, the value interval may be
greater. Value can also be affected if
the sale is individual or in a portfolio.

The aggregate risk is limited by
active risk diversification by contract
length, premises type, geography, ten-
ants and contract size.

The sensitivity analysis above indi-
cates how loan to value ratios are
affected given a value change of +/-5
and 10 per cent respectively.

Interest-bearing liabilities

The value of interest-bearing liabilities is
affected by market interest rates and
the margin lenders additionally apply. A
functional credit market is a prerequi-
site for valuing interest-bearing
liabilities. An in-depth review of
Kungsleden’s interest-bearing liabilities
and their risks is stated in a separate
section on pages 45-47.

New legislation

Changes to corporate and property
taxation, such as central government
and municipal duties, housing contribu-
tions and interest subsidies, may affect
the conditions applying to Kungsleden’s
operations. It is unlikely that duties and
subsidies will remain unchanged in the
future. There are significant differences
in the political parties’ view of the scale
and incidence of duties and subsidies.
The possibility of tax rates changing in
the future or that other changes occur in
central government and municipal
systems that affect property ownership,
cannot be ruled out. Changes to tax



legislation, corporation tax and other
central government duties may affect
Kungsleden’s results of operations
positively or negatively.

Changed practice

Also, it is fair to state that generally, tax
regulation is complex and the interpreta-
tions of different courts of prevailing
legislation may change. In addition, tax
processes regarding the company’s
taxation are considered in the first
instance by the Swedish Tax Agency,
which makes an assessment decision.
The Swedish Tax Agency’s decisions can
be subject to appeal at the administra-
tive court level (formerly county adminis-
trative court), whose rulings can in turn
be appealed at the administrative court
of appeal (formerly supreme administra-
tive court). This court’s rulings can also
be subject to appeal at the supreme
administrative court of appeal. Accord-
ingly, this means that the practice of the
administrative court of appeal may
change at the supreme administrative
court, and also that the supreme admin-
istrative court can alter its own practice
in certain cases.

In addition to the customary proce-
dure, it is also possible to apply for an
advance ruling from the Council for
Advance Tax Rulings. Thereby, a com-
pany can describe an intended transac-
tion, and inquire about the tax conse-
quences of such transaction. The
Council for Advance Tax Rulings’ deci-
sion can be subject to appeal at the
supreme administrative court of appeal,
which can change the ruling.

It can be noted that the Supreme
Administrative Court’s tax rulings of 29
May 2009, RA 2009 note 86 and RA
2009 note 88, related to advance rul-
ings from the Council for Advance Tax
Rulings from 2006 that were subject to
appeal. Another advance ruling, RA
2009 note 87, known as “the Cyprus rul-
ing” was referred to the Council for
Advance Tax Rulings for reconsideration.
The Council for Advance Tax Rulings
issued a new ruling on this case on 2
July 2010. The Council for Advance Tax
Rulings’ ruling is subject to appeal at
the Supreme Administrative Court.

Accordingly, this means that in the
first two cases, taxpayers waited more
than three years for a ruling, which to

some extent, also appears to change
previous practice. In the third case,
regarding “the Cyprus ruling” the
Supreme Administrative Court had still
not issued its ruling at the end of 2011,
i.e. six years after the application for an
advance ruling. The rules regarding
advance rulings state that they should be
dealt with promptly. In an international
context, three to six years could probably
be considered a very long time to have to
wait for a definitive ruling on an advance
ruling. This creates uncertainty regarding
what actually applies in the tax segment,
not only for individual taxpayers, but for
all taxpayers because the Supreme
Administrative Court determines practice
in the tax segment.

In this context, it should be noted that
normally, the Swedish Tax Agency can
re-assess a company’s taxation within two
years of the financial year, although in
some cases, the tax agency can re-assess
up to another four years retroactively.

To avoid misunderstanding, it is
important to emphasise that Kungsleden
was not party to the cases covered by
the above rulings. However, after the
rulings were reported, Kungsleden con-
ducted an analysis of the transactions
that the company was party to and
resembled those that were covered by
the rulings. These transactions are few in
number, conducted in the years 2004—
2006. The transactions Kungsleden
judges may be affected by the Supreme
Administrative Court’s rulings have been
analysed individually and separately from
ongoing tax computations.

Current tax situation
In autumn 2011 and February 2012, the
Swedish Tax Agency contended that the
Administrative Court should consider
whether the Swedish Tax Evasion Act is
applicable to three Kungsleden
transactions in the fiscal year 2006 (two
companies) and fiscal year 2008 (one
company). These transactions involve
the impairment of stock shares, which
according to Kungsleden’s opinion, were
conducted in accordance with applicable
practice from the Supreme Administra-
tive Court. The Swedish Tax Agency’s
claim would result in additional tax
claims of SEK 420 m for Kungsleden.

In January 2012, the Administrative
Court in Stockholm reported its ruling

that rejected deductions for the
impairment of stock shares and the
application of transitional provisions in
the fiscal year 2009. The tax claim
resulting from this ruling is SEK 120 m,
as previously stated in the Annual
Report for 2010 and Interim Reports in
2011. The Administrative Court’s ruling
will be subject to appeal at the
Administrative Court of Appeal.

As previously reported, Kungsleden has
received rulings from the Stockholm
Administrative Court relating to
transactions conducted in a similar
manner to those covered by what is
termed “the Cyprus ruling.” The
Administrative Court found that the
capital gains from the property sales
should be re-allocated and a higher
share of the gains should be subject to
taxation in Sweden. The court’s finding
based on “the Cyprus Ruling” implies
further tax claims on Kungsleden of
some SEK 200 m including tax
surcharges, as reported in press
releases of 7 June and 17 June 2010.

Kungsleden has appealed against
these rulings at the Administrative Court
of Appeal in Stockholm. However, the
Administrative Court of Appeal has
issued a stay on all cases on similar
questions pending a ruling from the
Supreme Administrative Court of Appeal
regarding the advance ruling that was
subject to appeal from 2006.
Kungsleden considers that the Swedish
Tax Agency’s claim is erroneous and the
company’s judgment regarding these
transactions has not changed, and
accordingly, no provisioning has been
made for these tax claims. Although
these property sales resulted in a low tax
charge, it can be noted that the Swedish
Tax Agency’s own assessment was that
it was fully permitted and accepted to
sell the properties free of tax as a portfo-
lio, i.e. the freedom from tax in the prop-
erty sales was neither unexpected nor
controversial. The chosen sales methods
were selected exclusively for business
reasons, not to pay lower tax.

In 2010, the Swedish Tax Agency
requested the Administrative Court level
to consider whether the Swedish Tax
Evasion Act was applicable to three
transactions that Kungsleden had con-
ducted. The Swedish Tax Agency claims
that the Court should consider re-assess-



ing taxable income, corresponding to a
tax claim of approximately SEK 920 m.

In total, the tax claims amount to
SEK 1,660 m, and Kungsleden provi-
sioned SEK 325 m for one of the trans-
actions in 2009. It should be noted that
regulatory decisions correspond to only
SEK 320 m.

If the Swedish Tax Agency’s claims
prevail, Kungsleden judges that the
majority of the re-assessment can be
offset against tax loss carry-forwards.
Given a potential negative outcome of
proceedings, the liquidity effect would
not exceed SEK 860 m including tax
surcharges and estimated interest.
Because Kungsleden has tax loss carry-
forwards that have not been capitalised
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in its accounting, they could meet a
significant portion of the potential nega-
tive outcome of proceedings. If the
outcome of all these proceedings is
negative, the company estimates that
this would reduce consolidated equity
by approximately SEK 1,660 m including
tax surcharges and interest.

Updated assessment

Kungsleden’s point of view is that it
wishes to comply fully with the laws and
practice in place coincident with each tax
return. Kungsleden continuously recon-
ciles its own assessments on tax issues
with external experts. However, this does
not mean that there is no risk that tax
courts could assess completed transac-

tions differently to the company. It can
also be assumed that the Swedish Tax
Agency will initiate proceedings against
different companies in the group to
increase their assessed income in cer-
tain cases.

Kungsleden’s assessments and
computations will be re-considered at
each reporting date. Accordingly, final
outcomes may be higher and lower than
the current assessment.




Financing and financial risks

Kungsleden bases its business model on properties being financed with equity and exter-

nal borrowings to attain a good return on invested capital. This also means that operations

are exposed to various forms of financial risk. To manage, and to some extent exploit,
these risks, the company utilises a Finance Policy, approved by the Board of Directors.

RAISING CAPITAL AND THE
COMPOSITION OF CAPITAL

Kungsleden conducts highly capital-
intensive operations. Access to capital is
a prerequisite for enabling the operation
of a successful property business. Total
assets on 31 December 2011 were SEK
28,296 m, of which properties were SEK
26,122 m. The total asset mass is
funded with equity, interest-bearing
liabilities and non interest-bearing
liabilities. The division between them
depends on factors such as the cost of
the different sources of funding, the risk
in the property portfolio and the lenders’
pricing and risk appetite over time. The
most costly form of funding is equity,
while borrowed capital is generally
cheaper, which means Kungsleden
endeavours to attain an optimal mix
between these sources to achieve the
desired return on equity. Of total asset
values as of 31 December 2011:

* equity was 27 per cent

¢ interest-bearing liabilities were
61 per cent

* non interest-bearing liabilities were
12 per cent.

Equity

Ahe share of equity in relation to total
assets, the equity ratio, was 27 (30) per
cent. The cost of equity is the same as
the return on equity, which consists of
profit after tax in relation to average
equity. The objective is for return on
equity to amount to 15 per cent over
time.

Interest-bearing liabilities

Because interest-bearing liabilities are a
cheaper source of funding than equity,
Kungsleden endeavours to achieve a
fairly high share of external borrowings
within the limit of the issued risk
mandate and finance policy. Interest-
bearing liabilities comprised 61 (57) per
cent of total funding as of 31 December
2011. Kungsleden judges that low
operating risk with high predictability
and profits from property management

from long lease contracts, high property
yields and diversification in terms of
property type and geography makes a
relatively high share of interest-bearing
liabilities possible. Accordingly, equity is
used effectively, creating higher returns
than would be possible otherwise,
without risk levels being excessive.

Non interest-bearing liabilities
Primarily, non interest-bearing liabilities
consist of provisions, negative values
on derivatives, accrued costs and
deferred income and other liabilities.
As of 31 December 2011, non interest-
bearing liabilities comprised 12 per cent
of total funding. Non interest-bearing
liabilities make up the group’s working
capital with the asset items receivables
etc. and basic liquidity.

FINANCIAL RISKS

Financial risks are the risks of fluctua-
tions in the company’s profits and cash
flow resulting from changes in market
interest rates, re-financing and credit
risks, and exchange rates. Definition of
financial risks:

¢ Financial risk is defined as the risk of
funding not being forthcoming, or only
arranged on unfavourable terms.

* Interest risk is defined as the risk of
a profit and cash flow effect from a
change in market interest rates.

¢ Liquidity risk is defined as the risk of
not having access to cash and cash
equivalents or credit facilities to
cover payment obligations.

¢ Creditrisk is defined as the risk that
a counterparty does not fulfil all or
parts of its commitment.

e Currency risk is defined as the
translation risk on investments in
foreign countries.

The group’s Finance Policy for managing
financial risks has been prepared by the
Board and provides a framework of
guidelines and rules, expressed as risk
mandates and limits for financing

activities. Responsibility for the group’s
financial transactions and risks is
managed centrally by the group’s
Finance function.

The overall objectives of the Finance
function are:

¢ To ensure the long and short-term
access to capital.

¢ To adapt Kungsleden’s funding
strategy according to the company’s
operations in order for a sustainable
and stable capital structure to be
achieved and maintained.

¢ To achieve the optimal net financial
position within established limits for
risk exposure.

LOANS ARRANGED AND FINANCE RISK
Kungsleden’s finance policy stipulates
the maximum share of the loan portfolio
that may be held by a single lender. The
policy also regulates the share of loans
that may become due for re-financing
within one year. These guidelines,
combined with good advance planning,
limit Kungsleden'’s re-financing risk.

The loan portfolio is based on bilat-
eral agreements with banks, a syndi-
cated credit facility and unsecured bond
loans. Loan agreements are often
signed with maturities of three to five
years, which is market practice for prop-
erty credits. In these agreements,
Kungsleden endeavours to secure short
fixed interest terms to retain the great-
est possible flexibility and to avoid incur-
ring costs for potential advance redemp-
tion of fixed loans upon property sales
and refinancing. The average conversion
term was 1.8 years at year-end.

At the end of the period, the loan
portfolio amounted to a nominal SEK
17,326 (13,990) m, an increase after
funding properties purchased in the year.
SEK 1,599 (999) m of the loan portfolio
was unsecured bond loans. The market
value of loans and financial instruments
was SEK 18,581 (14,706) m. Un-utilised
credit facilities amounted to SEK 3,160
(4,254) m.

45



The loan portfolio is arranged with short inter-
est fixings. To reduce interest risk, fixed inter-

MATURITY STRUCTURE, FIXED INTEREST PERIODS

Average est periods are extended using derivatives.
.'"te.'eSt ‘.‘Vﬂage interest '.°a" .Ave'age fixed In practice, Kungsleden'’s interest deriva-
Loans, derivatives, interest and deriva- interest term, !
As of 31 December 2011 SEKm SEKm derivatives, % tives, % years  tives involve the company receiving variable
2012 17,326 200 4.3 interest and paying fixed interest on longer
2013 1,100 3.7 maturities. The variable interest receives in
2014 2400 38 thg d.erivatives. matches the variable inte.rest
2015 2700 40 pald.|r1 undlerlymg be.an.k loans, thus creating a
traditional interest fixing.
2016 950 33 The group’s average interest of 4.8 per
2017 700 3.7 cent is due to Kungsleden fixing interest rates
2018 3,850 4.1 in market conditions when interest rates were
2019 1,400 3.1 higher than today. Average interest corre-
2020 1,200 3.4 sponds to the interest cost of loans, arrange-
2021 800 3.3 ment fees and derivatives in relation to cur-
Total 17,326 15,300 4.8 4.7 rent loan volumes at the reporting date.
Because the derivative portfolio is largely
Market valuation of loans in balance with the loan portfolio, changes in
and derivatives 1,255 market interest rates only marginally affect
Total 18,581 Kungsleden’s net financial position, see sen-

sitivity analysis below.

ble interest in return from an external
party. An interest cap implies entering a
contract with a predetermined duration
and, for a fee, insuring that interest costs
do not exceed a predetermined level.

and the current view of risk. The Board
determines intervals for the share of loan
interest that should be fixed in various
maturity intervals annually.

The desired risk level is achieved

Kungsleden works continuously on the
maturity structure of its credit portfolio.
This is achieved through ongoing discus-
sions with existing and potential lenders
and by utilizing alternative funding

sources available on the capital markets.
Currently, there is a trend toward shorter
capital tie-ups among credit institutions
who prefer short-term loans, which has
also meant longer capital tie-ups becom-
ing more costly than previously. This may
result in a shorter average capital tie-ups
going forward than historically.

Loans of SEK 11,620 m mature in
2012, of which SEK 8,510 m were utilized
and SEK 3,160 m un-utilised credit facili-
ties as of 31 December 2011. The major-
ity of the maturing credits are held by
Kungsleden and only SEK 1,648 m are
credits within the Hemso6 group. The
current SEK 6,000 m credit facility, of
which only about 50 per cent was utilized
in recent years, was replaced by a new
SEK 4,500 m facility in January 2012,
which runs until January 2015. Accord-
ingly, a total of half of maturities in 2012
have been re-arranged. Work on other
loan maturities in 2012 is ongoing.
Kungsleden expects these loans to be
re-arranged on market terms.

Interest risk is managed at an overall
group level. The interest fixing strategy is
expressed in maturity intervals and
divergence intervals. Adjustments
between short and long fixed interest
terms are made on the basis of the state
of the bond market, the company’s

through interest swaps or interest caps.
All the financial instruments utilised must
be liquid, and the Finance function must
maintain thorough knowledge of such
instruments’ function, risk and pricing.
One frequently used interest deriva-
tive is interest swaps, which mean enter-
ing a contract with a predetermined
duration, whereby the parties swap inter-
est flows with each other. For example,
paying fixed interest and receiving varia-

The derivative portfolio amounted to
SEK 15,300 (14,450) m in nominal inter-
est swaps. In the year, Kungsleden can-
celled a nominal amount of SEK 2,800 m
of swaps, to better reflect the volume of
its loan portfolio, while Hemsé started
interest hedging its loan portfolio at
maturities of between one and ten years,
which has increased the group’s deriva-
tive portfolio by SEK 3,650 m. In addition,
SEK 2,600 m of nominal amount of

MATURITY STRUCTURE, CREDITS (INC. UN-UTILISED CREDIT FACILITIES)

Utilised Un-utilised Total
As of 31 December 2011 credits credits credits
2012 8,510 3,110 11,620
2013 2,725 50 2,775
2014 2,573 2,573
2015 999 999
2016 2,044 2,044
2017 - -
2018 303 303
2019 172 172
Total 17,326 3,160 20,486
Average conversion term, years 1.8 1.5

SENSITIVITY ANALYSIS, INTEREST RATE FLUCTUATIONS

Effect on net financial position, SEK m 31 Dec 2011
Loan portfolio average interest changes +/- 1 percentage point —/+ 173
Short market interest rates (< six months) change, +/- 1 percentage point -/+13
Effect of unrealised value change/reserve fair value, SEK m 31 dec 2011
Market interest rate change on all maturities, +/-1 percentage point* +738/-813

1 The valuation of interest swaps means that future cash flows are discounted to present value using the current market interest
rate for each maturity. To evaluate the interest sensitivity of the portfolio, the calculation has been conducted on the basis of a one
percentage point change to market interest rates on all maturities.

capacity to cope with negative scenarios
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existing swaps have been extended by
between three and six years to benefit
from the low long swap rates. At year-end,
the average remaining fixed interest
period was 4.7 (4.9) years.

The average interest rate was 4.8
(5.3) per cent as of 31 December. Aver-
age interest has reduced since year-end
because a number of existing swaps
were extended at lower interest rates
and some swaps were cancelled in
advance in the year. An increased loan
volume in the year contributed to reduc-
ing the average interest rate marginally
because the derivative portfolio’s nomi-
nal amount was larger than the loan
volume at the beginning of the year.

With a derivative portfolio of SEK
15,300 m, interest-bearing liabilities of
SEK 17,315 m were largely interest
hedged, and accordingly, interest costs
were not significantly affected by altered
market interest rates.

Interest swaps are valued by discount-
ing future net cash flows to present value
using the current market interest rate.
The optionality of derivative contracts is
valued according to the market’s custom-
ary valuation model. As of 31 December,
the deficit value of loans and financial
instruments was SEK —1,255 m against
SEK -717 m at the beginning of the year.
The increase in the deficit value relates to
market interests on long maturities falling
in the year, corresponding to SEK -604
m, and being reported as unrealised
value changes on financial instruments.
In addition, interest derivatives of SEK 66
m were cancelled. Other financial meas-
urements (currency items and share
swaps) changed by SEK -5 m, resulting in
total unrealised value changes in the
Income Statement for 2011 of SEK -609
m. Unrealised value changes do not
affect cash flow. If derivatives are not
realized before the end of their term, their
value over time will diminish to zero.

The scale of liquid financial assets
should satisfy the requirement of a good
liquidity reserve. Surplus liquidity is
primarily used to redeem interest-bear-
ing loans because this generates better
returns than if these funds were
invested with credit institutions.
Overdraft facilities are also in place to
enable flexible cash management. At
any time, liquidity should correspond to
at least three months’ known payments,
including interest payments and loan
re-arrangements.

As of 31 December 2011, cash and cash
equivalents were SEK 816 (747) m, and
disposable liquidity including un-utilised
overdraft facilities and the un-utilised
portion of the syndicated loan agree-
ment, was SEK 2,564 (2,049) m, based
on the current property portfolio.

Credit risk is defined as the risk that a
counterparty does not fulfil all or parts
of its obligations. Credit risk exists in
derivative agreements, when issuing
vendor notes and investing surplus
liquidity.

Credit risk also relates to the risk
that a counterparty does not make its
payments of rent or sales proceeds.
Historically, rent losses have been low,
and in 2011 were SEK 4 (+1) m, or 0.01
per cent of revenues. Over the last five
years, only one vendor note was not
paid. This vendor note was not recog-
nized as revenue on sale, and accord-
ingly, no actual loss occurred. Security
is normally obtained to mitigate credit
risk. The relevant long-term receivables
amounted to SEK 444 (288) m as of 31
December. Security for the two signifi-
cant receivables has been obtained,
whose market value is judged to exceed
the outstanding receivables. For more
information, see Note 22.

The group’s currency exposure consists of
translation exposure through property
operations, primarily in Germany.
Essentially, there is no transaction expo-
sure. According to Kungsleden’s finance
policy, properties in foreign currencies
should be financed in that country’s
currency. If an investment through equity
in foreign currency exceeds SEK 500 m,
the Board of Directors consider each year
as to whether this capital should be
currency hedged. In addition, when sales
are decided, at least 50 per cent of the
surplus value should be currency
hedged, providing this is not re-invested
in local currency.

As of 31 December 2011, Kungsleden
held SEK 939 m of foreign properties,
most of which were financed with euro-
denominated loans. Accordingly, no
currency derivatives were required to
minimize euro exposure. In the current
situation, exposure is fairly limited and no
currency derivatives were necessary to
minimise euro exposure as of 31 Decem-
ber 2011. The effect of translation expo-
sure on other comprehensive income
amounted to SEK -3 (84) m in the year.

Property, shares or guarantee commit-
ments are usually pledged as collateral
for bank loans.

In addition, loan agreements can
include covenants on interest coverage
ratios and loan to value ratios, which
were all satisfied as of 31 December. For
2001, the group’s interest coverage ratio
was 1.9 times and its loan to value ratio
for secure credits was 60 per cent as of
31 December.

Like all companies, Kungsleden is
affected by events on the financial
markets. In the first half-year 2011,
progress on the Swedish financial
markets was stable, with fairly positive
lenders and margins gradually reducing.
After the summer, conditions altered
radically, driven by renewed debt turmoil
in Europe, and new, more stringent
capital adequacy requirements on Nordic
banks. Interbank rates in Sweden (Stibor)
increased simultaneous with longer
market interest rates falling dramatically
in a manner that was hard to predict. The
combination of regulation and compensa-
tion for banks’ increased funding costs
resulted in a sharp increase in interest
margins in the latter half-year and
generally worse access to credit.

The short interest rate, Stibor 90 day,
increased from 1.95 per cent to 2.64 per
cent in 2011. However, five-year yields
fell significantly, and as of 31 December
were 1.96 per cent, against 3.20 per
cent at the beginning of the year. Uncer-
tainty on the financial markets remains
substantial, which means that the pro-
gress of short interest rates and interest
rates on long maturities is uncertain.

The Income Statement is charged with
interest costs and changes in fair value
of loans and derivatives.

Interest costs in 2011 were SEK 873
(752) m, with the increase mainly
explained by a higher loan volume, as a
result of funding acquisitions in the year
and newly arranged bond loans having
higher interest margins than bank bor-
rowings. Interest income, other financial
revenues and other financial costs were
SEK 5 (3) m net.

Value changes on loans and financial
derivatives were negative as a conse-
quence of falling long yields in the year
and amounted to SEK -609 (-430) m.



Corporate social responsibility

Kungsleden’s social responsibility addresses customers, suppliers, employees, owners
and broader society. Environmental work is a strategic issue and part of day-to-day
work in the whole organisation.

ENVIRONMENT AND SUSTAINABILITY
Long-term and goal-oriented work on
sustainability means creating value for
the company’s stakeholders, like
owners and customers, and being a
good employer.

A few highlights from our
environmental work in 2011

¢ GreenBuilding—Kungsleden
GreenBuilding certified three
properties and filed another
application for certification.

* Green Leases—Kungsleden initiated
an environmental collaboration with
tenants and started offering Green
Leases, with two Green Leases
signed in 2011.

« Earth hour—Kungsleden participated
in the World Wildlife Fund’s (WWF)
Earth Hour campaign also in 2011.

Energy-saving measures

Initiatives during the year focused on
continuing to reduce energy consump-
tion in properties, and thus decrease
greenhouse gas emissions. This
goal-oriented and structured energy
effort generated energy savings of over
25 per cent in several properties, three
of which are now GreenBuilding
classified.

The results of Kungsleden’s carbon
dioxide reduction effort in the past two
years secured retained status in the
Carbon Disclosure Project in 2011.
Kungsleden achieved 68 (68) of a possible
100 points, putting the company among
the top property owners in Sweden.

Kungsleden also updated the stand-
ards it applies to construction contrac-
tors and suppliers regarding their
choices of methods and materials for
conversion projects.
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Green Leases

As a property owner, Kungsleden has
good prospects of working for a reduced
environmental burden alongside tenants
and customers. During the year, several
tenants signed Green Leases, involving
a deeper partnership on sustainability
issues. By signing a Green Lease,
Kungsleden tenants contribute to a
better environment while also gaining an
opportunity to save money through
reduced energy consumption.

Employee commitment

In addition to work on collective
environmental targets, a series of other
activities were conducted such as
participation in the WWF Earth Hour and
on-going training of property manage-
ment staff on environmental issues.

SOCIAL AND ETHICAL RESPONSIBILITY
Kungsleden conducts its operations

in a business-like manner. Entered
agreements are respected and
observed. Kungsleden does not tolerate
bribery or corruption. No forms of illegal
or child labour are accepted in any
context.

A self-evident foundation for
Kungsleden’s ethical guidelines is that
the company respects laws and other
ordinances, and complies with interna-
tional standards regulating human
rights, labour and the environment.
Additionally, discussing business ethics
regularly, and clarifying what is unaccep-
table by example, is important in
Kungsleden.

As an employer and property com-
pany, Kungsleden observes human
rights as defined by the UN. For goods
and services, Kungsleden has also
defined standards to be applied to its
suppliers that must be compatible with:

e The ILO’s eight core conventions.

¢ Article 32 of the UN’s Convention on
the Rights of the Child.

* The labour law and working environ-
ment legislation applicable in
countries of manufacture.

e The labour laws, including legislation
on minimum wages and social
insurance applicable in countries of
manufacture.

For more information on how
Kungsleden works on CSR, please refer
to Kungsleden—the workplace on pages
22-24 and www.kungsleden.se.

SOCIAL COMMITMENT

Kungsleden’s social commitment goes a
little further than property management
and our core business. Kungsleden has
chosen to engage in social projects that
support young people. Kungsleden’s
employees can spend one working day a
year on voluntary work. In all the social
projects that Kungsleden has chosen to
commit to, all the young people share
the hope and belief that these initiatives
will make a difference.

Fryshuset

In early 2010, Kungsleden started a
partnership with youth work charity
Fryshuset. Kungsleden is keen to
contribute to an operation that supports
young people and creates the right
prospects for a warm and creative
society that everyone wants to, and can,
be part of.

Fryshuset has the straightforward
conviction that encouragement, trust,
responsibility and know-how build self-
esteem and bring out peoples’ inner
strength. These values and attitudes
are closely consistent with what
Kungsleden stands for.
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Caldon Thomas receives a check in the amount of SEK 50 000 from Kungsleden for his great work with young people in Ornskéldsvik.

ENVIRONMENTAL WORK IN 2011

Target Comment Status as of December 31, 2011

Five GreenBuilding-rated properties
before year-end 2011.

Three properties approved, with one sold, and another 0%

application filed in December 2011 for review in 2012.

| 100%

Reduce CO, emissions from energy
consumption by 10 per cent by
2012 compared to 2008.

Electricity
Emissions in 2008: 9,000 tons of CO,
Emissions in 2011: 372 tons of CO2,

Heat
Emissions in 2008: 11,000 tons of CO,
Emissions in 2011: 8,000 tons of CO,

The changeover of electricity agreements to hydropower
with certification of origin represents the biggest reduc-
tion of emissions. Area decreased from 2,893,000
sq.m. to 2,086,000 sq.m. in the period from 2008 to
2011.

Participate in at least one develop-
ment/research project for reducing
energy consumption in properties.

In 2011, Kungsleden participated in a research project
on LED lighting in industrial properties together Bergen
and Linképing Universities.

All company vehicles to be environ-
mentally rated* by 2012.

The share of environmentally rated vehicles was 86
per cent in December 2011 (18 of 21).

Phase out the use of heating oil
before year-end 2011.

Conversion to more environmentally friendly technol-
ogy is progressing, and the percentage of properties
currently heated with fossil fuel is marginal: 8 proper-
ties (1 per cent) have oil heating.

Measure radon levels at all commer-
cial properties and high content to
be re-sold before year-end 2011.

Measurements were conducted in the oil heating
season 2011/2012. High levels are actioned on a
continuous basis.

Sign Green Leases with at least ten
tenants in 2011.

Two Green Leases were signed in the year.

Increase the usage of video confer-
encing in our organization.

Several offices were relocated in the year, which cre-
ated a need for new technology installations. Work on
videoconferencing is continuing in 2012.

Follow-ups on the environmental
standards we set on large projects.

Follow-up on one project per region.

1 According to the Swedish National Road Administration’s definition.
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THE ENVIRONMENTAL YEAR IN FIGURES:

2011 2010 2009 2008 2007
Electrical energy consumed (Kungsleden'’s subscriptions), GWh 111 87 104 89 93
Electricity consumption/sq.m., kWh 38 39 39 28 30
Number of properties with caulking compounds containing PCBs 2 0 6 21 22
Share of properties with oil heating, % 1 3 4 6 7
Share of environmentally-rated company vehicles, % 86 50 33 14 10

Fryshuset has just over 400 employees
and runs some 30 different operations
in Stockholm, Gothenburg and Malma.
These extend from sport and leisure
activities to projects that address
current social challenges. Kungsleden
owns and manages properties in some
140 municipalities in Sweden. The
diversity of Kungsleden’s business is
closely consistent with Fryshuset’s
ambitions of nationwide reach.

Kungsleden is donating SEK 2 m per
year over three years to Fryshuset’s
activities. Within these funds, in 2011,
Kungsleden donated SEK 50,000 each
to 3 projects. These were:

The Peace & Love activity centre and
Mecka Cykel (fixing bikes) in Linkoping
Youth organization Peace & Love’s
activities are now a natural part of
Allaktivitetshuset activity centre, a youth
and training centre in Skaggetorp, one of
the more vulnerable parts of the city of
Linkdping, south west of Stockholm. The
activity centre has arranged basketball
and soccer tournaments for young
people. A Somalian association has also
been formed in the activity centre, which
very quickly became active, and has
started a programme of night watch
walks in the area.

Non-profit organization Mecka Cykel
is also located in Skaggetorp in
Linkdping. The centre opens two days a
week, and has become a popular meet-
ing place where young people learn to
collaborate, fix up old bikes, benefit
from an adult role model, and also earn

ENVIRONMENTAL TARGETS, 2012

a small sum for the bikes they sell.
There is no financial gain in this project,
but rather the gain is the effort and work
young people put into repairing the
bikes. This shows that anything is possi-
ble, even with modest funds.

Mecka Cykel (the Linkdping Bicycle
and Moped Association) is growing. A
collaboration with ABF (the Swedish
Workers’ Education Association) has
been initiated and this association has
held courses for both men and women.

Game Time i Umea

Game Time, led by Fernando Flores, has
founded a soccer team now playing in
Sweden’s division six. Training is held in
the Alidhem Hall. Game Time also rents
premises in the Gamla Slakteriet quarter,
which is owned and managed by
Kungsleden, where partnership with
another association has commenced.
The association is offering basketball
and drop-in soccer for children and young
people. A soccer tournament was
arranged earlier in the year in collabora-
tion with the Municipality and the Athena
leisure centre.

Caldon Thomas in Ornskéldsvik

In Ornskoldsvik, in northern Sweden,
Caldon Thomas has worked on starting
up activities in the public park, Folkets
park. He is currently employed one day a
week by Folkets park to arrange youth
activities through dance. An integration
program has started, which attracts
some 15 participants each week.

Young Personal Finance

Young Personal Finance is an education
project run within the supports of stock
traders foundation Aktieframjandet.
Young Personal Finance is a school
information project designed to inspire
young people and teachers to learn more
about personal finance and savings
through informational events, educational
material and opinion-buliding efforts.
Kungsleden has decided to support this
project, and is donating SEK 1 m per year
over four years. These funds will be used
to finance the activities of Young Personal
Finance.

It's important that the younger gener-
ation gets basic knowledge on stock
market trading and mutual funds, not
just for the individual and society in
general, but also for Kungsleden as a
listed company. Kungsleden has over
20,000 shareholders, many of them
private individuals.

During the academic year
2010/2011, project staff met some
15,700 school students. Students in
automotive, social science and individ-
ual programs all over the country got an
opportunity to find out more about
personal finance for free. The objective
for the academic year 2011/2012 is to
meet over 17,000 students in various
education programmes nationwide.

More information on this project is
available at www.ungprivatekonomi.se.
(In Swedish only)

1. Environmental certification of one property per region in 2012. (Kungsleden has five internal regions.)

2. Green Leases to be offered to all qualifying customers during leasing discussions.

3. Energy consumption to be reduced by 3 per cent per square metre between 2012 and 2014 (2011 as base year).
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OPPORTUNITIES IN PRACTICE:

Employee interview
—Fredrik Sorling

Kungsleden as an investment 52,
The share 54
Five-year summary 58

What is your area of responsibility?
| mainly work on our large accounts,
proactively with potential future
customers as well as with existing
tenants. Within Retail properties, |
work in a team with managers on a
strategic and operational level, for
example on a specific shopping
centre or location. This is often in
dialogue with representatives of the
municipality, which is inspiring and

expands Kungsleden’s contact field.

What’s the most enjoyable

part of your job?

Being able to contribute views and
ideas to develop what we do, and
also being part of realizing the
ideas.

What gives you energy at work?
The creative environment where
everyone sees the opportunities,
both colleagues and external
stakeholders.

What gives you energy

in your spare time?

After almost 30 years, the biggest
kick in my life is pulling on my wetsuit
and going out in really windy weather
on my windsurfing board. Since |
don’t always think it’s windy enough,

there are also other things | love to
do. An hour or so playing my electric
guitar usually brings peace to my
soul. These interests, and being with
my family, make me feel good.

How do you balance your

work and leisure?

Flexible work-houres and an
understanding employer are
prerequisites of being a wind-
surfer. You can’t always do it, but
it’s important to be able to take
advantage of what the weather
offers you from time to time. And |
bring this back into my work, where
being able to adapt quickly to new
and unforeseen events is impor-
tant. We work in a fast pace
environment, with a lot of things
going on at once, and you need to
be able to prioritise.

How does Kungsleden facilitate
opportunities for you?

We’'re never standing still, but always
trying to find new ways to simplify
things for our customers. We're not
spectators, but rather we are active
on the playing field. This has enabled
me to develop in my role, and | hope
it’s evident in my work.




Good and expedient premises in the right location are a requirement for most opera-
tions, commercial or public. Kungsleden is responsive to customer needs and can offer
premises in small and large locations nationwide. Kungsleden can attract and retain
tenants for the long term, while simultaneously limiting risks. Despite generally poor
prospects for Europe in 2012, in relative terms, the Swedish economy is expected to

perform better.

* The Swedish economy is strong
compared to many other European
countries. This ensures continued
good demand for functional commer-
cial and public premises in attractive
locations.

¢ Diversified tenants and properties,
good geographical diversity and long
lease contracts results in, the
business delivering stable cash flows
over a whole business cycle.

¢ Ongoing portfolio enhancement and
risk limitation through the purchase
and sale of properties creates an
attractive combination of good
returns for low risk.

Portfolio quality

In recent years, Kungsleden’s portfolio
has been refined and properties with
higher risk profiles sold off. This means
that the quality of the portfolio is higher
than ever, which translates into low
vacancies and stable cash flows.

Understanding customers

Kungsleden always endeavours to secure
good understanding of customer needs
and individual circumstances. Accord-
ingly, Kungsleden can serve as a good
collaboration partner for new start-ups
and ongoing operational development.
Its head office and five local offices
nationwide help Kungsleden to stay close
to its customers.

A professional approach
Professionalism is a prerequisite for
doing good business. Kungsleden’s
ambition is for both parties in a
business transaction to feel like they
have emerged as winners.

Opportunities oriented

Kungsleden is on the lookout for
opportunities in properties, premises
and geographical locations. In practice,
this means an endeavour to be innova-
tive and easy to deal with. An entrepre-
neurial spirit is nurtured by decision
making delegated throughout the
organization—where the customer is.

Taking responsibility

Being responsible means taking the
initiative and being committed. For
Kungsleden’s employees, this may

sometimes mean questioning things, or
seizing an opportunity when it arises.

Egalitarianism

Straightforward and honest dialogue
can get you a long way. For Kungsleden,
what is most important is to find
solutions customers are satisfied with.

Fast-acting

Kungsleden has an informal manage-
ment approach and un-bureaucratic
organization. In addition, decision
mandates are delegated throughout the
organization, which means that
decisions can be taken faster and
closer to the customer. Overall, this
means that Kungsleden and its
employees are straightforward and
simple in their handling, and can act
quickly when required.
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Read more about Kungsleden’s business concept, goals and strategy and its business model on pages 6-10.
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Flexible

Kungsleden’s business model is
flexible, which leaves scope to make
investments without being tied to the
need to invest in specific types of
property or geographical locations. This
makes it easier for investments to be
channelled to attractive segments to
exploit temporary imbalances in
demand and supply optimally.

The Board of Directors’ ambition is to
maintain a stable dividend and high
pay-out ratio. The policy means that
dividends shall amount to 50 per cent of
profit for calculating dividends.
Evaluations of the size of the dividend
should include consideration of the com-
pany’s investment need, capital
structure and position otherwise.

An assessment of results of operations
for the coming year serve as the basis

of the estimate. In the process of
preparing the estimate, items including
the operating net on the property
holding and refinancing and administra-
tion costs are calculated.

The estimated profit for calculating
dividends is monitored continuously
through the year to ensure that it is still
achievable. The effect from certain
factors that have arisen in the year such
as purchases and sales of properties, a
severe winter or changes in bank lend-
ing terms are observed.

The Board of Directors proposes that
the AGM pays out SEK 2.60 per share to
shareholders. This proposal corre-
sponds to 50 per cent of profit for
calculating dividends and equates to a
dividend yield of 5.7 per cent in terms of
the closing price at year-end 2011. For
more information, see the proposed
appropriation of profits on page 103.

PROFIT FOR CALCULATING DIVIDENDS PER SHARE
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At year-end, Kungsleden had just over 21,000 shareholders, with private investors
representing some 40 per cent. At the beginning of the year, the ten largest sharehold-
ers controlled 25 per cent of the capital and votes, an increase from 20 per cent.
Kungsleden is one of few property companies on NASDAQ OMX Stockholm that does
not have dominant owners, and thus basically has a 100 per cent free float. Most of
the largest shareholders are Swedish and foreign investment funds.

Kungsleden has been listed on NASDAQ
OMX Stockholm since 1999. Iltis a
constituent of OMX Nordic Exchange’s
Mid Cap list. The closing price on 31
December 2011 was SEK 46.00,
equivalent to market capitalisation of
SEK 6,279 m. A total of 92 million
shares were traded in 2011, equal to 67
per cent of the total number of outstand-
ing shares. The year low was on 14
December at SEK 42.80 and the high
was on 28 April at SEK 65.00 respec-
tively. Against the closing price at
year-end 2010 of SEK 61.50, the share
price fell by 25 per cent. The dividend
paid in April 2011 was SEK 2.00,
implying a total yield of -22 per cent. In
the same period, the OMX Stockholm
had a total yield of -14 per cent. Average
annual total yield over the last five years
has been -4 per cent. In 2011, the OMX
Stockholm Real Estate_P1 fell by 15 per
cent, while OMX Stockholm_P1 rose by
17 per cent.

The proposed dividend in April 2012
implies a dividend yield of 5.7% based on

the share price as of 31 December 2011.
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At year-end, Kungsleden’s share capital
was SEK 56,875,860 divided between
136,502,064 shares, each with a
quotient value of SEK 0.42. Each share
has one vote and confers equal
entitlement to the company’s assets
and profits.

SHAREHOLDERS BY COUNTRY, 31 DECEMBER 2011

4.8% Other countries
2.5% Norway

3.4% Luxembourg
5.1% UK

5.5% Netherlands

&

9.8% US
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Kungsleden had 21,050 shareholders as
of 31 December 2011, a 10 per cent
decrease on the previous year. At
year-end, the ten largest shareholders
controlled 25 per cent of the capital and
votes, which was an increase from 20 per
cent in the previous year. The share of
private investors was 39 per cent, equity
funds 16 per cent and institutions 14 per
cent. 31 per cent of shareholders were
foreign, which is a 12 per cent increase
on the previous year. No single share-
holder had a holding exceeding 5 per cent.

Kungsleden’s objective is to present
fast, accurate and fair information on
the progress of operations. During the
financial year, Kungsleden publishes
one annual report and four interim
reports, including an annual financial
statement. Changes to the portfolio and
other news are published on a continu-
ous basis through the year via press
releases on Kungsleden’s website. The
Chief Executive and Chairman make a
detailed presentation of the company’s
progress at the AGM.



SHARE-RELATED KEY FIGURES

2011 2010 2009 2008 2007
Share price, SEK 46.00 61.50 49.20 54.00 72.00
Beta value 1.30 1.30 1.30 1.29 1.15
Approved dividend/share redemption
(2011: proposed dividend), SEK 2.60 2.00 3.75 1.50 19.50
Total yield, % -22.0 32.6 -6.1 -13.9 -10.0
Dividend yield, % 5.7 3.3 7.6 2.8 11.1
P/E ratio, multiple 9.8 10.0 27.3 -7.6 4.1
P/CE ratio, multiple 11.9 12.7 7.2 11.7 7.1
Gross profit, SEK 13.80 11.30 13.30 14.40 12.50
Profit/loss after tax, SEK 4.70 6.20 1.80 -7.00 17.60
Profit for calculating dividends, SEK 5.20 3.90 7.50 6.20 14.80
Property book value, SEK 191.40 157.50 160.10 209.30 188.50
Equity, SEK 56.50 53.90 51.90 51.80 66.20
Cash flow from operating activities, SEK 4.90 3.70 4.50 4.20 4.10
Number of shares at year-end 136,502,064 136,502,064 136,502,064 136,502,064 136,502,064
Average number of shares in the year 136,502,064 136,502,064 136,502,064 136,502,064 136,502,064



Operations and their results are pre-
sented to participants in the capital
markets twice yearly, in tandem with
semi-annual reports and annual finan-
cial statements. Kungsleden’s ambition
is also to hold regular capital markets
days. Presentations and videos can be
viewed on Kungsleden’s website. In
addition to regular communication,
representatives of the company hold a
series of individual presentations and
conferences with shareholders, analysts
and other stakeholders in Sweden and
foreign countries.

In addition to these contacts, manage-
ment’s policy is to be readily available
to investors and the media to respond
to questions and provide additional
information.

The company’s press releases and
financial statements are distributed
through Cision, and uploaded to
Kungsleden’s website in tandem with
publication.

Text messages or e-mails can be sent
on publication to those users that
request this via Kungsleden’s website.
The website has further information on

SHAREHOLDERS AS OF 31 DECEMBER 2011

Shareholder

No. of shares % of vote and capital

Nordea Funds 6,541,073 4.8
Pensioenfonds PGGM (NL) 4,686,781 3.4
Lansforsakringar Funds 4,010,344 2.9
SHB Funds 3,510,947 2.6
Norwegian Government 3,279,538 2.4
Florén Olle and companies 3,129,250 2.3
Danske Invest Funds 3,095,429 2.3
Fourth AP Fund/AP4 2,310,249 1.7
Second AP Fund/AP2 1,837,986 1.3
Swedbank Robur Funds 1,562,746 1.1
Total, ten largest shareholders 33,964,343 24.8
Board and management 381,240 0.3
Foreign shareholders, other 32,675,373 23.9
Other shareholders 69,481,108 51.0
Total 136,502,064 100.0

SHAREHOLDINGS BY SIZE AS OF 31 DECEMBER 2011

Shareholdings No. of shareholders, %

No. of shareholders Participating interest,%

1-1,000 64.0 13,483 3.7
1,001-10,000 30.6 6,450 15.6
10,001-20,000 2.5 522 5.5
20,001~ 50,000 1.6 327 7.5
50,001-5,000,000 1.3 268 67.7
Total 100.0 21,050 100.0
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Kungsleden on its operations, property
holding and business model, as well as
financial information and share data.

Financial information is available to
order from Kungsleden AB (publ) via
www.kungsleden.se, by telephone
+46 (0)8 503 052 00 or by e-mail:
info@kungsleden.se.

Deputy Chief Executive/Chief
Financial Officer Johan Risberg is
responsible for Kungsleden’s investor
relations. His telephone number is
+46 (0)8 503 052 06.


http://bit.ly/GVf62z

SHARE CAPITAL HISTORY

Change in no. Total no. Quotient in share d share

Year Event of shares of shares value capital, SEK capital, SEK
1997 Incorporation 1,000 1,000 100 100,000 100,000
1997 Split 20:1 19,000 20,000 5 - 100,000
1997 New issue 230,000 250,000 5 1,150,000 1,250,000
1997 Promissory note with stock options - 250,000 5 - 1,250,000
1997 New issue 3,750,000 4,000,000 5 18,750,000 20,000,000
1998 New issue 2,400,000 6,400,000 5 12,000,000 32,000,000
1998 Convertible subordinated debenture - 6,400,000 - 32,000,000
1999 Split 2:1 6,400,000 12,800,000 2.50 - 32,000,000
1999 Convertible subordinated debenture 2,758,620 15,558,620 2.50 6,896,550 38,896,550
1999 New issue 3,000,000 18,558,620 2.50 7,500,000 46,396,550
2000 New issue 400,000 18,958,620 2.50 1,000,000 47,396,550
2005 Split 2:1 18,958,620 37,917,240 1.25 - 47,396,550
2005 New issue 7,583,448 45,500,688 1.25 9,479,310 56,875,860
2006 Split 3:1 91,001,376 136,502,064 0.42 - 56,875,860
2007 Split 2:1 136,502,064 273,004,128 0.21 - 56,875,860
2007 Share redemption -136,502,064 136,502,064 0.21 -28,437,930 28,437,930
2007 Bonus issue - 136,502,064 0.42 28,437,930 56,875,860
FINANCIAL ANALYSTS

The following financial analysts monitor Kungsleden on a continuous basis.

For contact information, visit our website

Fredrik Cyon Fredrik Skoglund Robert Woerderman

ABG Sundal Collier Deutsche Bank Kempen

Ruud van Maanen Simen Mortensen Jonas Andersson

ABN Amro DnB Nor Nordea

Tobias Kaj Johan Edberg Bengt Claesson

Carnegie Erik Penser Fondkommission SEB/Enskilda

Andreas Dahl Martin Leitgeb Andreas Daag

Cheuvreux Goldman Sachs Swedbank

Peter Trigarszky Albin Sandberg Howard Lesser

Danske Bank

Handelsbanken

Source shareholder information: SIS Agarservice

uBS



SUMMARY INCOME STATEMENT

SEKm 2011 2010 2009 2008 2007
Rental revenues 2,594 2,120 2,394 2,529 2,324
Sales revenue, modular buildings 288 184 208 368 288
Net sales 2,882 2,304 2,602 2,897 2,612
Property costs —747 -599 -624 -621 -653
Production costs, modular buildings -258 -160 -161 -309 -254
Gross profit 1,877 1,545 1,817 1,967 1,705
Property sales
Sales revenues, net 1,224 2,929 7,808 1,313 9,475
Book value
Acquisition cost -1,102 -2,875 -6,755 -1,045 -8,010
Realised value changes —-66 -21 -1,188 -256 -885
-1,168 -2,896 -7,944 -1,301 -8,895
Trading net 56 33 -135 12 580
Sales and administration costs -319 -260 -286 -374 -316
Net financial position -867 -749 -847 -986 -720
Unrealised value changes
Investment properties 690 187 -311 -213 1,306
Financial instruments -609 430 113 -1,590 66
81 617 -198 -1,803 1,372
Profit/loss before tax 828 1,186 351 -1,184 2,621
Tax -190 -345 -101 223 -221
Net profit/loss for the year 638 841 250 -961 2,400
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SUMMARY CONSOLIDATED STATEMENT OF FINANCIAL POSITION

As of 31 December, SEK m 2011 2010 2009 2008 2007
ASSETS

Goodwill 201 201 193 193 197
Properties 26,122 21,501 21,861 28,576 25,737
Receivables, etc. 1,147 2,045 1,465 1,311 6,213
Cash and cash equivalents 816 747 689 642 634
TOTAL ASSETS 28,286 24,494 24,208 30,722 32,781

LIABILITIES AND EQUITY

Equity 7,719 7,357 7,079 7,065 9,040
Interest-bearing liabilities 17,315 13,949 14,437 20,743 21,068
Non interest-bearing liabilities 3,252 3,188 2,692 2,914 2,673
TOTAL LIABILITIES AND EQUITY 28,286 24,494 24,208 30,722 32,781
KEY FIGURES

2011 2010 2009 2008 2007

Property-related
Earnings capacity

Property yield, % 7.2 6.4 7.0 6.5 6.4
Economic occupancy, % 91.6 91.2 93.2 95.0 94.4
Operating surplus margin, % 68.5 64.3 68.2 68.2 69.9
Actuals

Property yield, % 7.8 7.0 7.0 7.0 6.8
Economic occupancy, % 91.2 90.3 93.3 94.3 91.9
Operating surplus margin, % 71.2 71.8 73.9 75.4 73.4
Book value of properties, SEK m 26,122 21,501 21,861 28,576 25,737
Financial

Profit after tax, SEK m 638 841 250 -962 2,400
Profit for calculating dividends, SEK m 703 530 1,022 840 2,019
Return on total capital, % 6.1 5.4 5.1 5.1 6.9
Return on equity, % 8.5 11.7 3.5 -11.9 25.6
Return on capital employed, % 7.1 6.3 5.8 5.7 7.6
Interest coverage ratio multiple 1.9 1.8 1.6 1.6 2.7
Equity ratio, % 27.3 30.0 29.3 23.0 27.6
Gearing multiple 2.2 1.9 2.0 2.9 2.3
Loan to value ratio, % 66.3 64.9 66.0 72.6 81.9
Adjusted equity, SEK m 7,364 7,084 6,567 6,860 7,948
Cash flow from operating activities, SEK m 666 510 614 572 554
Employees

No. of employees at year-end 312 271 279 393 384

For share-related key figures, see page 55.
For definitions of key figures, see page 107.
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OPPORTUNITIES IN PRACTICE:

Skateboard sponsorship

at Gastelyckan

Hans-Martin Hansen, Development Manager at the Lund Culture and Leisure Administration, and
Kristina Borgstrom, Assistant Property Manager of Kungsleden, with some skaters at Gastelyckan.

Over the past decade, young
skateboarders have built their own
skate park in an industrial estate
just outside of Lund, in southern
Sweden. They’ve done the
construction and maintenance of
the skate park themselves,
creating a living space for skate-
boarding, visual arts and music.

Kungsleden purchased properties
in the industrial estate, called
Gastelyckan, in 2005, including the
concrete bed the skaters have built
their park on. Kungsleden allowed
the skaters to keep using the land,
known as “Gaste Skate”, providing
they kept the area in good condition.

In 2010 Kungsleden was consid-
ering building a new office property
on the land, and filed the relevant
planning application, which caught
the attention of the skaters. A
campaign was launched in the local
press to save Gaste Skate. The
Municipality of Lund got in contact
with Kungsleden to enquire whether
they could find a common solution
to keep the skate park.

Kungsleden listened, and
decided to lease the land to the
Municipality of Lund instead. As

main sponsor of the youth charity
Fryshuset, this initiative fits well
with the efforts Kungsleden already
makes to support youth in Sweden.
Gaste Skate’s right to utilise the
land has now been formalised,
which Kungsleden is sponsoring by
writing off the rent.

“It’s great to see how these young
people have built the park them-
selves and made an interactive
meeting place. That’s something we
really like to support,” commented
Kristina Borgstrom, Kungsleden'’s
Property Manager.

Gaste Skate is also sponsored
by the Lund Culture and Leisure
Administration, that has invested in
the park by providing infrastructure
like fencing, lighting and toilet
facilities.

“We want to encourage this type
of youth activity, without getting
overly involved. The power of this is
that it builds on young people’s own
commitment. It's also a good exam-
ple of how businesses can take
social responsibility on a local
level,” commented Hans-Martin
Hansen, Development Manager at
the Lund Culture and Leisure
Administration.



Report of the Directors—corporate governance

Corporate governance is an important instrument in the work on creating and develop-
ing long-term shareholder value. Risks are limited by a clear and transparent framework
for the division of responsibility, reporting and monitoring.

The Board of Directors can ensure
satisfactory control of financial
conditions. The Board of Directors can
delegate duties within or outside the
Board of Directors, but always takes
ultimate responsibility for the compa-
ny’s organisation and administration.
Because responsibility rests with the
Board of Directors, it is liable for
continuously verifying that delegation is
working well and as desired.
Accordingly, in practice, corporate
governance is a matter of creating an
effective, predictable and transparent
control system. This also implies a clear
division of roles and responsibilities
between owners, the Board of Directors
and management, as well as openness
so that stakeholders attain satisfactory
insight. Good corporate governance

CORPORATE GOVERNANCE

Kungsleden has the corporate govern-
ance of a listed company and satisfies
the standards stipulated by sources
including the Swedish Companies Act,
the Swedish Annual Accounts Act, the
Swedish Code of Corporate Governance
(the Code) and NASDAQ OMX Stock-
holm’s rules for issuers.

The company applies the corporate
governance principles the AGM has
decided, and as stated in the Articles of
Association and in the instructions for

NOMINATION COMMITTEE

[ ition from S 2011

Peter Gustafsson, representing Olle Florén and
companies, Chairman

Peter van Berlekom, representing Nordea Fonder

Eva Godtfridsdotter-Nilsson, representing
Lansforsakringar Asset Management

Frank Larsson, representing Handelsbanken Fonder

Hakan Bryngelson, Chairman of the Board of
Kungsleden

A review of the work of the Nomination Committee is
available at Kungsleden'’s website.

contributes to stability, the creation of
trust, and ultimately, access to capital.
In recent years, Kungsleden has taken
several important steps towards greater
openness and clearer reporting of cor-
porate governance.

Kungsleden has undergone substan-
tial changes in recent years, and the
company now has a clearer structure.
Commercial Properties remain within
Kungsleden, while retirement homes
and other public properties in Sweden
and Germany have been collected into
joint venture Hemsoé. These changes
also affect the Board of Directors, which
is largely new after the Annual General
Meeting in April 2011.

During my first year as Chairman of
the Board, the work of the Board primar-
ily consisted of a concentration of our

the Nomination Committee. These
documents are available from the com-
pany’s website, www.kungsleden.se.
Over and above these, a series of corpo-
rate governance instructions that the
Board of Directors has decided are
applied, including rules of procedure for
the Board of Directors, the Chief Execu-
tive’s instructions, instructions for
financial reporting to the Board, instruc-
tions for the Audit and Remuneration
Committee, Code of Conduct, Finance
and Corporate Communication Policies.

strategy, administration and transaction
issues. The Board of Directors also put a
major focus on funding issues in the light
of the turmoil and changes on the credit
market. In addition, the Board of Direc-
tors is following and supporting the work
on creating a good workplace that fea-
tures high participation among employ-
ees with great satisfaction. This ensures
greater efficiency and future prospects of
hiring competent personell more easily.

Despite many changes, it is impor-
tant to remind ourselves that
Kungsleden has the same business
model as previously, based on a sound
management business that is focused
on the customer.

Hakan Bryngelson
Chairman of the Board

COMPLIANCE WITH THE CODE

The Code should be applied by all
Swedish companies whose shares are
listed for trading on a regulated
marketplace. In accordance with the
Code’s ‘follow or explain’ principle,
Kungsleden reports all potential
instances of non-compliance with the
Code, explaining these instances in its
annual Corporate Governance Report. In
the financial year 2011, Kungsleden did
not have any instances of non-compli-
ance with the Code.
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AGM

The AGM (Annual General Meeting) deals with matters ensuing from
Kungsleden’s Articles of Association and the Swedish Companies
Act. Invitations to the AGM are as stipulated by Kungsleden’s Articles
of Association. The Meeting resolves in accordance with the majority
requirements stated in the Swedish Companies Act. No shareholder
of Kungsleden owns shares that represent one-tenth or more of the
number of votes for all shares in the company directly or indirectly.

The AGM for the financial year 2010 was held on 13 April 2011.
AGM resolutions included dividends, election of the Board of Direc-
tors and Auditors, remuneration to the Board and Auditors, guide-
lines for remunerating senior managers and election of a Nomina-
tion Committee. The Chairman of the Board and the company’s Chief
Executive presented operations, the work of the Board of Directors
and management and events in 2010. Minutes from the AGM are
available from Kungsleden’s website.

The AGM for the financial year 2011 will be held on 19 April 2012
at Hotel Rival, Mariatorget 3, Stockholm, Sweden. More information
on the AGM is provided in the final section of this Annual Report, and
on Kungsleden’s website.

The invitation to the AGM will be available in English. Considering the
company’s ownership and what is financially justifiable, the Board has
considered that other material for the Meeting should only be produced
in Swedish. For the same reason, no remote participation or simultane-
ous interpretation of the proceedings of the Meeting will be provided.
An audiovisual recording of the Chief Executive’s statement and min-
utes from the Meeting will be available at Kungsleden’s website after
the Meeting closes.

Shareholders

(AGM)

Information

Information

External Auditors

The external Auditors review the Board of Directors’ and Chief Execu-
tive's administration of Kungsleden and verify that the Annual Report
is prepared in accordance with applicable regulations. Authorised
Public Accountant Bjérn Flink of KPMG AB has been elected as Audi-
tor-in-Charge of the parent company for the period until the end of the
AGM 2015. Over and above auditing, in recent years, KPMG has also
provided other services, mainly tax advice. Fees are payable accord-
ing to approved account. In 2011, audit fees for the group were SEK
5(7)m.
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Nomination Committee

The Nomination Committee submits proposals for the election of the
Chairman of the AGM, the Board of Directors and its Chairman, fees
and other remuneration to Board members. The Nomination Commit-
tee also submits proposals for the election of the Auditors and remu-
neration for the audit. In its work, the Nomination Committee should
protect all shareholders’ interests. The Instructions for the work of the
Nomination Committee are available from the company’s website.

Members of the Nomination Committee are elected at the AGM for
a period that extends until the next AGM.

The Nomination Committee should consist of a minimum of three
and a maximum of five members. Three of the members should repre-
sent those shareholders that are the largest shareholders in terms of
the number of votes as of 31 January, and also, that wish to participate
in the work of the Nomination Committee, as well as the Chairman of
the Board. If there are significant changes of control, the Nomination
Committee’s composition may be altered to reflect this. At least one
of the members should not be affiliated to the company’s sharehold-
ers in the manner stated in the Code. The Nomination Committee’s
composition will be published as soon as the Nomination Committee
is appointed.

The AGM 2011 elected Peter Gustafson (representing Olle Florén
and companies), Peter van Berlekom (representing Nordea Fonder)
and Eva Gottfridsdotter-Nilsson (representing Lansforsakringar Asset
Management) as members of the Nomination Committee. Hakan Bryn-
gelson is a member of the Committee in his capacity as Chairman of
the Board. Peter Gustafson was appointed Chairman of the Nomina-
tion Committee.

In August, Handelsbanken Fonder became a new major share-
holder and Frank Larsson (representing Handelsbanken Fonder) was
appointed as a new member. Ake Theblin, Kungsleden’s General
Counsel, served as the Nomination Committee secretary.

Shareholders that wish to submit proposals to the Nomination
Committee can do so on the company’s website or by sending a letter
to the Nomination Committee. The Nomination Committee’s propos-
als and reasoned statements are uploaded to the company’s website
by no later than the issuance of the invitation to the AGM.

Election
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committee
Proposals
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Audit committee

Board of Directors
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Board of Directors

The company’s Articles of Association state that the Board of Directors
should consist of a minimum of three and a maximum of eight members
with a maximum of two deputies. The Board members and potential depu-
ties are appointed by the AGM for the period until the end of the next AGM.
Hakan Bryngelson, Joachim Gahm, Lars Holmgren and Biljana Pehrsson
were elected as Board members by the AGM 2011 and Thomas Erséus,
Kia Orback Pettersson, Magnus Meyer and Charlotta Wikstrom were
re-elected. Former Board members Per-Anders Ovin, Jan Nygren, Jonas
Nyrén and Leif Garph declined re-election. No deputies were elected. Per-
Anders Ovin was Chairman of the Board up until the AGM 2011. The AGM
appointed Hakan Bryngelson Chairman of the Board.

Board composition

The Board consists of eight members. The Board is composed to be able to
support management in developing Kungsleden actively and effectively. The
Board of Directors should also monitor and control operations. Accordingly,
competence and experience of the property sector, finance, business devel-
opment and capital markets issues are especially important on the Board.
According to the Code’s definitions, one Board member, Thomas Erséus, is
considered as affiliated because he is Chief Executive of the company. Other
members are not affiliated to Kungsleden, management or shareholders that
directly or indirectly control at least 10 per cent of the shares or votes of the
company.

The Board of Directors adopts rules of procedure for their activities each
year. These rules of procedure formalise matters including the areas of
responsibility of the Board of Directors and Chief Executive, the duties of
the Chairman, how and when Board meetings are arranged, agendas for
meetings. The Board also adopts instructions for the work carried out in
the Remuneration Committee and Audit Committee.

The work of the Board of Directors conforms to the rules of procedure
adopted, instructions issued regarding the division of responsibility between
the Board of Directors and Chief Executive, and the forms of financial report-
ing to the Board. The Board must meet a minimum of seven times annually,
with each meeting following an approved agenda. Decision support data for
each proposal on the agenda is sent to each Board member in advance.

The rules of procedure also stipulate that the Board ensures that
Kungsleden’s Auditors personally attend at least one Board meeting per
year, presenting their observations from their review of the company, and
their evaluation of the company’s internal controls.

Responsibilities of the Chairman
The Chairman of the Board leads the work of the Board of Directors and
should ensure that the Board’s decisions are executed. The Chairman also
represents the company in ownership-related matters.

The Chairman maintains ongoing dialogue with the Chief Executive and
is responsible for other Board members receiving the information and sup-
porting data required to be able to reach well-anchored decisions.

Responsibilities of the Board of Directors

The Board is responsible for the company complying with the Swedish
Companies Act, rules for listed companies including the Code and other
ordinances and laws, the Articles of Association and internal control instru-
ments. The Board decides on strategies and targets, internal control

Group management

Group management consists of Kungsleden'’s Chief Executive, Deputy
Chief Executive/CFO, Divisional Managers, Business Development
Manager, HR and Corporate Communications Manager and General
Counsel. They are each responsible for their areas of responsibility
within Kungsleden, and consult on matters for the Board jointly with
the Chief Executive. Group management takes decisions on operating
activities that fall within their mandate. Group management structures
and ensures that the company has a skilled organisation.

instruments, large-scale purchases and sales of properties, other major
investments and funding. The Board is responsible for the continuous
monitoring of operations; for guidelines, organisational resources and man-
agement being expedient and for good internal control. The Board is also
responsible for appraising executive management and planning for leader-
ship succession.

The Board works to ensure the high and consistent quality of financial
reporting, through means including instructions for financial reporting to
the Board and corporate communications policy and by considering poten-
tial observations, recommendations or proposals from Auditors or the
Audit Committee.

The Annual Report and all interim reports are considered and approved
by the Board. The Board has delegated the quality-assurance of commer-
cial presentations and press releases to management.

The work of the Board in 2011

In 2011, the Board met on 12 occasions. Per capsulam meetings were
also held on 11 occasions to deal with purchase, sale and funding issues.
Attendance at each Board meeting is stated in the table on page 65. The
Board considered issues including Kungsleden’s strategy, targets, busi-
ness plan, market, external reporting, property purchases and sales,
investments in existing properties, arranging loans and other funding
issues, preparing sales mandates and the principles governing incentive
payments. The Deputy Chief Executive and the General Counsel, also the
Board Secretary, also attended Board meetings.

Board committees

The Board has inaugurated two internal committees, a Remuneration Com-
mittee and an Audit Committee, responsible for consulting on issues in each
respective segment. The Board of Directors appoints their members internally.

Remuneration Committee
The Remuneration Committee submits proposals to the Board regarding
the Chief Executive’s employment terms, the terms for the group manage-
ment and principle issues relating to pensions, salaries, fees, benefits and
severance pay. This Committee works from the guidelines for remunerating
senior managers resolved by the AGM.

The Remuneration Committee elected at the Board meeting follow-
ing election has the following members: Hakan Bryngelson (Chairman),
Joachim Gahm and Charlotta Wikstrom. In 2011, the Committee met on
three occasions.

Audit Committee

The purpose of the Audit Committee is to provide a dedicated forum for
accounting and audit issues. The Committee works on items including
Kungsleden’s internal control and governance systems and quality-assur-
ing financial reporting to the public. The Audit Committee also supports the
Nomination Committee in its work on proposing the election of Auditors,
and for proposing audit fees.

The Audit Committee elected at the Board meeting following election
has the following members: Kia Orback Petterson (Chairman), Lars Hol-
mgren, Magnus Meyer and Biljana Pehrsson. The Committee held four
meetings in 2011. Kungsleden’s Chief Financial Officer, Financial Manager,
Financial Controller, Tax Lawyer and Auditor attended meetings.

Chief Executive

Kungsleden’s Chief Executive is responsible for the practical man-
agement and co-ordination of operating activities. The Chief Execu-
tive does his work on the basis of instructions adopted by the Board
each year. These formalise matters including the Chief Executive
being responsible for the company’s administration, reporting to the
Board and matters requiring a decision by, or reporting to, the Board,
such as adopting interim reports and annual reports, decisions on
major purchases, sales, investments and allocations of capital, and
arranging major loans or guarantees above a threshold level. These
instructions also cover the approval of remuneration and employment
terms for senior managers.
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APPRAISAL OF PERFORMANCE
OF THE BOARD

Each year, the Board undertakes an
appraisal of its working methods and
processes. This appraisal is intended to
ensure well-functioning processes for
collating information, reporting, analysis,
planning and decision-making. The
appraisal is also intended to ensure that
the Board has the necessary compe-
tence. The results of this evaluation are
reported to the Nomination Committee
and constitute the supporting data for
work on nominations.

REMUNERATION TO THE BOARD

Fees are payable to the Board as
resolved by the AGM. No fees are paid to
members employed by Kungsleden. Over
and above Directors’ fees from
Kungsleden, Hakan Bryngelson also
receives Directors’ fees of SEK 350,000
from Hemso Fastighets AB, where he is
Chairman of the Board, and Magnus
Meyer receives SEK 150,000 of
Directors’ fees from Hemso Fastighets
AB, where he is a Board member.

REMUNERATION TO SENIOR MANAGERS
Each year, the AGM adopts guidelines
for remuneration and other employment
terms for senior managers. According to
these guidelines, which were approved
by the AGM 2011, Kungsleden should
offer the remuneration levels and
employment terms necessary to be able
to hire and retain management with high
skills levels and the capacity to achieve
established targets. Remuneration
structures should motivate group man-
agement to do their utmost to protect
shareholders’ interests.

Accordingly, remuneration structures
should be on market terms, straightfor-
ward, long-term and measurable. Nor-
mally, remuneration to group manage-
ment should include a fixed and incentive
payment component. The incentive
payment component should reward
improvements clearly related to targets
in straightforward and transparent struc-
tures, and with a predetermined ceiling.

The basic salary of group manage-
ment should be on market terms and
based on competence, responsibility
and performance. Normally, manage-
ment’s incentive payments should not
exceed 12 months’ salary and be
related to the achievement of forecasts
and targets for levels of the company’s
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and each segment’s results of opera-
tions and growth.

Long-term incentive schemes in the
company should primarily relate to the
share price and involve senior managers
of the company that have a material
impact on factors including the results of
the company’s operations, financial posi-
tion and growth, and the achievement of
predetermined targets. Incentive schemes
should ensure long-term commitment to
the company’s progress and be imple-
mented on market terms. There was no
long-term incentive scheme for 2011.

The scale of remuneration payable
for 2011 is stated in Notes 7 and 8.
These notes also offer information on
the terms of incentive payments and the
stock option plan for 2007.

e !

Proposed guidelines for remuneration
and other employment terms that will be
proposed to the AGM 2012 largely
correspond to those adopted by the
AGM 2011, with the difference that the
proposal states that incentive payments
should normally be in the interval of
40-75 per cent of basic salary, com-
pared to the existing guidelines that
state that incentive payments should
normally not exceed 100 per cent of
basic salary. The maximum cost of
remuneration that may be payable

FEES APPROVED BY THE AGM 2011

SEK Chairman Member
Member 525,000 220,000
Board of Directors 30,000 30,000
Remuneration Committee 60,000 30,000

Audit Committee

Standing: Magnus Meyer, Thomas Erséus, Biljana Pehrsson, Charlotta Wikstrom, Lars Holmgren, Joachim Gahm

Sitting: Hakan Bryngelson, Kia Orback Pettersson



ATTENDANCE AT BOARD AND COMMITTEE MEETINGS IN 2011 BOARD OF DIRECTORS

Board of Remuneration Audit
Directors ittee ittee
Hékan Bryngelson * 0 15/16 0 2/2 Hakan Bryngelson. Chairman ofth_e Board. Bor.n in1948,
- 777 i B.Sc. (Eng.) Elected to the Board in 2011. Main employ-
Per-Anders Ovin / / ment: Self-employed. Chairman of the Boards of Aimega
Joachim Gahm * X 16/16 X 2/2 and Almega Tjansteférbunden, Tengbomgruppen AB,
Leif Garph * s 1/1 Hemso Fastighets AB and Deputy Chairman of the Con-
Lars Holmgren * X 16/16 X 2/3 federation of Swedish Enterprise. Kungsleden sharehold-
Magnus Meyer X 2223 X 4/4 |ng:_10,000. Affiliation: th-IS member is con&dergd as not
affiliated to the company, its management or major share-
Jan Nygren ® /7 1/1 holders.
Jonas Nyrén 2 s
Biljana Persson * X 16/16 X 2/3 Thomas Erséus. Board member and Chief Executive.
Kia Orback Pettersson X 22/23 o 4/4 E!ected tqthe BOaITd in 2007.. See page 66. Aff?hauon:_m
) R his capacity as Chief Executive, this member is consid-
Charlotta Wikstrom X 23/23 X 3/3 ered affiliated to the company.
Thomas Erséus X 22/23
Joachim Gahm. Board member. Bornin 1964, B.Sc. (Econ.)
0 - Chairman of Board/Committee X - Member of Board/Committee 31 December 2011 Elected to the Board in 2011. Main employment: Partner
of Sustainable Growth Capital SGC AB. Board member of
1 Elected at AGM 2011 Arise Windpower AB. Kungsleden shareholding: 2,000.
2 Chairman until AGM 2011 Affiliation: this member is considered as not affiliated to
3 Member until AGM 2011 the company, its management or major shareholders.

Lars Holmgren. Board member. Born in 1952, graduate
in chemistry and industrial management. Elected to the
Board in 2011. Main employment: self-employed. Board
member of Svensk Markservice AB. Kungsleden share-
holding: 1,000. Affiliation: this member is considered as
not affiliated to the company, its management or major
shareholders.

Magnus Meyer. Board member. Bornin 1967, B.Sc. (Eng.)
and Licentiate of Technology. Elected to the Board in 2008.
Main employment: CEO of Tengbomgruppen AB. Other
assignments: Board member of Hemso Fastighets AB,
Kinnarps AB, Tengbomgruppen AB and Culmen AB.
Kungsleden shareholding: 5,000. Affiliation: this member
is considered as not affiliated to the company, its man-
agement or major shareholders.

Kia Orback Pettersson. Board member. Born in 1959,
B.Sc. (Econ.) Elected to the Board in 2010. Main employ-
ment: Partner of Konceptverkstaden. Chairman of NAI
Svefa AB, Forsen Projekt AB and Ponderus Invest AB.
Board member of Jernhusen AB, JM AB, Tengbomgruppen
AB, Garbergs Reklambyra AB and Springtime AB.
Kungsleden shareholding: 1,700. Affiliation: this member
is considered as not affiliated to the company, its man-
agement or major shareholders.

Biljana Pehrsson. Board member. Born in 1970, B.Sc.
(Eng.) Elected to the Board in 2011. Main employment:
Deputy Chief Executive of East Capital Private Equity.
Board member of Vasallen AB. Kungsleden shareholding:
2,000. Affiliation: this member is considered as not affil-
iated to the company, its management or major share-
holders.

Charlotta Wikstrom. Board member. Born in 1958, B.Sc.
(Econ.) Elected to the Board in 2009. Main employment:
Senior Partner of Stardust Consulting AB. Other assign-
ments: Board member of Telge Energi AB and Forsen Pro-
jekt AB. Kungsleden shareholding: 10,000. Affiliation: this
member is considered as not affiliated to the company,
its management or major shareholders.

The above information is for shareholdings as of 31 Decem-
ber 2011, and includes holdings through companies and
related parties.

65



66

MANAGEMENT

Thomas Erséus. Chief Executive. Bornin 1963,
B.Sc. (Eng.) in Civil Engineering from Chalmers
University of Technology, Gothenburg.
Kungsleden employee since 2006. Other assign-
ments: Board member of Hemso Fastighets AB,
Bravida AB, Chalmersfastigheter AB and DSVM
AB. Previous experience: President and CEO of
WSP Europe AB, CEO of AB Jacobson & Widmark.
Kungsleden shareholding: 90,000.

Cecilia Gannedahl. HR & Corporate Communi-
cations Manager. Born in 1962, B.Sc. (Econ.)
from the University of Linkdping. Kungsleden
employee since 2007. Previous experience:
Chief Executive of GCI Stockholm AB, Market-
ing/ Business Area Manager, Roche AB. Other
assignments: Board member of Kvadrat AB.
Kungsleden shareholding: 1,600.

Per Johansson. Divisional Manager, Nordic Mod-
ular. Born in 1959, B.Sc. (Eng.) Civil Engineer-
ing, from the Royal Institute of Technology,
Stockholm. Kungsleden employee since 2007.
Previous experience: Chief Executive of Spokes-
man AB and of Skanska Modul AB. Kungsleden
shareholding: 5,000.

Eskil Lindnér. Divisional Manager, Commercial
Properties. Born in 1959, B.Sc. (Eng.) in Civil
Engineering from the university of Technology,
Lund. Kungsleden employee since 1999, has
been in current position since 2006. Previous
experience: Property Manager, JM AB, Property
Manager, Nordbanken Fastigheter AB.
Kungsleden shareholding: 24,440.

Johan Risberg. Deputy Chief Executive/ Chief
Financial officer. Born in 1961, B.Sc. (Econ.)
from the Stockholm School of Economics.
Kungsleden employee since 1996, in current
position since 1998. Previous experience: Group
Controller, Securum AB, CFO/Business Control-
ler, Convector Fastighets AB. Kungsleden share-
holding: 208,000.

Yiva Sarby Westman. Head of Business Devel-
opment. Bornin 1973, B.Sc. (Eng.), land survey-
ing, focusing on real estate economics, from
the Royal Institute of Technology, Stockholm.
Kungsleden employee since 2009. Previous
experience: Deputy Chief Executive of Newsec
Investment AB, Property Development Manager
at NCC Property Development AB. Kungsleden
shareholding: 0.

Ake Theblin. General Counsel and Board Sec-
retary. Born in 1961, LL.B. from the university
of Stockholm. Kungsleden employee since
2001. Previous experience: General Counsel,
AP Fastigheter AB, Advokat Hellstrém Advokatb-
yra AB. Kungsleden shareholding: 20,500.

The above information is for shareholdings as of

31 December 2011, and includes holdings through
companies and related parties.
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according to the guidelines that will be
proposed to the AGM will be SEK 36 m,
including social security contributions,
pensions and employer’s contributions,
and if maximum incentive payments
become due.

INTERNAL CONTROLS
AND RISK MANAGEMENT

Internal controls are important to ensure
that the targets and strategies set pro-
duce the desired results, that laws and
regulations are complied with and the
risk of undesirable events and misstate-
ments in reporting are minimised.

The organisation of internal controls

over financial reporting is described below.

Control environment
The Board of Directors has overall
responsibility for the company’s internal

controls. The Chief Executive has
ongoing responsibility for maintaining
and establishing internal governance
and controls. Kungsleden'’s internal
controls rest on the control environment
the Board and management operate
from on a continuous basis, but also the
decision-paths, authorisations and
areas of responsibility communicated
within the organisation.

Risk assessment

Having a clear view of the risks of the
misstatements that may arise in
external reporting, and that an
organisation and processes are in place
to manage these risks, is an important
component of internal controls.
Kungsleden works continuously and
actively on charting, assessing and

ol N

Standing: Eskil Lindnér, Cecilia Gannedahl, Ylva Sarby Westman, Thomas Erséus, Per Johansson

Sitting: Johan Risberg, Ake Theblin



managing the risks a company is
exposed to in its financial reporting.
Kungsleden is a process-oriented
company and integrates risk assess-
ment routines in its business pro-
cesses.

A judgement of the risk of misstate-
ment in financial reporting is conducted
each year for each line of the Income
Statement, Statement of Financial
Position and Cash Flow Statement. For
those items that are significant and/or are
subject to increased risk of misstatement,
there are processes in place to minimise
this risk. These processes do not only
apply to actual accounting processes but
also encompass activities including
operational control and business planning
processes, as well as IT systems.

The tool for operational monitoring that

has been prepared is an example of a
governance document. Such documents
are used partly for consultations ahead of
purchases and sales of properties, partly
for the overall updates of operations and
supporting data for valuations.

The risks in funding and operations
otherwise and management of these
risks are reviewed on pages 40-47.

Control activities

Kungsleden has designed internal
controls so that control activities are
conducted as a routine matter at an
overall level, or alternatively, are of a
more process-oriented nature.
Examples of overall controls include
ongoing profit analysis based on the
operational and legal group structure,
and by analysing key figures. Formal

reconciliations, certification and similar
controls are examples of routine or
process-oriented controls that are
intended to prevent, discover and rectify
misstatements and variances. The
control activities have been designed to
manage the significant risks regarding
financial reporting.

Information and communication

The Board receives continuous finan-
cial reporting, and each scheduled
Board meeting considers the group’s
financial position. The company’s Audi-
tor personally reports his observations
from his review and assessment of
internal controls once yearly.

All potentially share price-sensitive
information is reported to the market
via press releases. The company has
ensured that this information reaches
the market simultaneously. The Chief
Executive and Chief Financial officer
are the appointed spokespeople on
financial matters.

Kungsleden has a policy that guar-
antees that its staff can contact a third
party to report actions or other anoma-
lies that imply breaches or suspected
breaches of laws or other guidelines
and regulations anonymously and
without consequences.

Monitoring

In recent years, Kungsleden has
appointed an external party to verify how
its most significant financial reporting
processes are applied in practice. This
applies mainly to accounting and
reporting work, the execution of property
transactions and preparation of business
plans. The outcome of comparisons
based on the prepared processes are
compiled in a report and presented for
the Audit Committee.

On assignment from the Board,
management is also running a project to
document internal controls of financial
reporting in the company.

Kungsleden has no internal audit
function. Internal controls are consid-
ered satisfactory and expedient for an
organisation of Kungsleden'’s size, and
accordingly, the Board and management
do not see any need for an internal audit
function.
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Report of the Directors—operations

Kungsleden is a property company that views a property’s returns as more important
than its type or geographical location. Its business model focuses on continually
enhancing the composition and quality of its property portfolio, with the objective of
improving portfolio risk-adjusted returns. In practice, this involves working actively on
managing and enhancing properties, while simultaneously searching for transaction
opportunities, which can involve purchases and sales.

KUNGSLEDEN’S OPERATIONS
Operations are divided into three
segments, with each segment responsi-
ble for the management and letting of
its property holding. Commercial
Properties concentrates mainly on the
Industrial/Warehouse, Office and Retail
property types. Public Properties, which
mainly consists of 50 per cent owner-
ship of the company Hemso Fastighets
AB, is divided between the Retirement
Home, School and Care types, where
Retirement Homes are also owned in
Germany. The third segment, Nordic
Modular, produces, sells and lets
premises in modular buildings.
Kungsleden has been quoted on
Nasdaq OMX Stockholm since 1999.

FINANCIAL TARGETS

The group’s financial targets are to
achieve a minimum return on equity of
15 per cent and a minimum interest
coverage ratio of two. Return on equity
was below target in 2011 at 9 per cent
(12). Average returns on equity over the
past five and ten years have been 7 and
20 per cent respectively. The interest
coverage ratio in 2011 was a multiple of
1.9 (1.8) which is just below target.

SUMMARY OF PROGRESS IN THE YEAR
Through active portfolio enhancement
with the purchase of high-yielding prop-
erties and the sale of low-yielding prop-
erties, the property yield, measured as
earnings capacity, increased from 6.4
per cent to 7.2 per cent. The purchase
of 36 properties with an underlying prop-
erty value of SEK 3.6 bn from NRP was a
strong contributor.

Work on creating an independent
Hemso6 was completed in March 2011
through Hemsd and Kungsleden relocat-
ing to new premises on Linnégatan and
Vasagatan respectively in Stockholm.
Two fully independent organisations
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RETURN ON EQUITY

2007 2008 2009 2010 2011

= Target

have enabled still more focus on devel-
oping operations.

Gross profit for the year increased by
21 per centto SEK 1,877 (1,545) and
as a result of a larger property holding
and positive progress of the property
holding. Profit for the year after tax was
SEK 638 (841) m. This lower figure is
primarily due to unrealised value
changes on financial instruments, which
were SEK -609 (430) m, due to falling
market interest rates.

REVENUES AND PROFITS

Net sales increased by 25 per cent in the
year to SEK 2,882 (2,304) m, divided
between rental revenues from modular
buildings of SEK 244 (241) m and from
other properties of SEK 2,350 (2,063) m,
as well as sales revenues from produced
modules of SEK 288 (184) m. The
increase in rental revenues was primarily
sourced from properties purchased over
the past year. Gross profit increased by
21 percentto SEK 1,877 (1,545) mas a
result of the larger property holding. The
profit from property sales was SEK 56
(33) m. I, instead of being set against
book value, sales proceeds are
compared with acquisition cost, the
effect of sales on profit for calculating
dividends is obtained. In this case, sales

INTEREST COVERAGE RATIO

Multiple
3.0
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- = « Risk limit for interest coverage ratio

in the year produced a profit for
calculating dividends of SEK 114 (54) m.
Over and above trading net, value
changes of SEK 66 (21) m during the
holding term were realised and the
deductions for deferred tax on sales via
companies were SEK -8 (-) m.

Value changes on properties and
financial instruments in the year
amounted to SEK 690 (187) m and SEK
-609 (430) m respectively, totalling SEK
81 (617) m. The positive value change
on properties is a net of new value
appraisals and investments completed,
corresponding to 3 per cent of book
value. The value change relates to public
properties, where required property
yields decreased and commercial
properties, where new lettings have
been arranged, and the results from
newly purchased properties were better
than expected. The value change on
financial instruments is a result of falling
long yields, which increased the deficit in
loans and interest rate derivatives with
interest, which was fixed at higher levels
in previous years.

Net profit for the year was SEK 638
(841) m, this lower figure is primarily due
to unrealised value changes on financial
instruments, which were SEK -609 (430)
m after a decline in market interest rates.



Profit for calculating dividends for 2011
was SEK 703 (530) m, SEK 53 m above
estimate as a result of better-than-
expected results from purchased
properties and completed property sales
during the most recent quarter. The
following table shows how profit for
calculating dividends is computed.

EXPENSES

Property costs were SEK 747 (599) m,
with operating costs of SEK 484 (393)
m, maintenance costs of SEK 166 (130)
m and tenant adaptations SEK 103 (61)
m being the major items. Re-invoicing is
possible for a portion of these costs,
which reduced property costs by a total
of SEK 93 (44) m.

Sales and administration costs
increased to SEK 319 (260) m. This
increase is mainly a result of Hemso
now being an independent organisation
and the property holding increasing
through net purchases over the past
year. The division of the organisation
and relocation of Kungsleden’s and
Hemsd’s head offices are non-recurring
costs, which amounted to SEK 5 m. SEK
75 m of sales and administration costs
are sourced from Hemsd, SEK 61 m
from Nordic Modular and SEK 183 m
from commercial properties, business
development and central administra-
tion. Excluding the module operation,
property management, business devel-
opment and central administration
equate to SEK 83 per square metre.

The net financial position changed
negatively by SEK 119 m, and was SEK
—-868 (-749) m, primarily explained by
higher loan volumes in 2011 after the
property purchases.

PROFIT FOR CALCULATING DIVIDENDS

SEKm

Tax on net profit was SEK -190 (-345)
m, which was somewhat lower than
26.3 per cent of profit before tax. The
background is that most property sales
were conducted via companies.

THE PROPERTY HOLDING

At year-end, the holding comprised 636
(592) properties, of which Kungsleden
had 50 per cent ownership of 312 (297).
The 636 properties have area of
3,328,000 (2,510,000) sq.m. and book
value of SEK 26,122 (21,501) m. Most
Swedish properties were appraised by
external valuers as of 31 December
2011. These external valuations
corroborate the company’s book values
because they are consistent with internal
valuations, see the comparison in the
table on the next page.

Of book value, 49 (45) per cent
related to Commercial Properties, 45
(48) per cent to Public Properties in
Sweden and 6 (7) per cent to Modular
Buildings.

Earnings capacity indicates the
earnings ability of the current property
holding at a given time as if the holding
had been held for the past 12 months.
Transactions in the year and progress of
the existing holding resulted in operat-
ing net increasing by 37 per cent from
SEK 1,372 m to SEK 1,875 m. The
increase related mainly to the 36 prop-
erties purchased from NRP. Economic
occupancy increased as a result of
purchases and sales and successful
lettings work, from 90.3 per cent to
91.6 per cent, which is not far from what
could be expected in a holding such as
Kungsleden’s in the long-term perspec-

tive. At year-end, the average property
yield was 7.2 (6.4) per cent.

Of property book values, 50 (45) per
cent was located in the three major city
regions of Stockholm, Gothenburg and
Ostersund, as well as Vasteras. The
properties were located in 143 (133)
municipalities, of which 50 (54) per cent
of book value was located in municipali-
ties with populations of less than
100,000.

Investments in existing properties
amounted to SEK 306 (215) m in 2011.
Investments are mainly conversions and
extensions on existing properties in
consultation with the tenant so the
customer’s operations can be con-
ducted in a better, more efficient way.
Investments increase property values
through higher rent levels, and often,
longer contract terms.

EARNINGS CAPACITY

2011 2010

31Dec' 31Dec
No. of properties 636 592
Leasable area, 000 sq.m. 3,328 2,510
Book value of properties, SEKm 26,122 21,501
Rental value, SEK m 2,987 2,343
Rental revenues, SEK m? 2,737 2,116
Operating net, SEK m 1,875 1,372
Economic occupancy, %2 91.6 90.3
Property yield, % 7.2 6.4
Operating surplus margin, % 68.5 64.8

1 312 (297) public properties are 50 per cent owned by
Kungsleden. These properties are all included in the total
number of properties, whereas those quantified with other
measures—earnings, book value, leasable area, property
yield, etc.—are stated at 50 per cent.

2 The calculation method for earnings capacity key figures for
rental revenues, economic occupancy and operating surplus
margin were amended in 2011 for full consistency with
Income Statement definitions. Previous periods’ key figures
have been restated.

PROPERTY HOLDING BY TYPE, 31 DECEMBER 2011

Gross profit
Sales and administration costs
Net financial position

Profit from property management

Realised items
Trading net on sale
Realised value changes, properties
Deduction for deferred tax on sale
Realised value changes, financial instruments

Realised items
Tax payable

Profit for calculating dividends

2011 2010
1,877 1,545 6% Modular Buildings
-319 -260 5% Other Public
-868 -749 7% Care
690 536
13% School
56 33
66 21
-8 _
-66 -8 20% Retirement Home
48 46
-35 -52
703 530

&

24% Industrial/Warehouse

Total
book value:
SEK 26,122 m

»

16% Office

8% Retail

1% Other Commercial
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PURCHASES AND SALES

Activity on the business transaction
market was greater in the first half-year
than in the second half-year, which was
hesitant after the turbulence on
international debt markets. However,
the auction of Kefren’s properties in
October revealed substantial interest in
small and medium-sized cities.

60 properties were purchased in the
period with area of 960,000 sq.m. for a
value of SEK 4,798 m. Of these pur-
chases, 27 were of the Industrial/
Warehouse type, 13 were Office, one
was Retail, two were Other Commercial,
four were Retirement Home, four were
Care, eight were School and one was an
Other Public Property. The purchases
were conducted at an estimated prop-
erty yield of 10.2 per cent. The major
purchases in the year included:

* 36 properties from NRP for SEK 3.6
bn. Total rental value of SEK 563 m is
expected to generate a property yield
of about 10 per cent. The purchase
was completed on 31 March and is
expected to contribute some SEK 200
m annually to Kungsleden'’s profit for
calculating dividends. The property
portfolio consisted of office and
industrial premises and features
stable returns and stable tenants.
ABB, with 50 per cent of rental value,
is the largest tenant, followed by
Finnveden AB with some 10 per cent.
ABB'’s properties are in Vasteras and
have gross leasable area of approxi-
mately 39 per cent of the acquired
portfolio. The average remaining
contract term is five years, subject to
a master lease contract, which
expires on 31 December 2016.

¢ Completion of a school in Upplands
Vasby, north of Stockholm, where
Hemso invested SEK 400 m, of which
Kungsleden’s share was SEK 200 m.

20 properties with area of 143,000
sg.m. were sold for SEK 1,224 m in the
year. The book value of the sold
properties amounted to SEK 1,168 m
and acquisition cost was SEK 1,102 m.
4 of the sold properties were of the
Industrial/Warehouse type, 3 were
Office, 5 were Retail, 6 were Other
Commercial, 1 was a Retirement Home
and 1 was a Care property. These sales
were conducted at an estimated
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property yield of 5.0 per cent. The

largest business transactions in the

year included:

¢ One industrial property in Karlskrona,
southern Sweden, sold to tenant ABB
for SEK 385 m.

¢ Two warehouse properties in the
Slakthusomradet quarter of southern
Stockholm, sold to the City of
Stockholm for SEK 279 m.

* Three development properties in
Slagsta Strand, south of Stockholm,
sold for SEK 215 m.

NORDIC MODULAR

Nordic Modular is a division within
Kungsleden, alongside Commercial
Properties and Public Properties.
Flexible and cost-efficient modular
buildings are a strong complement to
Kungsleden’s offering, mainly to the
public sector. Some 75 per cent of

modular buildings are let to central and
local government.

As of 31 December, modular build-
ings had total area of 232,000
(235,000) sg.m. and book value of
SEK 1,550 (1,575) m.

In the year, rental revenues for modu-
lar buildings were SEK 244 (241) m, with
gross profit of SEK 195 (194) m. The
profit from modular lettings is high
compared to lettings of commercial and
public properties. In 2011, leased
modules represented 12 per cent of
consolidated gross profit, but at the
same time, this operation only repre-
sented 6 per cent of property value.

Nordic Modular also manufactures
and sells modules via Flexator. Sales
revenues including inventory changes
increased significantly and amounted to
SEK 288 (184) m, with a gross profit of
SEK 30 (24) m. As of 31 December, the
plant at Grabo had a fairly good order

THE PROPERTY PORTFOLIO PURCHASES AND SALES
SEKm 2011 2010 Price, SEK m
Properties at beginning 5,000
of period 21,501 21,861
Purchases 4798 2,356 4,000
Investments 306 215
Sales -1,168  -2,897 2,000
Exchange rate fluctuations -5 -221 2,000
Value changes 690 187
Properties at end of period 26,122 21,501 1,000
0
Jan-Dec 2011 Jan-Dec 2010
Bl Purchases [l Sales
PROPERTY SALES IN 2011
SEKm No. of properties Profit from sale
Profitable sales 12 80
Break-even sales 4 0
Loss-making sales 4 -5
Sales overheads, properties sold in the year -39
Profit/loss items from previous year's sales 20
Trading net 20 56
Realised value changes 66
Deduction for deferred tax on sale -8
Effect on profit for calculating dividends 114
PROPERTY VALUES
Commercial Public Total valued Not valued
SEKm Properties Properties properties externally*  All properties
Book value 12,914 10,848 23,762 2,360 26,122
External valuation 13,069 10,579 23,648

1 Of unvalued properties, SEK 761 m are retirement homes in Germany, SEK 1,550 m are modular buildings and the remaining

SEK 49 m relates to a number of smaller buildings and land parcels.



book for the season. However, the
Anneberg plant had a low order book,
and accordingly, 24 employees were
issued with redundancy notices at the
beginning of 2012. Nordic Modular
continuously adapts its workforce to
economic conditions.

Kungsleden’s investment in Nordic
Modular Group in 2007 has been profit-
able. Capital transfers to Kungsleden
exceed invested capital, while Nordic
Modular self-financed reinvestment for a
retained modular holding, as well as a
33 per cent increase in the modular
holding. These investments were primar-
ily achieved through purchases from its
own plants. During the holding term,
return on equity has been well over 20
per cent per year.

CUSTOMERS
Kungsleden’s success is based on
satisfied customers and the company’s
ability to do good deals. Kungsleden’s
customers are a cross-section of the
Swedish business community and
public services. Its tenants are both
small enterprises and large corpora-
tions, while school students and
pensioners occupy and live in
Kungsleden properties. Manufactured
goods, transportation and retail are
some of the sectors where Kungsleden
is active. Through the part-ownership of
Hemso, just over 40 per cent of the total
property holding is let to tenants whose
operations are publicly funded.

Its largest tenant is ABB Fastighets
AB, which represents 12 per cent of
total rental revenues.

FUNDING
Kungsleden’s loan portfolio is based on
agreements with banks, a syndicated

credit facility and unsecured bond
loans. Loan agreements normally have
three to five-year maturities, which is
customary practice on the Swedish
market for property credits. The fixed
interest periods on loan agreements are
short term, and Kungsleden manages
interest risk at an overall group level.
The desired risk level in the interest
fixing structure is achieved using
instruments called interest swaps or
interest caps.

At the end of the period, the loan
portfolio totalled a nominal SEK 17,326
(13,990) m, which is an increase after
funding the properties purchased in the
year. SEK 1,599 (999) m of the loan
portfolio was an unsecured bond loan.
The market value of loans and financial
instruments was SEK 18,581 (14,706)
m. Un-utilised credit facilities were SEK
3,160 (4,254) m.

The average interest rate on the loan
portfolio as of 31 December was 4.8
(5.3) per cent. Average interest has
fallen since year-end due to a number of
existing swaps being extended at lower
interest rates and some swaps being
redeemed in advance in the year. Mean-
while, Hemso entered swap agreements
implying somewhat higher average
interest because the fixed interest was
higher than the variable.

Kungsleden’s derivative portfolio
was SEK 15,300 (14,450) m at year-
end, which means that changes in mar-
ket interest rates are not affecting
interest costs significantly. At year-end,
the average remaining fixed-interest
term was 4.7 (4.9) years.

In the first half-year 2011, progress
on the Swedish financial markets was
stable, with fairly positive lenders and
margins contracting somewhat. After

MATURITY STRUCTURE, CREDITS (INCL UN-UTILISED CREDIT FACILITIES)

Utilised Un-utilised Total
As of 31 December 2011 credits credits credits
2012 8,510 3,110 11,620
2013 2,725 50 2,775
2014 2,573 2,573
2015 999 999
2016 2,044 2,044
2017 - -
2018 303 303
2019 172 172
Total 17,326 3,160 20,486
Average conversion term, years 1.8 1.5

the summer, conditions changed radi-
cally, driven by renewed debt concerns
in Europe, and new, more stringent
capital adequacy requirements on Nor-
dic banks. Interbank rates in Sweden
(Stibor) increased, simultaneous with
longer market interest rates dropping
dramatically in a manner that was hard
to foresee. The combination of regula-
tion and compensation for banks’ higher
funding costs resulted in a sharp
increase in interest margins in the
second half-year, and generally deterio-
rated access to credit.

Kungsleden works progressively on
modifying the company’s maturity struc-
ture and extending its credit portfolio.
This is achieved through ongoing discus-
sions with existing lenders regarding
advance extensions, and by Kungsleden
using alternative funding sources.

In 2012, loans of SEK 11,620 m
mature, of which SEK 8,510 m were
utilised and SEK 3,160 m were un-uti-
lised credit facilities as of 31 December
2011. Of the credit facilities maturing,
the majority are with Kungsleden, and
only SEK 1,648 m are credit facilities for
Hemso. The existing SEK 6,000 m
syndicated credit facility, of which only
around 50 per cent has been utilised in
recent years, was replaced by a new
SEK 4,500 m facility in January 2012.
This new facility has a term until January
2015. Thus a total of half of maturities
in 2012 have been arranged. Work on
loan maturities for 2012 is ongoing.
Kungsleden judges that it will be able to
re-arrange these loans on market terms.

More information on funding and
financial risks is on pages 45-47.

TAX POSITION

In autumn 2011 and February 2012, the
Swedish Tax Agency contended that the
Administrative Court should consider
whether the Swedish Tax Evasion Act is
applicable to two Kungsleden transac-
tions conducted in the fiscal year 2006
(two companies) and the fiscal year
2008 (one company). These transac-
tions involve the impairment of stock
shares, which in Kungsleden’s opinion,
were conducted in accordance with
applicable practice from the Supreme
Administrative Court. The Swedish Tax
Agency’s claim would result in additional
tax claims of SEK 420 m for Kungsleden.
In tandem with receiving the Swedish
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Tax Agency’s claim, the Stockholm
Administrative Court of Appeal issued a
ruling in which, essentially, the
circumstances were identical to
Kungsleden’s case. The Court found
that the Swedish Tax Evasion Act was
not applicable to this approach, which is
also consistent with previous practice in
this area.

In January 2012, the Administrative
Court in Stockholm reported its ruling in
a case that resulted in deductions for
the impairment of stock shares and the
application of transitional provisions in
the fiscal year 2009 being rejected. The
tax claim resulting from this ruling is
SEK 120 m, as previously stated in the
Annual Report for 2010 and Interim
Reports in 2011. The Administrative
Court’s ruling will be subject to appeal
at the Administrative Court of Appeal.

As previously reported, Kungsleden
has received rulings from the Stockholm
Administrative Court relating to
transactions conducted in a similar
manner to those covered by what is
termed “the Cyprus ruling”, a matter the
Council for Advance Tax Rulings issued
a preliminary ruling on 2 July 2010 and
an appeal has been made against this
at the Supreme Administrative Court.
The Administrative Court’s rulings imply
a tax claim of some SEK 200 m
including tax surcharge. Kungsleden has
appealed against the rulings at the
Stockholm Administrative Court of
Appeal. However, the Stockholm
Administrative Court of Appeal has
issued a stay on all proceedings on simi-
lar matters in anticipation of a ruling
from the Supreme Administrative Court
regarding the advance ruling in 2006
that was subject to appeal.

In 2010, the Swedish Tax Agency
contended that the Administrative Court
should consider whether the Swedish
Tax Evasion Act is applicable to three
transactions Kungsleden conducted.
The Swedish Tax Agency contends that
the Court should consider increasing
assessed income corresponding to a
tax claim of some SEK 920 m.

In total, the tax claims amount to
SEK 1,660 m, and Kungsleden
provisioned SEK 325 m for one of the
transactions in 2009. It should be noted
that regulatory decisions correspond to
only SEK 320 m.
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If the Swedish Tax Agency’s claims
prevail, Kungsleden judges that the
majority of the re-assessment can be
offset against tax loss carry-forwards.
Thus, given potential negative outcomes
of proceedings, the liquidity effect would
not exceed SEK 860 m including
estimated interest. Because
Kungsleden has tax loss carry-forwards
that have not been capitalised in its
accounting, they could offset a
significant portion of potential negative
outcome of proceedings. If the outcome
of all these proceedings was negative,
the company judges that consolidated
equity would reduce by SEK 1,660 m
including tax surcharges and interest.
Kungsleden considers that the Swedish
Tax Agency’s claims are erroneous and
the company’s judgment regarding
these transactions has not changed, so
there is no further provisioning.

Kungsleden'’s firm opinion is that it
has complied fully with the laws and
practice in place when submitting each
tax return. The company continuously
verifies its own judgments on tax issues
with external experts. However, this
does not rule out the risk that fiscal
courts could assess completed
transactions in a different manner to
the company. Moreover, it can be
assumed that in certain cases, the
Swedish Tax Agency will initiate proceed-
ings against different companies in the
group to increase their assessed
income. Kungsleden’s assessments and
computations will be reconsidered at the
end of each reporting period. Accord-
ingly, final outcomes may be higher and
lower than its current assessment.

More information on the tax position
is on pages 42-44.

EQUITY

Equity was SEK 7,719 (7,357) m, or SEK
57 (54) per share, equivalent to an equity
ratio of 27 (30) per cent.

CASH FLOW

Cash flow from operations is fairly
consistent between the years in an
operation with properties worth over SEK
20 billion and stable lease contracts.
Over the past seven years, cash flow
from operations has been between SEK
510 m and SEK 666 m per year, and was
SEK 666 (510) m in 2011.

Investing activities vary more because in
some years, Kungsleden is a net buyer
and in other years, a net seller. In 2011,
investing activities generated cash flow
of SEK-1,239 (610) m due to net
purchases of properties in the year.

Financing activities had a cash flow
of SEK 2,729 (-823) m after the funding
of property purchases and dividends of
SEK 273 (512) m.

HUMAN RESOURCES

The average number of employees was
299 (269) in the year. 181 (157) of
these people worked for Nordic Modular,
152 (127) of them on producing mod-
ules. Half of the 82 (60) employees of
Hemso Fastighets AB are also included
in the 299 employees. The change in
the number of employees is mainly from
new appointments in module production
in the past two years.

Kungsleden was also recognised as
one of Sweden'’s best workplaces in the
Great Place to Work survey.

Kungsleden is continuing to work on
equal opportunities issues with the aim
of achieving a good division between the
sexes and age groups. The share of
women is somewhat higher than men in
administration, while the reverse is true
in property management. At year-end,
the share of women was 54 per cent.
The average age of salaried employees
was 44 (43). The average age of men
was somewhat higher than women, 44
against 40.

For more information on
Kungsleden’s employees, see pages
22-25, as well as Notes 7 and 8.

CORPORATE SOCIAL RESPONSIBILITY
Long-term and goal-oriented work on
sustainability means creating value for
the company’s stakeholders such as
owners and customers, being a good
employer and contributing to sustaina-
ble development.

As a property owner, Kungsleden has
good prospects of contributing to
reduced environmental impact, and has
even greater prospects of making a
difference alongside its tenants.
Accordingly, Kungsleden has developed
Green Leases into a product it now
offers to tenants. Green Leases involve
a partnership on sustainability issues,



which is monitored yearly. The focus of
Green Leases is reduced energy
consumption.

The focus of environmental issues in
the year was on continuing to reduce
energy consumption in properties, and
thus reduce greenhouse gas emissions.
This goal-oriented and structured energy
work generated energy savings of over
25 per cent in several properties, three
of which gained GreenBuilding classifi-
cation in the year. This work will remain
in focus for several years ahead.

The environmental targets for 2012
and results from environmental work in
2011 are presented on pages 48-50.

Kungsleden does not conduct any
operations that are subject to permits
according to the Swedish Environmental
Code. Permit liability applies to the
storage of flammable liquids, heating
oil, removal of caulking compounds
containing PCBs etc. in a number of
cases.

Kungsleden has also decided to com-
mit to youth projects in a range of ways.
In 2011, Kungsleden continued its
collaboration with youth work charity
Fryshuset and the Young Personal
Finance project. As part of its partner-
ship with Fryshuset, Kungsleden
sponsored the following three projects:

* The Peace & Love activity centre and
Mecka Cykel (fixing bikes) in
Linkdping, south west of Stockholm

¢ Game Time in Umea, northern Sweden

« Caldon Thomas in Ornskéldsvik,
northern Sweden.

Kungsleden also supports Young
Personal Finance, an education project
that inspires school students and
teachers to find out more about
personal finance and savings.

PARENT COMPANY

Largely, the parent company’s opera-
tions are to hold shares in operational
subsidiaries. The parent company had a
SEK 489 (640) m net profit for the year.
Revenues in the form of intragroup
invoicing were SEK 32 (-) m. Profits are
primarily sourced from dividends from
subsidiaries and costs for loans and
interest derivative funding of parts of
the group’s property operations. At
year-end, assets mainly consisted of
shares in subsidiaries of SEK 8,105
(7,005) m. Funding was primarily
through equity, which at year-end was
SEK 5,987 (5,771 m, implying an equity
ratio of 39 (47) per cent.

SHARE CAPITAL

The share capital was SEK 56,875,860
at year-end, divided between
136,502,064 shares with a quotient
value of SEK 0.42 per share. Each share
has one vote and equal rights to
participation in the company’s assets
and profits. No changes to share capital
have occurred in the past four years.

SHAREHOLDERS

At the end of the year, Kungsleden had
21,050 shareholders, down by 10 per
cent since the previous year-end. Owner-
ship is diversified, and the largest share-

holders were Nordea Fonder with 4.8
per cent of the share capital and votes,
the Dutch fund Pensioensfonds PGGM
with 3.4 per cent and Lansforsakringar
Fonder with 2.9 per cent. More
information on the share and sharehold-
ers is on pages 52-57.

RISKS AND UNCERTAINTY FACTORS
Kungsleden’s operations, results of
operations and financial position are
affected by a number of risk factors,
which in some cases, particularly in
terms of property valuations, are based
on judgments.

The risks affecting profits and cash
flow relate mainly to changes in rent
levels, occupancy, the general progress
of costs, interest levels, property mar-
ket liquidity and functional financial
markets.

The Statement of Financial Position
predominantly consists of properties
and funding. The aggregate risk in prop-
erty values depends on geographical
diversity, property type, property size,
contract term, tenant structure, techni-
cal standard, etc. Property values are
assessed individually and progressively
through the year based on a series of
judgments and estimates of future cash
flows and required returns in a transac-
tion. The methodology of internal valua-
tions is reviewed on pages 32-33 and
Note 17.

Financial risks are primarily liquidity
risk, re-financing risk and interest risk
and are managed on the basis of
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Kungsleden’s finance policy. More infor-
mation on managing financial risks is on
pages 45-47.

Reporting of taxation conforms to
accounting standards, but it is notable
that over time, tax paid usually differs
from that reported. Additionally, tax
rules are complex and difficult to inter-
pret, see also the review of the tax
position above and on pages 42-44.

A more detailed review of
Kungsleden'’s risks and uncertainty
factors is provided on pages 40-42 and
Note 2.

The parent company’s results of
operations and financial position are
significantly affected by group compa-
nies’ situations, and accordingly, the
above review also applies to the parent
company.

REPORTING OF HEMSO IN 2012
Until year-end 2011, Hemso was
consolidated in the Kungsleden group
according to the proportional method.
This means that half of all Hemsé's
assets, liabilities, revenues and
expenses are reported item by item in
Kungsleden’s consolidated financial
statements. For example, SEK 10,429
m of property values of SEK 26,122 are
for those properties held by Hemso.
From 1 January 2012, Hemso will
instead be consolidated in accordance
with the equity method. This is because
the forthcoming IFRS 11 Joint Arrange-
ments (effective date not yet set) only
permits the equity method for consoli-
dating joint ventures. This change of
method means that half of Hemsd’s
profits will instead be reported on a row
in the Income Statement (profit/loss
from participations in joint ventures). In

the Statement of Financial Position, half

of the value of Hemsd'’s equity will be
reported according to IFRS as an asset

on a separate line (participations in joint

ventures).
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This change of accounting principle
does not affect equity, net profit/loss or
profit for calculating dividends. However,
items including the book value of
properties and loans will be lower when
the Hemsd amounts are derecognised
from these items, which reduces total
assets and increases the equity ratio.

A summary of the Income Statement,
Statement of Financial Position and a
number of key ratios based on the
various accounting methodsstated in
note 34. More detail on how this change
of principle affects Kungsleden’s
financial statements and results of oper-
ations in 2011 on the basis of the
various methods is stated at www.
kungsleden.se/consolidation-of-hemso.

In future reports, Kungsleden will be
providing detailed information on Hemso
in addition to its wholly owned business.

SUBSEQUENT EVENTS

After the reporting date, 50:50 joint
venture Hemso purchased six public
properties in the Swedish cities of
Umea, Eskilstuna and Eksjo for SEK
396 m. These properties were pur-
chased at a property yield of 6.7 per

PROPOSED APPROPRIATION OF PROFITS

SEK

cent and completion is in late-March. In
addition, seven commercial properties
in Sollentuna, Visby and Linkdping were
sold for SEK 226 m, with completion in
March and April. These sales were at
property yields of 6.9 per cent. The
price exceeds book value by SEK 14 m,
and the sales are expected to affect
profit for calculating dividends for the
first quarter by SEK 30 m.

Kungsleden’s syndicated loan was
replaced with a new SEK 4,500 m facil-
ity in January 2012, which means that
half of maturities in 2012 are now re-
financed.

Further post-balance sheet events
are stated in note 33.

ESTIMATE 2012

The Board of Directors’ estimate is that
profit for calculating dividends for 2012
will amount to SEK 600 m, or SEK 4.40
per share.

The method of computing profit for
calculating dividend is unchanged and
corresponds to profit before tax exclud-
ing unrealised value changes but includ-
ing realised value changes and payable
taxes.

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

Profit brought forward
Net profit for the year

5,440,818,079
488,984,905

Total

5,929,802,984

The Board of Directors proposes that profits are appropriated as follows:

Dividends of SEK 2.60 per share to shareholders
Carried forward

354,905,366
5,574,897,618

Total

A more detailed proposal and reasoning is on page 103.

5,929,802,984


http://bit.ly/GXuD2b
http://bit.ly/GXuD2b

OPPORTUNITIES IN PRACTICE:

Green Lease with
Westinghouse

Westinghouse Electric Sweden
has been a Kungsleden tenant for
many years. Westinghouse had a
long list of requirements during its
review of the needs for new
premises in Vasteras, west of
Stockholm. Westinghouse
consolidate its offices, and find
new, contemporary premises for
its staff. The premises also needed
to be adaptable to Westinghouse’s
operations. The opportunity to
develop environmental effort on
the new premises was another key
issue. At the end, Kungsleden
offered the best solution for
Westinghouse’s needs.

Accordingly, in December 2011,
Westinghouse signed a ten-year
Green Lease with Kungsleden. The
Green Lease means that above the
usual lease contract, Westinghouse
enters a partnership with
Kungsleden to reduce the environ-
mental impact of the office. The
purpose is to contribute to a
sustainable society while simulta-

neously cutting costs through more
efficient energy consumption, more
environmentally friendly selection
of materials and improved waste
management.

Westinghouse recognised the
value and opportunity of an environ-
mental partnership, which is
already an integrated component of
the company’s operations.

“Westinghouse is ISO 14001
certified, which sets standards on
how we work on reducing our envi-
ronmental impact. Signing a Green
Lease with Kungsleden involves a
series of measures to achieve our
ambitions in the environmental
area,” commented Johan Hallén,
CEO of Westinghouse Electric
Sweden.

The lease applies to two build-
ings, 13,000 sq.m. of offices and a
1,000 sq.m. workshop at Finnslat-
ten in Vasteras, which has an annual
rental value of some SEK 16 m. The
properties will now be adapted for
Westinghouse, and the plan is to
move in by the end of 2012.
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Consolidated Income Statement

SEKm Note 2011 2010
Rental revenues 5 2,593.8 2,119.8
Sales revenues, modular buildings 288.4 184.0
Net sales 2,882.2 2,303.8
Property costs -746.7 -598.8
Production costs, modular buildings -258.1 -159.8
Gross profit 1,877.4 1,545.2
Property sales
Sales revenues, net 1,223.5 2,929.1
Book value
Acquisition cost -1,101.5 -2,875.3
Realised value changes -66.3 -21.2
-1,167.8 -2,896.5
Trading net 55.7 32.6
Sales and administration costs 6-9 -318.7 -259.7
Net financial position
Financial revenues 12 36.8 23.4
Interest costs 12 -872.8 -751.8
Other financial costs 12 -31.7 -20.4
-867.7 -748.8
Unrealised value changes
Investment properties 17 690.2 187.2
Financial instruments 12 -609.0 429.6
81.2 616.8
Profit before tax 10-11 827.9 1,186.1
Tax
Current tax 13 -30.0 -21.9
Deferred tax i3 -159.5 B o282
-189.5 -345.1
Net profit for the year* 638.4 841.0
Earnings per share 14 4.70 6.20
1 All net profit for the year is attributable to parent company shareholders.
Consolidated Statement of Comprehensive Income
SEK m 2011 2010
Net profit for the year from Income Statement 638.4 841.0
Other comprehensive Income
Translation difference transferred to net profit for the year (trading net) 24 - 3.4
Change in fair value of currency forwards (after tax) 24 0.0 29.0
Translation differences for the year when translating foreign operations 24 -3.2 -83.9
Comprehensive income for the year* 635.2 789.5

1 All comprehensive income for the year is attributable to parent company shareholders.




Consolidated Statement of Financial Position

SEKm Note 31 Dec 2011 31 Dec 2010
ASSETS
Goodwill 15 201.4 201.4
Properties
Investment properties 17 25,199.2 21,481.1
Property used in business operations 18 18.3 19.5
Properties held for sale 19 904.8 -
16 26,122.3 21,500.6
Receivables, etc.
Machinery and equipment 20 18.5 13.6
Deferred tax asset 13 312.9 407.9
Other long-term receivables 22 443.9 287.9
Inventories 16.7 44.6
Accounts receivable 117.5 110.6
Other receivables 150.9 1,067.5
Pre-paid costs and accrued income 71.0 112.4
Receivables related to assets held for sale 19 14.4 -
23,28 1,145.8 2,044.5
Cash and cash equivalents
Cash and bank balances 692.6 747.2
Cash and cash equivalents related to assets held for sale 19 123.5 -
816.1 747.2
TOTAL ASSETS 28,285.6 24,493.7

LIABILITIES AND EQUITY

Equity

Share capital 56.9 56.9
Other contributed capital 1,373.1 1,373.1
Translation reserve -12.1 -8.9
Profit brought forward 6,301.1 5,935.7
Total equity (attributable to parent company shareholders) 24 7,719.0 7,356.8

Interest-bearing liabilities

Liabilities to credit institutions 14,814.6 12,950.1
Bond loan 1,599.2 999.2
Interest-bearing liabilities related to assets held for sale 19 901.0 -
25, 27,28 17,314.8 13,949.3

Non-interest bearing liabilities
Provisions 26 431.2 449.6
Deferred tax liability i 0.7 8.9
Accounts payable 189.8 185.6
Tax liabilities 103.2 101.8
Derivatives 25,28 1,273.4 759.7
Other liabilities 354.7 1,071.9
Accrued costs and deferred income 838.7 610.1
Non interest-bearing liabilities related to assets held for sale 19 60.1 -
27,28 3,251.8 3,187.6
TOTAL LIABILITIES AND EQUITY 28,285.6 24,493.7

For information on the group’s assets pledged and contingent liabilities, see Notes 29 and 30.

77



78

Consolidated Statement of Changes in Equity

Other contributed Translation Profit brought Total
SEKm Share capital capital reserve (note 24) forward equity
Equity, opening balance, 1 Jan 2010 56.9 1,373.1 42.6 5,606.6 7,079.2
Comprehensive income for the year -51.5 841.0 789.5
Dividend -511.9 -511.9
Equity, closing balance, 31 Dec 2010 56.9 1,373.1 -8.9 5,935.7 7,356.8
Equity, opening balance, 1 Jan 2011 56.9 1,373.1 -8.9 5,935.7 7,356.8
Comprehensive income for the year -3.2 638.4 635.2
Dividend -273.0 -273.0
Equity, closing balance, 31 Dec 2011 56.9 1,373.1 -12.1 6,301.1 7,719.0

u
Consolidated Statement of Cash Flows
SEKm Note 31 2011 2010
Operations
Profit before tax 827.9 1,186.1
Trading net/capital gains, sold properties -55.7 -32.6
Unrealised value changes -81.2 -616.8
Adjustment for items not included in cash flow from operating activities 10.0 -5.2
Tax paid -35.4 -22.0
Cash flow from operating activities 665.6 509.5
Change in working capital
Increase (-)/decrease (+) in inventories 28.0 -19.6
Increase (-)/decrease (+) in operating receivables 196.3 -76.2
Increase (+)/decrease (-) in operating liabilities -2,309.0 -135.5
-2,084.7 -231.3

Cash flow from operating activities after change in working capital -1,419.1 278.2
Investing activities
Purchase of properties (direct purchases) -214.8 -52.1
Investment in existing properties -306.0 -215.0
Sale of properties (direct sales) 206.9 18.9
Purchase of subsidiaries -1,545.3 -462.7
Sales of subsidiaries 872.1 1,345.9
Purchases of machinery and equipment -11.6 -1.9
Sales of machinery and equipment 2.0 0.4
Investment in other financial assets —247.0 -26.4
Repayment of other financial assets 4.4 3.0
Cash flow from investing activities -1,239.3 610.1
Financing activities
Borrowings 4,894.1 1,664.3
Loans amortised -1,892.4 -1,975.6
Dividend -273.0 -511.9
Cash flow from financing activities 2,728.7 -823.2
Cash flow for the year 70.3 65.1
Cash and cash equivalents at beginning of year 747.2 689.1
Exchange rate difference in cash and cash equivalents -1.3 -7.0
Cash and cash equivalents at end of year 816.2 747.2




Notes, group

NOTE 01 ACCOUNTING PRINCIPLES, GROUP

Applied standards and law

The consolidated accounts have been prepared in accordance with
IFRS (International Financial Reporting Standards) issued by the IASB
(International Accounting Standards Board), as well as interpretations
from IFRIC (the International Financial Reporting Interpretations Com-
mittee) as endorsed by the EU. RFR’s (Radet for finansiell rapporter-
ing, the Swedish Financial Reporting Board) recommendation RFR 1,
Supplementary Accounting Rules for Groups, has also been applied.

Revised accounting principles in 2011

The IASB’s annual improvements project, published in May 2010,
amended the standards of IAS 1 Presentation of Financial State-
ments in terms of the format of the Statement of Changes in Equity.
The amendments mean that a reconciliation of the changes of each
component of equity is added to the Statement of Changes in Equity.
These amendments did not cause any restatements of the amounts in
the financial statements.

The following amendments and new application interpretations of
accounting principles have been applied without having any material
effect on the consolidated accounts: Amendment of IAS 24, Related
Party Disclosures, Amendment of IAS 32, Financial Instruments: Presen-
tation, Amendment of IFRIC 14 IAS 19—The Limit on a Defined Benefit
Asset, Minimum Funding Requirements and their Interaction, IFRIC 19,
Extinguishing Financial Liabilities with Equity Instruments and Amend-
ment of IFRIC 14 Pre-payment of a Minimum Funding Requirement.

Amended accounting principles in 2012, within applicable IFRS

The IASB has adopted IFRS 11, Joint Arrangements, where the equity
method is the only consolidation method for joint ventures, compared
to the existing IAS 31, Interests in Joint Ventures, which also permits
the proportional method. On the consolidation of its holding in Hemso,
Kungsleden has applied the proportional method until the present.
The EU has not yet endorsed the new standard, and accordingly, the
adoption date is not finalised, but has been set preliminarily at 1 Janu-
ary 2013. Ahead of the new standard, from 1 January 2012 onwards
Kungsleden will be applying the equity method instead of the propor-
tional method within the existing IAS 31, Interests in Joint Ventures.
This change in method means that half of Hemsd’s profit or loss will
instead be recognised on a line in the Income Statement (profit/loss
from participations in joint ventures). In the Statement of Financial
Position, half of the value of Hemsd’s equity according to IFRS will be
recognized as an asset on a separate line (participations in joint ven-
tures). The change of accounting principle does not affect equity, net
profit or loss or profit for calculating dividends. However, items includ-
ing the book value of properties and loans will be lower when Hemso
amounts are de-recognised from these items, which decreases total
assets and increases the equity ratio.

A summary of the Income Statement, Statement of Financial Posi-
tion and a number of key ratios based on the different accounting
methods are stated in Note 34. More information on how this change
of principle affects Kungsleden’s financial statements and results of
operations for 2011 from the different methods is available at www.
kungsleden.se/consolidation-of-hemso.

New IFRS that have not yet started to apply

Amendments of IAS 12, Income Taxes regarding the measurement
of tax for investment properties is expected to affect accounting
when the standard is adopted. The first adoption date has not been
set because the EU has not yet endorsed the standard. The changes
mean a presumption that investment properties measured at fair
value will be realized through sale. According to this approach, tax
should normally be measured on the basis of the tax rate applying to
the sale of the property.

Amendments of IAS 1, Presentation of Financial Statements,
amendments of IAS 19 Employee Benefits, Amendments of IFRS 7
Financial Instruments: Disclosure regarding new disclosure require-
ments for transferred financial assets, IFRS 10 Consolidated Finan-
cial Statements, IFRS 11, Joint Arrangements, IFRS 12, Disclosure
of Interest in Other Entities, revised and IAS 27 Separate Financial
Statements, amended IAS 28, Investments in Associates and Joint
Ventures and IFRS 13 Fair Value Measurement are not expected to

have any material effect on actual accounting compared to the pre-
sent situation, but may affect disclosures in the Annual Accounts.
IFRS 9, Financial Instruments is intended to replace IAS 39, Finan-
cial Instruments: Recognition and Measurement by 2015 onwards
at the latest. The IASB has published the first two parts of what will
constitute the definitive IFRS 9. The first part deals with the recogni-
tion and measurement of financial assets. The categories of financial
assets in IAS 39 are being replaced by two categories, where meas-
urement is at fair value or amortised cost. Amortised cost is used
for instruments held in a business model whose aim is to receive the
contractual cash flows; which should constitute payments of princi-
pal and interest on the principal at specified dates. Other financial
assets are recognised at fair value and the opportunity to apply the
fair value option of IAS 39 is retained. Changes in fair value should be
recognised in profit or loss, with the exception of value changes on
equity instruments not held for trade and for which the initial choice
is to recognise value changes in other comprehensive income. The
value changes on derivatives in hedge accounting are not affected by
this part of IFRS 9, but are recognised in accordance with IAS 39 until
further notice. In October 2010, the IASB also published those parts
of IFRS 9 that affect the recognition and measurement of financial
liabilities. The majority is consistent with the previous rules of IAS 39
apart from financial liabilities, which are voluntarily measured at fair
value according to the fair value option. For these liabilities, the value
change should be divided between changes related to inherent credit-
worthiness, and changes in the reference rate.

Basis of preparation of financial statements

The parent company’s functional currency is the Swedish krona (SEK),
which is also the presentation currency of the group. Unless otherwise
stated, all amounts in the note disclosures are in millions of Swedish
kronor (SEK m). Assets and liabilities are reported at historical acqui-
sition cost, apart from investment properties and financial instru-
ments, which are reported at fair value. Changes to fair values are
reported in the Income Statement.

Preparing financial statements in accordance with IFRS neces-
sitates management making judgments, estimates and assump-
tions that influence the application of accounting principles, and the
carrying amounts of assets, liabilities, revenues and costs. These
estimates and assumptions are based on historical experience and a
number of other factors that appear reasonable in the prevailing cir-
cumstances. The result of these estimates and assumptions are then
utilised to evaluate carrying amounts of assets and liabilities, that
otherwise, are not clearly stated from other sources. Final figures may
vary from these estimates and judgments. Kungsleden reviews its
estimates and assumptions regularly.

Management’s judgments coincident with the adoption of IFRS that
have a significant effect on the financial statements and conducted
estimates are reviewed in more detail in Note 2.

Classification, etc.

Kungsleden’s operations largely consist of the management of a large
number of properties that are let to external tenants. Initially, lease con-
tracts are normally entered for a term of three years. However, rental
terms vary, and can be for up to 20 years. Re-negotiation is conducted
with the tenant before the end of the agreement term, in respect of
rent levels and other terms of the agreement, unless the agreement

is terminated. However, after the initial agreement, specifying how
long an agreement will run is problematic, and at any time, there are a
high number of parallel agreements in place with differing terms. This
means that defining Kungsleden’s business cycle is problematic. It is
also difficult to define how long a property can be expected to be held.
Consequently, assets and liabilities are presented in the Statement of
Financial Position in order of reducing liquidity, because this provides
information that is reliable and relevant in relation to operations.

Consolidated accounts

The consolidated accounts include the parent company, subsidiaries
and associated companies. Subsidiaries are companies over which
the parent company exerts a controlling influence. The consolidated
accounts have been prepared in accordance with acquisition account-
ing, implying that assets, liabilities and contingent liabilities are meas-
ured at fair value at the time of acquisition, in accordance with the
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acquisition analysis prepared. Purchased companies’ revenues and
costs are consolidated from the time of purchase. Sold companies’
income statements are incorporated until the date when the company
is relinquished.

Intra-group receivables and liabilities, revenues or costs and unre-
alised profits or losses arising from intra-group transactions are fully
eliminated when the consolidated accounts are prepared.

Associated companies

Associated companies are those companies where the group exerts

a significant, but not controlling, influence over operational and finan-
cial controls, usually through holdings of between 20 and 50 per cent
of the votes. Participations in associated companies are reported in
accordance with the equity method in the consolidated accounts from
the time a significant influence is attained. The group’s share of asso-
ciated companies’ net profits after tax and minority holdings adjusted
for potential depreciation and amortisation, impairment or dissolution
of purchased surplus and deficit values are reported in the Consoli-
dated Income Statement.

Joint ventures

Joint ventures are those companies, which through collaboration
agreements with one or more parties, the group has a shared control-
ling influence over operational and financial controls. In the consoli-
dated accounts, holdings in joint ventures are consolidated accord-
ing to the proportional method. For joint ventures, the proportional
method means that the group’s participating interest in the compa-
nies’ revenues and costs, assets and liabilities are reported in the
Consolidated Income Statement, Consolidated Statement of Compre-
hensive Income and Statement of Financial Position. This is achieved
by the venturer’s share of assets, liabilities, revenues and costs in the
joint venture being aggregated item by item with the corresponding
items in the venturer’s consolidated accounts.

Translations of foreign operations

The accounts of each of the foreign subsidiaries are prepared in the
local currency where operations are conducted. The consolidated
accounts are presented in Swedish kronor (SEK). The income state-
ments and balance sheets of foreign operations are translated to SEK
using the current method, implying that balance sheets are translated
at the closing day rate, apart from equity, which is translated at histor-
ical rates of exchange. Income statements are translated at average
rates of exchange in the period. The exchange rate differences arising
upon translation are reported directly against equity as a translation
difference. Currency forwards may be used to reduce currency expo-
sure due to property investments in foreign countries. Hedge account-
ing is applied for these, where exchange rate fluctuations are recog-
nised directly in equity to meet the effect of translation differences in
the foreign investment.

Statement of Cash Flows
Statements of Cash Flows are prepared in accordance with IAS 7.
Cash flows from trading net and realised value changes in tandem
with divestments of properties are reported with other sales proceeds
under investing activities. Purchases and sales of properties via
companies that are asset deals are reported on a separate row as
purchase of subsidiaries and sale of subsidiaries. Sales overheads
are reported under investing activities as a deduction from the sales
proceeds the year the liquidity flow occurs. Acquisition expenditure is
reported in a corresponding manner in investing activities.

Purchases and sales

A purchase or a sale is reported from the day it is considered likely
that the essential economic rewards and risks associated with the
transaction are credited/charged to or leave the group, which almost
exclusively is on the contract date. Receivables or liabilities for counter-
parties between the transaction date and settlement date are reported
gross under other receivables and other liabilities respectively.

Asset deals
In recent years, indirect property transactions using companies incor-
porating such properties have become more common, as opposed to

direct property transactions. Asset deals using corporate transac-
tions are reported as if the relevant property/properties had been
purchased directly. This type of purchased enterprise normally has
no employees or organisational resources, or other operations than
those directly attributable to the property holding. The acquisition
cost corresponds to the fair value of assets and potentially related
borrowings. Deferred tax is not reported as a liability on surplus val-
ues attributable to the acquisition. Potential deductions for deferred
tax received over and above reported tax in purchased enterprises are
reported as a deduction from the fair value of the purchased property
both at acquisition and in subsequent reporting.

In a direct sale of a property for which all temporary differences
have not been recognised, a tax cost arises on sale at book value. If a
sale is conducted as an asset deal instead, as is most common, the
buyer and seller normally agree on a price reduction only correspond-
ing to a portion of the difference between the residual value for tax
purposes and agreed property value. This means that an account-
ing tax revenue arises if there is a deferred tax liability reported that
exceeds the deduction on the transaction, or a tax expense arises if
the deduction is higher than the reported tax liability.

Business combinations

Acquisition accounting is adopted in accordance with IFRS 3, Business
Combinations, for acquisitions where Kungsleden gains a controlling
influence over one or more basically autonomous operations. The pur-
chased entity’s identifiable assets, liabilities and contingent liabilities
are reported at fair value at the time of acquisition, and the profits
attributable to the acquired operations are included from the comple-
tion date. Deferred tax on potential surplus values attributable to the
acquisition are recognised as a liability based on nominal tax rates. The
difference between deferred tax according to nominal tax rates and the
value that a temporary difference is recognised at in the acquisition
analysis is reported as goodwill. Transaction costs are expensed as
administrative costs in tandem with the acquisition.

When acquiring further participations in an enterprise that
Kungsleden thus secures controlling influence over, previous participa-
tions are re-stated at fair value via the Income Statement. If, instead,
this is an acquisition of further participations of an enterprise that is
already consolidated, the difference between the purchase price and
net value according to the balance at taking possession is reported as
an owner transaction directly against equity. In a part-sale of a group
company but with retained controlling influence, a difference is reported
between the sales price in the value of the sold participation as an
owner transaction direct against equity. In a part-sale of a group com-
pany implying that controlling influence is lost, a capital gain/loss is
reported and remaining holdings are re-stated in the Income Statement.

Usually, there are few business combinations. Relevant business
combinations are stated in Note 4.

Operating segment report

An operating segment is a part of the group that conducts operations
from which it can generate revenues and incur costs, and for which
independent financial information is available. The results of an operat-
ing segment are also monitored by the company’s chief operating deci-
sion maker (group management) to evaluate results, and to be able to
allocate resources to the operating segment. For more information on
the division and presentation of operating segments, see Note 3.

Presentation of the Income Statement

The Income Statement has been presented with the ambition of giving
a true and fair view of operations proceeding from revenue and cost
classes.

The various dimensions of operations are clarified through the
separate reporting of gross profit, trading net, sales and administra-
tion costs, net financial position and unrealised value changes. Trading
net is the capital gain/loss occurring when a property is divested. This
gain/loss is the difference between what a property realises through
sale and book value on the date of sale. Sales overheads are reported
as a deduction from sales revenues. Profit/loss items from previous
year’s sales are also reported in the profit/loss items sales revenues,
net. For the book value of sold properties, acquisition cost is stated and
the total value changes conducted during the holding period, which are
termed realised value changes.



Unrealised value changes comprise value changes on investment prop-
erties and financial instruments that have occurred in the year during
that part of the year the property or the financial instrument was held.

Revenues

Lease contracts are classified as operating lease arrangements,

proceeding from the assumption that the related property remains in

Kungsleden’s ownership even if the contract runs for up to 20 years plus.
For property sales and asset deals, the sale is reported, and the

revenue recognised, when it is likely that the group will receive the

related economic rewards, which most often, is on the contract date.

Financial revenues and costs

Rental revenues and rent subsidies are recognised in the period to
which they relate. Interest and other financial expenditure coincident
with property construction is capitalised in the construction period,
while that associated with extension and conversion is expensed on
an ongoing basis, because investments are smaller, and generally,
the construction period is shorter. Derivative instruments are utilised
to achieve the desired interest fixings. Revenues and costs associ-
ated with such instruments are reported on an ongoing basis, with the
revenues and costs for redemption and renegotiation of derivatives,
as well as pre-payment penalty interest, reported as they arise. Inter-
est income and interest costs on financial instruments are reported
in accordance with the effective interest method. Effective interest is
the interest rate that discounts estimated future payments received
and made during the expected term of a financial instrument to the
financial asset’s or liability’s net carrying amount.

Income tax

The Income Statement accounts current and deferred income tax on
Swedish and foreign group entities, apart from when the underlying
transaction is reported directly against equity, whereupon the associ-
ated tax effect is reported in equity. Group companies are liable for

tax in accordance with current legislation in each country. The tax rate
in Sweden is currently 26.3 per cent, calculated on nominal reported
profits plus non-deductible items, and deducting non-taxable revenues.
Income tax is reported in accordance with the balance sheet method,
implying that deferred tax is calculated on the identifiable temporary dif-
ferences between taxable and carrying amounts of assets or liabilities
on the reporting date. Temporary differences primarily arise in proper-
ties, financial instruments and tax allocation reserves. Temporary dif-
ferences are measured at nominal tax rates, and the change from the
previous year’s reporting date is reported as deferred tax in the Income
Statement. Deferred tax assets on deductible temporary differences
and loss carry-forwards are only reported to the extent it is likely that
they will be utilised. The value of deferred tax assets is reduced when it
is no longer considered likely that they can be utilised.

Employee benefits

Employee benefits such as salary and social security costs, holidays
and paid sickness absence etc. are reported as employees render
services. Commitments relating to employees are underwritten
through defined contribution pension schemes or ITP (supplementary
pensions for salaried employees). Plans where the company’s com-
mitment is limited to charges the company has undertaken to pay
are defined as defined contribution pension plans. In such cases, the
amount of the employee’s pension depends on the charges the com-
pany pays to the plan or to the insurance company, and the returns
on assets the charges generate. Accordingly, the employee bears
the actuarial risk (that the benefits are lower than expected) and the
investment risk (that the invested assets will be insufficient to gen-
erate the expected benefits). The company’s obligations regarding
charges to defined contribution plans are recognised as a cost in net
profit at the rate they are vested by the employee rendering services
to the company in a period. In accordance with statements from RR’s
Emerging Issues Task Force, pension schemes are reported as ITP
(supplementary pensions for salaried employees), insured through
Alecta, as a defined-contribution scheme, as long as the basic struc-
ture of the ITP scheme remains unchanged.

A cost for remuneration on termination of staff is only recognised
if the company has a proven obligation due to a formal, detailed plan
to terminate employment before the normal date, without realistic
possibility of withdrawal. When payment is made as an offering to

encourage voluntary redundancy, a cost is recognised if it is likely that
the offering will be accepted and the number of employees that will
accept the offering can be reliably measured.

Staff stock options

Staff stock options entitle the employee to purchase shares at a pre-
determined price or cash redemption of the option upon exercise. To
ensure delivery of shares, and as a hedge against the potential share
price effect of social security costs, hedging measures were taken

in the form of a share swap with a third party. For exercise through
redemption to shares, treasury shares are purchased that are then
transferred to the employee.

The fair value of the option and social security costs is recognised
as a liability that is expensed as personnel costs during the vesting
period of options, based on the actual value on the reporting date.
The amount reported is continuously re-evaluated during the vest-
ing period of the staff stock options, and also considers potentially
forfeited options. Profit/loss items for hedging the plan in the form of
interest and dividends received are reported as financial revenues and
costs. The fair value of the share swap is reported as an asset/liabil-
ity were value changes are recognised as unrealised value changes in
the Income Statement.

For a description of the staff stock option plan, see Notes 7 and 8.

Lease arrangements
Kungsleden is a large-scale lessor through its lease contracts being
classified as operating leases, see the Revenues section above.
Kungsleden has entered a number of site leasehold and smaller
lease agreements on office machines as a lessee. The aggregate
total value of these contracts is not significant. Proceeding from the
financial risk remaining with the lessor, all rental, ground rent and
lease arrangements have been reported as operating leases. Costs
are expensed as they arise.
At the reporting date, Kungsleden had one property leased through
a finance lease arrangement. This property is reported as an invest-
ment property on the assets side and a loan on the liabilities side.

Foreign currency transactions

Foreign currency transactions are translated at the rate of exchange
ruling at the transaction date. Monetary assets and liabilities denomi-
nated in foreign currency are translated at the closing day rate, when
exchange rate differences are reported to profits. Exchange rate dif-
ferences relating to operating receivables and liabilities are reported
to operating profit, while exchange rate differences attributable to
financial assets and liabilities are reported to net financial position.

Transactions with affiliates

Business terms and market pricing apply to the provision of services
between group companies and other affiliated companies and indi-
viduals. Intangible assets Goodwill is measured at cost less potential
accumulated impairment losses. Goodwill is allocated to cash-gener-
ating units and subject to impairment tests at least annually.

Properties

Properties are initially reported at acquisition cost, with capitalisation
then conducted for expenditure for investment measures that result in
future economic benefits, and that can be measured reliably. Expendi-
ture is capitalised, which relates to the exchange of all or parts of
identified components and expenditure that implies the creation of
new components. The property is then reported in the group at fair
value in accordance with the method stated below. Other additional
expenses are reported as a cost in the period in which they arise.

Investment properties

Buildings and land owned or leased through finance lease arrange-
ments with the intention of generating rental revenues and/or value
growth are classified as investment properties in the group. IAS 40
is observed, with these holdings measured at fair value. During the
financial year, revaluations are affected continually and are stated
in quarterly reports on the basis of internal valuations. For a review
of valuation methods, see pages 32-33 and Note 17. For considera-
tions etc. regarding property valuations, see also Note 2. Potential
deductions for deferred tax on purchases of properties via enterprises
(asset deals) received over and above reported tax in purchased
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enterprises are reported as a deduction from fair value of the pur-
chased property both at acquisition and in subsequent reporting.

Buildings under construction for future use as investment proper-
ties are reported at fair value in accordance with IAS 40. The basis of
valuation is estimates of future cash flows and the estimated price 73
achievable in a transaction between skilled parties on an arm’s length
basis. However, uncompleted properties are harder to value than
existing properties because the final cost cannot be determined and
the process until functional/let property can only be estimated.

Property used in business operations

Those properties where a not insignificant portion of area is used for
rendering services or administrative purposes in the group are clas-
sified as property used in business operations. They are reported
according to IAS 16 Property, Plant and Equipment. Property used in
business operations is reported at cost less depreciation according to
plan over the estimated useful life. The depreciation term is between
10 and 100 years depending on the component of the property. At the
reporting date, there were three factory buildings in the Kungsleden
group classified as property used in business operations. Deprecia-
tion is reported on the line production costs, modular buildings.

Assets held for sale

The meaning of an assets (or disposal group) being classified as held
for sale is that its carrying amount will be recovered mainly through the
sale and not through use.

Immediately before classification as held for sale, the carrying
amount of the assets (and all assets and liabilities in a disposal group)
are measured in accordance with applicable standards. On first-time
classification as held for sale, assets are reported at the lower of carry-
ing amount and fair value less selling expenses. Three asset classes,
individually or constituents of a disposal group, are exempted from the
stated measurement rules. These are deferred tax assets, financial
assets covered by IAS 39 and investment properties measured accord-
ing to the fair value method in accordance with IAS 40.

For an asset (or disposal group) to be classified as held for sale,
the asset (or disposal group) should be available for immediate sale
in its existing condition. It must also be very likely that the sale will
occur. For a sale to be considered as very probable:

* A decision must have been taken at management level,

 Active work must have started to identify a buyer and consummate
the plan,

* The asset (or disposal group) is being actively marketed at a price
that is reasonable in relation to its fair value,

e Itis likely that the sale will occur within one year.

Determination of whether a property satisfies the criteria for classifi-
cation as properties held for sale at the reporting date is conducted at
each financial statement.

Machinery and equipment

Machinery and equipment have been reported at acquisition cost less
accumulated depreciation according to plan and any potential impair-
ment. Equipment is depreciated according to plan on a straight-line
basis over five years. Financial instruments

Financial instruments

For information on the company’s exposure to financial risks and how
risks are managed, see the section on finance and financial risks on
pages 45-47 and Note 2.

Recognition in the Statement of Financial Position

A financial asset or financial liability is recognised in the Statement of
Financial Position when the company becomes party to the instrument’s
contracted terms. Accounts receivable are recognised in the Statement
of Financial Position when invoices have been sent. Long-term receiva-
bles, which exclusively consist of what are known as a vendor notes, are
recognised as a nominal receivable adjusted for the present value of
the potential difference against market interest rates. Liabilities are rec-
ognised when the counterparty has delivered and there is a contracted
obligation to pay, even if an invoice has not yet been received. Accounts
payable are reported when invoices are received.

A financial asset is de-recognised from the Statement of Financial
Position when the contracted rights are realised, become due or the
company relinquishes control over them. The same applies to parts of
a financial asset. A financial liability is de-recognised from the State-
ment of Financial Position when the obligation in the agreement is
satisfied, or is no longer relevant in some other way. The same applies
to parts of a financial liability.

Categories of financial instrument:

Loans and accounts receivable—these receivables are financial assets
that are not derivatives, and have measured or measurable payments
and that are not listed on an active market. Such assets are valued at
cumulative acquisition cost. Cumulative acquisition cost is measured
on the basis of the effective interest measured at the time of acquisi-
tion. Loans receivable and accounts receivable are recognised at the
amounts expected to be received, i.e. after deducting for doubtful debt.

Financial liabilities recognised at fair value via the Income Statement
—this category consists of two sub-categories: financial liabilities
held for sale and other financial liabilities recognised prior to 1 Janu-
ary 2010 that the company has initially chosen to categorise in this
way (using the fair value option). The reason that on first-time adop-
tion of IFRS in 2005, Kungsleden decided to measure loans at fair
value was that the value of fixed loans via required property yields was
assumed to correlate with the value of properties. Because changes
in the fair value of properties are recognised in the Income Statement,
these value changes are matched in the Income Statement if the fair
value of loans is also recognised. Because from 2010 onwards, loans
were arranged with short fixed-interest periods, this same correlation
no longer applies, and these loans are measured at historical cost.

Financial instruments in this category are measured at fair value on
an ongoing basis, with value changes recognised in the Income State-
ment. All derivatives apart from derivatives included in hedge account-
ing are included in the first sub-category.

Other financial liabilities—other financial liabilities, such as loans
arranged after 1 January 2010, accounts payable and purchased
properties that have not been paid for, are included in this category.
These liabilities are measured at cumulative acquisition cost. Transac-
tion costs are allocated at an effective interest rate over the expected
term of the loan.

Derivatives

Hedge accounting is not applied to interest derivatives, and accord-
ingly, the derivative’s changed market value is reported in the State-
ment of Financial Position as an un-realised value change over the
Income Statement. Transaction costs are allocated over the loan’s
expected term.

Currency forwards are arranged for hedging purposes with the aim
of reducing the effect of exchange rate fluctuations on net assets
denominated in EU R as a result of the German operation. Currency
forwards are measured at fair value on the reporting date with value
changes recognised in Comprehensive Income.

Impairment

Financial assets

The carrying amounts of the group’s assets are subject to impairment
tests at each reporting date. If there is an indication of impairment, the
asset’s recoverable value is calculated. The recoverable value of finan-
cial assets in the loans receivable and accounts receivable categories,
reported at cumulative cost, is calculated as the present value of future
cash flows discounted by the effective interest applying when the asset
was reported for the first time. Impairment is only reversed to the extent
that asset carrying amounts after reversal do not exceed the carrying
amount the asset would have had if no impairment had occurred.

Other assets

Exemptions from the impairment principles are made for tangible
assets held for sale, investment properties and deferred tax assets
that are measured according to special regulations that are outlined
in the relevant section under accounting principles. Nor can previous
goodwill impairment be reversed.



Inventories

Inventories are valued at the lower of acquisition cost and net realis-
able value. The acquisition cost of inventories is measured using the
FIFO (first in first out) method and includes expenses arising when
acquiring the inventory asset. For finished goods and work in pro-
gress, acquisition cost includes a reasonable share of indirect costs
based on normal capacity.

Provisions

A provision differs from other liabilities because of uncertainty prevail-
ing regarding the timing of payment or the scale of the amount to set-
tle the provision. A provision is reported in the Statement of Financial
Position when there is an existing legal or informal commitment as a
result of an event that has occurred, and it is likely that an outflow of
economic resources will be necessary to settle the commitment and a

NOTE 02 SPECIAL CONSIDERATIONS AND JUDGMENTS

Valuation of properties

Main sources of uncertainty in estimates

Because the price of a property is not observable on a quoted mar-
ketplace, a judgement of property values must instead be made as
supporting data for reporting at fair value. The value of a property is
dependent on many factors such as property type, place and location,
size, length of rental contract and rent level, tenant structure, techni-
cal standard, etc. Different appraisers make different judgments, and
thus obtain different values. Funding terms, interest rate levels and a
functional financial market also affect the pricing and required returns
that create balance on the property market between buyers and sell-
ers. On a functioning market, sales prices usually lie in the interval of
appraised value +/— 5 to 10 per cent.

Judgments when applying accounting principles

Property values are appraised individually by property on an ongo-
ing basis through the year on the basis of a range of judgments and
estimates of future cash flows and required returns in a potential
transaction. This process is described on pages 32-33 and in Note
17. In most cases, there is reconciliation against external valuations.
Kungsleden being active on the property market through multiple pur-
chase and sales transactions provides more market information and
enhances its prospects of making good estimates of appraised value.
General activity on the property market increased in 2010 and 2011
after a number of weaker years, improving the prospects of accuracy
in the company’s judgements or fair value.

Sensitivity analysis, properties -10% -5% 0% +5% +10%
Value change before tax, SEKm -2,612 -1,306 - 1,306 2,612
Equity ratio, % 22.0 24.7 27.3 27.3 29.7
Loan to value ratio, % 7357 69.8 66.3 63.1 60.3

Valuation of financial instruments

Main sources of uncertainty in estimates

Liabilities to credit institutions arranged prior to 1 January 2010 are
measured at fair value. Each funding transaction has highly individual
characteristics. The credit margin of the loan is partly affected by the
characteristics of the underlying collateral (the property) such as geo-
graphical location, property type, the property’s cash flow and usage,
as well as the relative status of the collateral. Credit margins are also
affected by Kungsleden’s general credit conditions. This credit margin
is not directly observable on the market. Nor is it directly observable
because there are no relevant links to similar and relevant funding
transactions that are Kungsleden’s own due to the aforementioned
specific characteristics of individual loans. Nor can credit margins be
directly deduced from other companies’ credit margins on their loans,
because each company and funding transaction is unique. Accord-
ingly, in this component of valuation techniques, the credit margins on
loans are a non-observable parameter on the market when measuring

reliable estimate of the amount can be made. Provisions are made at
an amount that is the best estimate of what is necessary to settle the
existing commitment on the reporting date. When the effect of when in
time payment occurs is significant, provisions are measured through
discounting expected future cash flows using an interest rate before tax
that reflects current market estimates of the time value of money, and if
applicable, the risks associated with the liability.

Contingent liabilities

A contingent liability is reported when there is a possible commitment,
and whose occurrence is only corroborated by one or more uncertain
future events, or when there is a commitment that is not reported

as a liability or provision because it is not likely that any outflow of
resources will be required.

liabilities to credit institutions (tier 3, for more information see Note
28). The tier 3 loans mature in the next two years, and accordingly,
changes in credit margins for the corresponding agreements would
have a limited impact on carrying amounts. If the credit margin
changes by +/-1 percentage point, carrying amount is affected by +/-
SEK 28 m.

Over and above credit margin, valuations are affected by liabilities
to credit institutions, and by changes in underlying reference interest
rates (swap rates), which however, are observable on the market.

Judgments when applying accounting principles

Management judges market credit margins when conducting valua-
tions. Valuations are based on information on maturities, property
type and geographical location, as well as relevant experience of refi-
nancing and tendering from external lenders. The aggregate assess-
ment is made on each individual loan and is intended to reflect market
terms on the reporting date. The difference between agreed margin
and market credit margin is discounted with a derived zero coupon
rate for the corresponding maturity to obtain the market present value
of the margin difference.

Tax position

Main sources of uncertainty in estimates

The reporting of current tax payable, loss carry-forwards and deferred
tax on temporary differences between book values and taxable val-
ues are based on applicable tax regulations. It can be stated that tax
legislation is complex, especially relating to purchases and sales of
properties and companies. Tax court interpretation of current regula-
tions can also change over time, which means that applications may
change after completion of transactions and tax returns have been
filed. Normally, the Swedish Tax Agency has the facility to re-assess
a company’s taxation within two years of the end of a financial year,
although in some cases, the Swedish Tax Agency can re-assess up to
five years retroactively.

Judgments when applying accounting principles

Judgments are made on how individual transactions should be clas-
sified and estimates are made on likely outcomes of each compa-
ny’s taxation and potential disputes. Then a tax cost/tax liability is
reported if the company judges that it is more likely than not that sup-
plementary tax will be payable.

Kungsleden'’s view is that the company has fully complied with the
laws and practice in place coincident with each tax return. Kungsleden
continuously reconciles its judgments on tax matters with external
experts. However, this does not mean that there is no risk that tax
courts could assess a completed transaction in a different manner to
the company. Accordingly, final outcomes may be higher or lower than
current judgments.

For more information on the tax position, see Note 13.
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NOTE 03 OPERATING SEGMENTS

Commercial Public Nordic Other/ Total
properties properties® Modular group wide? Kungsleden
SEKm 2011 2010 2011 2010 2011 2010 2011 2010 2011 2010
Income Statement
Rental revenues 1,357.2 957.0 992.7 922.3 243.9 240.5 2,593.8 2,119.8
Sales revenues, modular buildings 288.4 184.0 288.4 184.0
Net sales 1,357.2 957.0 992.7 922.3 532.3 424.5 2,882.2 2,303.8
Property costs -398.9 -289.6 -298.9 -262.6 -48.9 -46.6 -746.7 -598.8
Production costs, modular buildings -258.1 -159.8 -258.1 -159.8
Gross profit 958.3 667.4 693.8 659.7 225.3 218.1 1,877.4 1,545.2
Trading net 44.2 61.5 11.5 -35.4 0.0 6.5 5587 32.6
Sales and administration costs -123.7 -102.0 -111.4 -83.4 —-60.6 -54.2 -23.0 -20.0 -318.7 -259.7
Net financial position -429.7 -330.1 -386.5 -369.9 -51.5 -48.8 -867.7 -748.8
Unrealised value changes
— Investment properties 341.8 -52.7 408.4 234.4 -60.0 5.5 690.2 187.2
— Financial instruments -301.5 172.8 —271.4 228.3 -36.1 28.6 -609.0 429.6
Profit/loss before tax 489.4 416.9 344.4 633.6 17.1 155.6 -23.0 -20.0 827.9 1,186.1
Items in Statement of Financial Position
Goodwill 201.4 201.4 201.4 201.4
Properties 12,932.4 9,600.6 11,639.6 10,325.5 1,550.3 1,574.5 26,122.3 21,500.6
Other assets? 1,961.9 2,791.7 1,961.9 2,791.7
Total assets 12,932.4 9,600.6 11,639.6 10,325.5 1,751.7 1,775.9 1,961.9 2,791.7 28,285.6 24,493.7
Liabilities to credit institutions 8,572.1 5,823.3 7,715.1  7,194.7 1,027.6 931.3 17,314.8 13,949.3
Provisions and other liabilities? 621.1 S 559.0 391.8 74.5 50.7 1,997.2 2,427.9 3,251.8 3,187.6
Total liabilities 9,193.2 6,140.4 8,274.1 7,586.5 1,102.1 982.1 1,997.2 2,427.9 20,566.6 17,136.9
Other disclosures
Purchases and investments in properties 4,036.7 1,299.4 1,007.5 1,194.8 60.0 76.9 5,104.2 2,571.1
Income Statement items not affecting cash flow 84.5 181.7 148.5 427.3 -96.1 40.6 136.9 649.5

1 After Hemsd's purchase of 17 German properties the segment Public properties replaces the two previous segments Public Properties in Sweden and Retirement Homes Germany.

2 Assets that are not properties, goodwill or interest derivatives with positive values are not allocated by segment.
Nor are provisions or liabilities that are not liabilities to credit institutions or interest derivatives with negative values allocated.

Kungsleden's operating segments are Commercial properties, Public

Rental revenue,

Share of rental

properties and Nordic Modular. Other/group wide are the transaction Largest SEKm revenue, %
and analysis, and central administration functions. The segments are pre- ABB 309 11.7
pared on the basis of internal reporting to the Chief Executive and group Municipality of Harnsand 98 3.7
management in terms of results of operations and financial position. Vastra Gétaland County Council 63 2.4
The Commercial Properties and Public Properties segments let all Bring Frigoscandia AB 63 2.4
premises to external customers. Public properties are properties where The Swedish Fortifications Agency 46 1.7
tenants’ operations are publicly funded, while Commercial properties are City of Vasteras 42 1.6
properties with operations funded in other ways, usually on a commercial Attendo 37 1.4
basis. Nordic Modular produces, sells and lets modular buildings. ICA 36 1.3
The above segment reporting has been prepared on the basis of the V-TAB 34 1.3
same accounting principles as the rest of the annual accounts, and the Municipality of Norrkdping 34 1.3
total of segments, and is equal to the amounts for the group. No signifi- Total 762 28.8
cant transactions occurred between segments.
Sweden Germany Denmark/Norway Total Kungsleden
Geographical markets, SEK m 2011 2010 2011 2010 2011 2010 2011 2010
Net sales 2,793.2 2,167.5 67.2  116.4 21.8 19.9 2,882.2 2,303.8
Properties 25,253.4 20,640.8 761.2  786.1 107.7 73.7 26,122.3 21,500.6
Purchases and investments in properties 5,102.5 2,401.1 1.2 169.6 0.5 0.4 5,104.2 2,571.1



NOTE 04 BUSINESS COMBINATIONS AND ASSET DEALS

Properties are usually acquired by acquisitions of companies, for rea-
sons including stamp duty being payable for property transfers and
that a company divestment confers tax advantages on the seller com-
pared to a direct sale. Acquisitions via companies can either be clas-
sified as business combinations or asset deals. In 2011 and 2010,
only asset deals were conducted, i.e. acquisitions of companies only
including assets (properties) and their associated items.

NOTE 05 OPERATING LEASES

Lessor, rental revenues, SEK m 31Dec11 31Decl10

Payment within one year 2,438.1 1,928.5
Payment in 1-5 years 6,849.1 4,937.4
Payment after more than 5 years 5,380.3 5,441.4
Total 14,667.5 12,307.3

From an accounting perspective, lease contracts are treated as oper-
ating lease arrangements, where Kungsleden is the lessor. The table
illustrates rental revenues calculated on current lease contracts,

of which there were 4,069 as of 31 December 2011. Kungsleden
endeavours to strike a balance between short and long contracts in
its public and commercial properties, where agreements are relatively
long term. Lease contracts on premises are usually entered for 3-20
years, with generally, rents being indexed. In most cases, supple-
ments for heating and property tax are added to rents, based on the
actual costs the landlord incurred.

Lessee

As operating lessee, Kungsleden has entered a number of arrange-
ments on site-leasehold rights, company cars and office machines.
The following table illustrates contracted payments for site-leasehold
rights. Other operating leases are of insignificant amounts.

Lessee, ground rent, SEK m 31Dec11 31Dec10

Payment within one year 9.7 9.1
Payment in 1-5 years 29.3 27.4
Payment after more than 5 years 5.2 4.6
Total 44.2 41.1

NOTE 0 6 SALES AND ADMINISTRATION COSTS

SEKm 2011 2010
Personnel costs -172.4 —152.9
Depreciation and amortisation -3.3 2.7
Other operating costs -143.0 -104.1
Total -318.7 -259.7

Primarily includes costs for the group’s management and central
functions such as business development, accounting, finance, legal
services and information technology and costs associated with stock
market listing. Also includes property administration such as costs
for on-going property management including costs for rental billing,
rent negotiations, rent demands and accounting. Administration costs
include depreciation of equipment.

NOTE 07 EMPLOYEES AND PERSONNEL COSTS

The average number of employees in 2011 was 299 (269) people. The
division by country and gender is stated below.

Proportion Proportion
A g ber of employ 2011 women, % 2010 women, %
Sweden 294 24 264 26
Denmark (Nordic Modular) 3 - S =
Norway (Nordic Modular) 2 - 2 -
Group 299 24 269 26

Nordic Modular group had an average of 181 employees, of which

8 per cent were women, which is included in the above figures. Half
owned Hemso Fastighets AB had an average of 41 employees, of
which 39 per cent are women. 6 people changed employment from
Kungsleden Fastighets AB to Kungsleden AB. Kungsleden’s average
number of employees was 77, of which 53 per cent were women, the
majority were employees of subsidiary Kungsleden Fastighets AB.

Gender division, Proportion Proportion
Board and 31Dec11 women,% 31 Dec10 women,%
Parent company and group

Board 8 38 8 25
Other senior managers 6 33 6 17

The Board of Directors has 8 (8) members of which 3 (2) women.
There were 6 (6) other senior managers in 2011, of which 2 (1) is a
woman.

2011 2010
Salary, other benefits and Salary and Social Salary and Social
social security costs, SEK other security other security
000 benefits costs benefits costs
Group
Senior managers
The Board, Chief Executive
and Deputy Chief Executive 13,376 6,967 15,224 7,302
(of which pension costs) (2,202) (2,006)

Bryngelson, Hakan* 555 174 - -

Gahm, Joachim 250 79 = =

Garph, Leif - - 270 85

Holmgren, Lars 250 79 - =

Meyer, Magnus* 250 79 245 77

Nygren, Jan - - 245 77

Nyréen, Jonas - - 220 69

Orback, Pettersson Kia 280 88 245 77

Ovin, Per-Anders - - 550 173

Pehrsson, Biljana 250 79 - -

Wikstrom Charlotta 250 79 245 77

Erséus, Thomas (Chief

executive) 7,119 3,983 8,495 4,275

Risberg, Johan (Dep.

Chief Executive) 4,172 2,327 4,709 2/392;
Other senior managers 11,070 6,344 13,193 6,934
(of which pension costs) (2,340) (2,202)
Total senior managers 24,446 13,311 28,417 14,236

(4,542) (4,208)

Other employees
Other employees? 137,274 61,568 110,313 48,539
(of which pension costs) (15,049) (10,865)
Total 161,720 74,879 138,730 62,775
(19,591) (15,073)

[N

In addition to Directors’ fees from Kungsleden, Hakan Bryngelson receives Directors’ fees
from Hemso Fastighets AB of SEK 350,000 for his position as Chairman, and Magnus Meyer
receives SEK 150,000 of Directors’ fees from Hemso Fastighets AB for his position as Board
member. 50 per cent of the remuneration is included in Other employees.

N

The other employees group includes salaries and other benefits of SEK 6,265,000
(1,100,000), social security costs of SEK 2,016,000 (375,000) and pension costs of
1,181,000 (122,000) for Hemsé’'s management and Board.

No Directors’ fees were payable for Thomas Erséus.
All pension costs relate to defined contribution plans or the ITP
(supplementary pensions for salaried employees) plan.
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NOTE CONT.

Share-based payment

In 2007, the group started an incentive-based staff stock option plan
entitling the group management and a number of executive staff to
purchase shares of the company. This plan was the first of three that
are planned, and options were granted in 2008 based on the profit
outcome in 2007. The AGM in 2008 approved a second stock option
plan. No granting of this plan was conducted. The AGM 2009 did not
consider the matter of a third stock option plan. Granting is condi-
tional on remaining an employee of the company at exercise, and was
dependent on the group’s profit for calculating dividends exceeding
the target set by the Board of Directors. If the outcome is below the
target set by the Board, there is no granting. If the group’s profit for
calculating dividends exceeds the target by 20 per cent or more, grant-
ing is 100 per cent of the maximum number of staff stock options.
Staff stock options are granted on a pro rata basis in the interval from
0 per cent to 20 per cent.

In the terms of the plan, one option confers entitlement to sub-
scribe for one share at a predetermined price. Options can also be
redeemed for cash at the difference between the exercise price and
the market price of shares at exercise.

For the 2007 staff stock option plan, 249,000 staff stock options
were issued, of which 85,000 were forfeited. There were 164,000
outstanding staff stock options as of 31 December 2011. No options
wee exercised in the year.

NOTE 08 REMUNERATION TO SENIOR MANAGERS

Principles

Fees are payable to the Board pursuant to AGM resolution. No fees
are payable to Board members employed by the company. Remu-
neration to the Chief Executive, Deputy Chief Executive and other
senior managers consists of basic salary, incentive payments, other
benefits and pension. The term “other senior managers” means the
people that were active in the group management in addition to the

Basic salary/

Stock Exercise

option Granting No. of price (SEK/

plan year options share) Term Exercise period
Until 31 March 1 June 2010 to

2007 2008 164,000 113.34 2012 inclusive 31 March 2012

No. of options Senior managers  Other employees Total

Stock option plan 2007 98,000 66,000 164,000

The theoretical value of stock options is calculated by an external
party using the Black & Scholes model. A share price corresponding to
the average volume-weighted price paid for a fixed ten-day period and
expected volatility of 30 per cent is used as the basis for calculation.

Apart from its incentive-increasing effects, the incentive-based
stock option plan is judged to only imply marginal effects for the com-
pany and shareholders due to the limited scope of the plan. To ensure
the potential full delivery of shares, and as a hedge against the poten-
tial cash flow effect of cash settlement and social security costs, a
hedge has been entered with a third party in the form of a share swap.

The cost of the stock option plan including social security costs
amounted to a cost of SEK 5 (+3) m due to the value of the share swap
decreasing in the year.

Chief Executive and Deputy Chief Executive. There were 5 (5) such
individuals in 2011. Incentive payments are intended to comprise a
significant portion of possible remuneration, subject to a maximum of
12 months’ salary. The incentive payment portion is based on actual
performance in relation to individual targets.

Directors’ fees Incentive payments Other benefits Pension cost Total
Remuneration and other benefits, SEK '000 2011 2010 2011 2010 2011 2010 2011 2010 2011 2010
Chairman 555 550 - - - - - - b55 550
Other Board members 1,530 1,470 - - - - - - 1,530 1,470
Chief Executive 5,350 4,825 1,769 3,670 74 72 1,387 1,274 8,580 9,841
Deputy Chief Executive 2,963 2,642 1,209 2,067 10 8 815 732 4,997 5,449
Other senior managers, 5 (5) 8,854 8,282 2,217 4,912 220 167 2,340 2,202 13,631 15,563
Total 19,252 17,769 5,195 10,649 304 247 4,542 4,208 29,293 32,873
Comments on the table: Chief Deputy Chief Other
Incentive payments for 2011 are attributable to bonuses, of which No. of options Executive  Executive  managers Total
Stock option plan 2007 25,000 25,000 48,000 98,000

SEK 5,195,000 (10,649,000) was charged to 2011.
Pension costs are the costs charged in 2011. For more information
on pensions, see below.

Incentive payments

For the Chief Executive and Deputy Chief Executive, incentive pay-
ments for 2011 reflect profit for calculating dividends, profits from
property sales and cash flow. The incentive payment amount for the
Chief Executive and Deputy Chief Executive in 2011 was 36 (77) per
cent of basic salary.

The other senior managers’ incentive payments for 2011 were
based on the same principles as the Chief Executive and Deputy Chief
Executive and on individual targets for individual areas of responsibil-
ity. The incentive payment for these executives in 2011 averaged 25
(59) per cent of basic salary.

Share-based payment
Granting in the staff stock option plan reviewed in Note 7 to senior
managers amounted to 98,000 options for the 2007 plan.

Pensions

The pensionable age of all senior managers is 65 and all have defined
contribution pension plans, with no commitments for the company
apart from the obligation to pay annual premiums. The Chief execu-
tive’s and Deputy Chief Executive’s pension premium is 30 per cent
of basic annual salary. Two senior managers have pension premiums
of 25 per cent of basic annual salary. One senior manager has a pen-
sion premium of 32 per cent of basic salary. The pension premiums of
other senior managers and employees are based on the ITP (supple-
mentary pensions for salaried employees) plan.

Notice of termination

The company and Chief Executive are subject to a mutual notice
period of 12 months which is deducted from other income. In addition,
the Chief Executive receives redundancy pay of 12 months’ salary
coincident with termination initiated by the company, an amount that
is not included in pension entitlements. No redundancy pay is due



for termination initiated by the Chief Executive. The Company and the
Deputy Chief Executive are subject to a mutual notice period of six
months. Upon termination of employment from the company’s side,
the Deputy Chief Executive receives redundancy pay of 12 months’
salary, an amount that is included in pension entitlements. No redun-
dancy payment is made on termination of employment from the Dep-
uty Chief Executive’s side.

Senior managers are subject to a notice period of 3 months on
termination of employment from the executive’s side and six months
from the company’s side. Such executives receive 12 months’ redun-
dancy pay on termination of employment by the company, an amount
that is not included in pension entitlements. No redundancy payment

Division in SEKm 2011 2010
Sales revenues, modular buildings -13,3 -
Property costs -746,7 -598,8
Production costs, modular buildings -258,1 -159,8
Sales and administration costs -318,7 -259,7
Total -1,336,8 -1,018,3

NOTE 12 PROFIT/LOSS FROM FINANCIAL INSTRUMENTS

Net financial position

. . . . Financial revenues, SEK m 2011 2010
is made upon voluntary resignation. Collective agreements apply to - =
N : ) . ) Interest income on accounts receivable and loan

senior managers. A notice period of 6 months applies to other senior receivables 35.7 16.7

managers and a 12 month notice period applies from the company’s Interest income on bank balances 1.0 0.9

side. The redundancy pay is usually deducted from other income for Net profit on sale of liabilities reported at fair value - 0.3

all senior managers. Other financial income 0.1 5.5
Total financial income 36.8 23.4

Consultation and decision processes

Remuneration to senior managers is decided by the Board subject to Interest costs, SEK m 2011 2010

the Remuneration Committee’s proposal. This is conducted on the IO GRS, ey .

. - Loans measured at amortised cost -302.7 -64.2

e @rGUERIGS [eselived By die AL Loans measured at fair value -300.0 -161.7
Interest derivatives measured at fair value -253.4 -501.7
Interest costs from borrowing -856.1 -727.6
Other financial liabilities measured at amortised cost -16.7 —24.2

NOTE 09 AUDIT FEES AND REIMBURSEMENT Total interest costs -872.8 -751.8

SEKm 2011 2010 Other financial costs, SEK m 2011 2010

KPMG Allocated arrangement costs on bank borrowings -27.9 -15.9

Auditing 4.9 6.7 Exchange rate fluctuations -0.1 -0.9

Auditing in addition to audit assignment (045 0.4 Other financial costs -3.7 -3.6

Tax consultancy 0.6 1.1 Total other financial costs -31.7 -20.4

Other 3.2 1.6

Total 9.2 9.8 Total net financial position -867.7 -748.8

Auditing means auditing the annual accounts and accounting records,
the Board of Directors’ and Chief executive’s administration, other
duties incumbent on the company’s Auditors, and advisory or other
services resulting from observations on such audit or conducting
other such duties.

NOTE 10 DEPRECIATION, AMORTISATION AND IMPAIRMENT
LOSSES BY FUNCTION

SEKm 2011 2010
Production costs, modular buildings -3.2 -3.1
Sales and administration costs =38 2.7
Total -6.5 -5.8
NOTE 11 COSTS BY COST CLASS

Division by cost class, SEK m 2011 2010
Operation, maintenance and tenant adaptations -660.6 -540.6
Other direct property expenses -86.1 -58.2
Change in inventories -13.3 -
Raw materials and consumables -116.7 -83.4
Other direct production expenses, modular buildings -78.2 -22.9
Personnel costs -241.7 -213.5
Depreciation and amortisation -6.5 -5.8
Other external costs -133.7 -93.9
Total -1,336.8 -1,018.3

The total interest costs for financial instruments measured at amor-
tised cost was SEK 319 (88) m.

Unrealised value changes
Unrealised value changes on financial instruments are reported on
their own line in the Income Statement.

Financial liabilities reported at fair value via the Income Statement
held for sale and those loans reported at fair value (fair value option)
affected the Income Statement by SEK -579 (378) m and SEK -30
(52) m respectively, totalling SEK —-609 (430) m. SEK -2 (12) m of the
value changes on loans in the year relates to changes in market risk,
and SEK -28 (40) m relates to changed values of credit margins.

Reported ineffectiveness of hedging of currency risk in foreign net
investments amounts to SEK — (=) m.

For a review of financing and the background to the outcomes,
more information is on pages 45-47, 68 and 71, and Note 28.
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NOTE 13 TAX

Deferred tax on temporary differences

Tax in the Income Statement, SEK m 2011 2010 and loss carry-forwards, SEK m 31Dec11 31Dec10
Current tax -30.0 -21.9 Loss carry-forwards 1,327.4 1,307.9
Deferred tax -159.5 -323.2 Properties -1,358.1 -1,053.9
Reported tax -189.5 -345.1 Loans and derivatives 330.8 180.7
Tax allocation reserve -52.0 -41.5
The tax effect of value changes on currency derivatives used for cur- Other temporary differences 20.6 5.8
rency hedging of net investments in foreign operations has been rec- Total 268.7 399.0
ognised at SEK O (-10) m in other comprehensive income.
Deferred tax
L R Deferred tax asset, net Sweden 312.9 407.9
Reconciliation of effective tax, SEK m 2011 2010
Profit before tax 827.9 1,186.1 N
Deferred tax liability
Tax, 26.3% —217.7 -311.9 . .
) . Deferred tax liability, net Germany (properties) -0.7 -8.9
Effect of discounted internal transfers* 2B 39.4 ) S
. . . Non interest-bearing liabilities related to
Sales of properties via companies 70.9 -55.6 assets held for sale _43.5 _
Sales of individual properties -38.5 -15.1 —44.2 8.9
Tax relating to previous years -14.2 - Total 268.7 399.0
Other non-taxable revenues 6.2 B
Non-deductible costs -10.0 -3.6
Effect of differing tax rates for foreign subsidiaries 1.3 0.2
Reported tax -189.5 -345.1
1 Loss-carry forwards arose on internal discount price transfers without the group’s
profit before tax being effected because intra-group profit is eliminated.
Deferred tax on temporary differences and In Income Other Compre-
loss carry-forwards, 2011 SEK m 1Jan11 Statement Purchase/sale hensive Income 31Dec11
Loss carry-forwards 1,307.9 19.5 1,327.4
Properties -1,053.9 -325.2 21.0 -1,358.1
Loans and derivatives 180.7 150.1 0.0 330.8
Tax allocation reserve -41.5 -10.5 -52.0
Other 5.8 14.8 20.6
Total 399.0 -151.3 21.0 0.0 268.7
Deferred tax on temporary differences and In Income Other Compre-
loss carry-forwards, 2010 SEK m 1Jan10 Statement Purchase/sale hensive Income 31 Dec 10
Loss carry-forwards 1,489.1 -181.2 1,307.9
Properties -1,012.4 -41.5 -1,053.9
Loans and derivatives 305.3 -114.2 -10.4 180.7
Tax allocation reserve -54.1 12.6 -41.5
Other 4.8 1.0 5.8
Total 732.7 -323.3 - -10.4 399.0
Overall tax position
Deferred tax on temporary differences and loss Reported amount Unrecognised amount Total
carry-forwards, SEK m 31Dec11 31 Dec 10 31Dec11 31 Dec 10 31Dec11 31 Dec 10
Loss carry-forwards 1,327.4 1,307.9 751.6 764.1 2,079.0 2,072.0
Properties -1,358.1 -1,053.9 -1,540.4 -1,459.5 -2,898.5 -2,513.4
Loans and derivatives 330.8 180.7 330.8 180.7
Tax allocation reserve -52.0 -41.5 -52.0 -41.5
Other temporary differences 20.6 5.8 20.6 5.8
Total 268.7 399.0 -788.8 -695.4 -520.1 -296.4

In addition to the deferred tax liabilities and tax assets that are
reported in the accounting records, there are further loss carry-for-
wards and temporary differences that have not been capitalised in the
accounts.

The first situation applies to SEK 2,858 (2,905) m of tax loss carry-
forwards reported in tax returns arising in tandem with asset deals.
These will be capitalised/recognised in profits as revenues when each
property is sold externally.

The second situation applies to temporary differences regarding
surplus values in tandem with asset deals classified as asset acqui-
sitions, whereby according to accounting standards, the difference
should not be considered when computing deferred tax. Instead,
the value of the liability in the acquisition analysis is reported as a
reduced book value on the property, more information in Note 17. Tem-
porary differences in surplus values on asset acquisitions amounted
to SEK -5,857 (-5,550) m as of 31 December 2011.

Estimation of the present value of the tax position for Kungsleden
Because accounting principles do not consider how the tax position is
expected to be realised, making a separate estimation of the value of
the tax position is relevant. A comparison between reported deferred
tax and estimates of value in use of the position indicate that the
value in use for continued operation is somewhat higher than the car-
rying amount. This estimate does not make claims to be precise, but
rather, is an indication on the basis of a number of assumptions.



Continued
SEKm Liquidation* operation?
Loss carry-forward 553.3 1,500.0
Properties -771.5 -694.4
Financial instruments 88.0 330.8
Tax allocation reserve -52.0 -52.0
Other temporary differences 20.6 20.6
Total 161.6 1,105.0

1 Upon liquidation, financial instruments, tax allocation reserves and other temporary
differences are expected to affect loss carry-forwards, which together with existing loss
carry-forwards, have an estimated sales value at 7 per cent. The assumption is that properties
will be saleable in asset deals at book value with a deduction, which in this estimate, is
assumed that 7 per cent of total temporary differences.

2 In continued operation, loss carry forwards are estimated to be used against profits in on-going
operations. The estimated present value of the tax that could be offset against loss
carry-forwards is computed on the estimated profits reported in the tax returns for the coming
10 years. The properties are estimated to change hands in asset deals on an on-going basis
going forward at book value with the deduction of the value of 7 per cent of the total temporary
differences. Financial instruments, tax allocation reserves and other temporary differences are
expected to be settled in the coming years.

Limitations to the use of loss carry-forwards

The group’s loss carry-forwards are partly limited because of acquisi-
tions and mergers. These limitations mean that the deficits in a group
company cannot always be offset against profits in other group com-
panies for a certain number of years, due to a prevention of group con-
tributions arising upon acquisitions. Deficits can also be prevented
from being offset against the company’s own profits in mergers.

Tax returns pending

A number of tax returns are pending with the Swedish authorities.
Information on these situations is on pages 42-44 and 71-72, as well
as Note 2. A provision for potential payments/commitments of SEK
325 m (Note 26) has been made. The initial decision by the authori-
ties for which no provisioning has been made has been recognised as
a contingent liability in Note 30.

NOTE 14 EARNINGS PER SHARE

2011 2010
Net profit in Income Statement, SEK m 638.4 841.0
Outstanding number of shares 136,502,064 136,502,064
Average number of shares 136,502,064 136,502,064
Earnings per share, basic and diluted,
SEK/share 4.70 6.20

No changes to outstanding shares occurred in 2011 or 2010. There
is no dilution effect because there are no potential shares. Potential
granting of shares in the staff stock option plan for 2007 in 2012 and
beyond is not considered because the share price is below the exer-
cise price.

NOTE 15 GOODWILL

SEKm 31Dec11l 31Decl10
Amortised cost at beginning of year 208.5 200.3
Supplementary purchase price, Nordic Modular - 8.2
Total 208.5 208.5
Accrued impairment loss at beginning of year 7.1 -7.1
Total -7.1 -7.1
Carrying amount at end of year 201.4 201.4

Goodwill is attributable to Kungsleden’s acquisition of Nordic Modular
group in 2007. An additional SEK 8.2 m arose in 2010 after the sup-
plementary purchase price being determined and paid.

Goodwill is mainly a component of the business combination
of investment properties, and less so, the operations taken over
and modular production. Through the investment properties being
acquired through a business combination, full tax was reported on the
premium despite a very small deduction for deferred tax on the tem-
porary differences being made in Kungsleden’s measurement of the

acquisition. The difference between the deduction and the reported
deferred tax became a goodwill item. The recoverable value has been
measured through the measurement of net realisable value. The prop-
erty values have not reduced since the purchase and the deduction
for deferred tax has been measurable in the same manner as that
acquisition. This computation did not result in any impairment. The
operations are otherwise conducted profitably, and are expected to
remain so through the coming years.

NOTE 16 PROPERTIES

SEKm 31Dec11 31Dec10
Carrying amount at beginning of year 21,500.8 21,860.5
Purchases 4,798.2 2,355.7
Investments in owned properties 306.0 215.4
Book value, sold properties -1,167.8 -2,896.5
Exchange rate fluctuations -5.1 -221.5
Unrealised value changes 690.2 187.2
Carrying amount at end of year 26,122.3 21,500.8

The table illustrates the progress of the property portfolio as reported
by type in Notes 17-19.

If properties are purchased via companies (asset deals), in these
transactions, Kungsleden has normally received deductions for tak-
ing over significant temporary differences in recent years, compared
to acquisition on a unit basis. These deductions for deferred tax

for asset acquisitions are not recognised as deferred tax liabilities,
but rather as a deduction on the property value in accordance with
accounting principles. The following table states the fair value of prop-
erties and the total deduction of the temporary differences received
on acquisition.

SEKm 31Dec11 31Dec10
Fair value of properties 26,270.1 21,537.2
Deduction received for deferred tax for property

purchases via companies (asset deals) -147.8 -36.4
Carrying amount at year-end 26,122.3 21,500.8

NOTE 17 INVESTMENT PROPERTIES

SEKm 31Dec11 31Dec10
Carrying amount at beginning of year 21,481.3 21,842.4
Purchases 4,798.2 2,355.7
Investments in owned properties 306.0 212.9
Book value, sold properties -1,167.8 -2,896.5
Reclassification to properties held for sale -904.8 -
Exchange rate fluctuations -5.1 -221.5
Unrealised value changes 691.4 188.3
Carrying amount at end of year 25,199.2 21,481.3

Internal valuation

Kungsleden has chosen to base fair value on internal valuations.
Kungsleden conducts internal valuations on an on-going basis, as

an integrated component of its business process, where individual
appraisals of what each property could raise through sale are con-
ducted. For each property there is always a business plan. The busi-
ness plan is updated at least once annually and includes an internal
valuation, the most recent external valuation, a standpoint as to
whether the property should be sold or held and an action-plan for the
measures considered necessary to optimise the property’s operat-
ing net and value. After a few poor years with relatively few property
transactions due to the financial crisis, property purchases and sales
regained momentum in 2010, and interest in transactions remained
high in the first half-year 2011. Despite increased uncertainty dur-
ing the second half-year after turmoil on international debt markets,
transaction volumes on the Swedish property market were SEK 22
billion, an increase of 16 per cent on 2010. According to real estate
services firm JLL. But as a result of a significant reduction in transac-
tion activity in the final quarter of the year, total transaction activity in
2011 reduced on 2010. However, volume should still be considered
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NOTE CONT.

high compared to previous years, and also indicates that the property
asset class is an attractive investment alternative in a low interest
environment. The high number of transactions on the market resulted
in greater reliability in the valuation of the property portfolio.

External valuations are obtained for the majority of properties, 91
(87) per cent of the holding in 2011, which serve as a valuation bench-
mark. The external valuations corroborate book value as of 31 Decem-
ber 2011 through them being comparable with internal valuations.

Valuation method

Kungsleden applies a valuation method that is basically a version

of the location-price method. The applied required return has been
determined on the basis of Kungsleden’s knowledge of transactions
conducted on those markets where Kungsleden is active and bidding
processes where Kungsleden has participated. These valuations pro-
ceed from current earnings capacity, and also consider an assessed
long-term sustainable cash flow, by normalising cash flow over the
forecast period. Non-market rents are adapted to assessed market
rents, when contracts expire or are renegotiated, and divergent oper-
ating and maintenance payments are normalised.

Over and above the evaluations that serve as the basis for book
value, an evaluation of cash flows is also prepared as a reference for
each individual property. This is achieved by calculating the present
value of properties’ estimated cash flow during the forecast period,
and the present value of the market value at the end of the forecast
period, known as residual value. The present value calculation is pre-
pared for a forecast period of five years. The fifth year in the calcula-
tion should reflect an assessed long-term sustainable cash flow for
the property. Future rent payments are calculated for each property
on the basis of current lease contracts. Rent payments for future rent
periods, and for vacant premises, are calculated after an individual
assessment of each property. The cash flow for operating and mainte-
nance costs is similarly assessed. The cost history of each property is
used as a basis for estimating future costs. Age, maintenance status
and usage are also considered when evaluating future costs. An infla-
tion assumption of 2 per cent has been applied. When evaluating cash
flows, the actual cost of capital for each property is considered. The
value of the cash flow for Kungsleden is used as a strategic base of
whether properties should be held or sold.

The following table reports the average property yield by property
type. The required property return in valuations is in the 4.0-14.2 per
cent interval.

For more information on the valuation of properties, see pages
32-33.

Operating net and property Interval
yield for each property Operating net Property required
type? Book value inone year yield, % return, %
Industrial/warehouse 6,318 542 8.6 4.2-13.1
Office 4,173 321 7.7 4.9-8.8
Retail 2,177 167 7.7 4.1-9.6
Other commercial 265 18 6.7 5.6-7.8
Commercial properties 12,933 1,048 8.1

Retirement home 4,387 244 5.6 4.4-8.8
School 3,528 221 6.3 4.0-9.0
Care 1,701 115 6.8 4.6-14.2
Other public 1,262 84 6.7 5.8-10.1
Public properties 10,878 664 6.1

Total 23,811 1,712 7.2

1 Excluding retirement homes in Germany and Modular buildings.

Limitations on sale

312 public properties are held through a joint venture with AP3, where
participating interests are 50 per cent each. Because Kungsleden
does not have majority influence, there are limitations to its invest-
ment and sales decisions for these properties.

Investment property—effect on net profit, SEK m 31 Dec11 31Dec10

Rental revenues 2,484.4 2,119.8
Direct costs for investment properties generating rental

revenues in the period* -690.5 -598.8
Direct costs for investment properties not generating

rental revenues in the period* 0.0 0.0

1 Direct costs include operating and maintenance costs, property tax and ground rent.
One investment property is held through a finance lease. The carrying

amount of this property is SEK 8 (17) m and the interest-bearing liabil-
ity for this commitment is SEK 8 (17) m.

NOTE 18 PROPERTY USED IN BUSINESS OPERATIONS

SEKm 31Dec1l1 31Dec10
Amortised cost at beginning of year 22.9 20.4
Investments in owned properties 0.0 2.5
Total 22.9 22,9
Accumulated depreciation at beginning of year -3.4 -2.3
Depreciation -1.2 -1.1
Total -4.6 -3.4
Carrying amount at end of year 18.3 19.5

NOTE 19 ASSETS HELD FOR SALE

A company with 39 public properties is planned for sale to Hemso6
Fastighets AB in 2012. As of 31 December 2011, this situation is
classified as assets held for sale. Assets and liabilities relating to the
company, as illustrated in the following table, are presented in the
Statement of Financial Position.

Assets held for sale, SEK m 31Dec11 31Dec10

Properties held for sale (transferred from investment

properties) 904.8 -
Receivables relating to assets held for sale 14.4 -
Cash and cash equivalents related to assets held for

sale 123.5 -
Total 1,042.7 -

Liabilities relating to assets held for sale, SEK m 31Dec11 31 Dec10

Interest-bearing liabilities relating to

assets held for sale 901.0 -
Non-interest-bearing liabilities relating

to assets held for sale 60.1 -
Total 961.1 -

NOTE 20 MACHINERY AND EQUIPMENT

SEKm 31 Dec1l 31Dec10
Amortised cost at beginning of year 27.1 25.6
Purchases 11.6 iL©)
Sales/disposals -7.3 -0.4
Total 31.4 27.1
Amortised cost at beginning of year -13.5 -8.9
Sales/disposals 5.5 0.1
Depreciation for the year -4.9 -4.7
Total -12.9 -13.5
Carrying amount at end of year 18.5 13.6



NOTE 21 PARTICIPATIONS IN JOINT VENTURES

A joint venture means a company over which Kungsleden exerts con-
trolling influence with another party. Kungsleden reports its holdings
in accordance with the proportional method, which means that reve-
nues, costs, assets and liabilities are recognised in the Consolidated
Accounts item by item. On 1 January 2012, the accounting principle
will be changed so that instead, consolidation is based on the equity
method, with more information on page 74 and Notes 1 and 34.

Joint ventures in accounting

Specifications of holdings in joint ventures

No. of Holding,
Joint venture/corp. ID no./reg. office shares %* Partner
Hemso Fastighets AB, 556779-8169, Stockholm 50,000 50 AP3
Kokpunkten Fastighets AB, 556759-5094,
Stockholm? - - -
Vilunda Fastighets AB, 556781-6789,
Stockholm?® - - -

1 Participating interest in capital, which is also consistent with voting rights for
the total number of shares.

2 Sold to PEAB in 2011

3 Hemso acquired the remaining portion of PEAB in 2011.

Kungsleden excl. Hemso Kokpunkten Internal Kungsleden,
joint ventures Fastighets AB Fastighets AB elimination consolidated
31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31 Dec 31 Dec
SEKm 2011 2010 2011 2010 2011 2010 2011 2010 2011 2010
Income Statement
Net sales 2,047.2 1,604.9 835.0 698.2 0.7 2,882.2 2,303.8
Property costs and production
costs -771.2 -554.6 -234.1 -203.5 -0.5 0.5 -1,004.8 -758.6
Gross profit 1,276.0 1,050.3 600.9 494.7 - 0.2 0.5 - 1,877.4 1,545.2
Trading net 55.8 25.1 -0.1 7.5 55.7 32.6
Sales and administration costs -243.9 -238.9 -75.0 -45.0 0.2 24.2 -318.7 -259.7
Net financial position -575.3 -661.4 -309.0 -131.1 0.1 16.6 43.6 -867.7 -748.8
Unrealised value changes -249.4 384.8 330.6 232.0 81.2 616.8
Profit before tax 263.2 559.8 547.4 558.2 - 0.3 17.3 67.8 827.9 1,186.1
Tax -54.9 -234.0 -134.6 -93.2 -0.1 -17.8 -189.5 -345.1
Net profit for the year 208.3 325.8 412.8 465.0 - 0.2 17.3 50.0 638.4 841.0
Statement of Financial Position
Assets
Goodwill 201.4 201.4 - 201.4 201.4
Properties 15,693.2 12,241.5 10,429.1 9,259.1 26,122.3 21,500.6
Receivable from owner/joint
venture 1,634.0 1,497.0 - -1,634.0 -1,497.0 0.0 -
Receivables, etc. 1,747.7 1,790.5 221.8 212.3 41.7 -823.7 1,145.8 2,044.5
Cash and cash equivalents 683.9 549.6 132.2 176.7 20.9 816.1 747.2
Total assets 19,960.2 16,279.9 10,783.1 9,648.2 - 62.6 -2,457.7 -1,497.0 28,285.6 24,493.7
Equity and liabilities
Equity 6,634.5 6,491.3 1,084.5 785.1 30.4 50.0 7,719.0 7,356.8
Liabilities to owners/joint venture - 1,634.0 1,497.0 -1,634.0 -1,497.0 - -
Interest-bearing liabilities 10,530.4 8,406.9 6,722.4 5,542.4 62.0 17,314.8 13,949.3
Non-interest-bearing liabilities 2,795.3 1,381.7 1,342.2 1,823.7 8212 -885.7 -50.0 3,251.8 3,187.6
Total equity and liabilities 19,960.2 16,279.9 10,783.1 9,648.2 - 62.6 -2,457.7 -1,497.0 28,285.6 24,493.7
Average number of employees 258 254 41 il 299 269
Change in equity, joint ventures, SEK m 2011 2010
Amount at beginning of the year 815.5 2,100.3
Purchase and sale of participations -30.6 =
Dividend to -130.5 -1,750.0
Net profit for the year 430.1 465.2
Amount at end of year 1,084.5 815.5
NOTE 22 OTHER LONG-TERM RECEIVABLES
SEKm 31Dec11 31Dec 10 in 2016. Both loans accrue market interest rates and collateral has
Carrying amount at beginning of year 287,9 264,5 been secured in the form of shares. The market value of collateral is
New long-term receivables 247,0 26,4 judged to exceed the outstanding receivable.
Increase via business combinations 2,0 - In the year, a receivable of SEK 100 m matured from Keops, which
Reflorised agelist provisie =150 - arose in tandem with the sale to the company in 2006. No dividend
Reclassification 12,2 - . .
Exchange rate fluctuation iy B was recewgd after the property}sale‘s a"t .tlje bankrupt auction of
RegayaRis 44 30 Kefren, which took over properties/liabilities to Kungsleden. However,
Carrying amount at end of year 443,9 287,9 this receivable was never recognised as revenue in 2006, but rather,

The two largest receivables were firstly a vendor note of SEK 184 m
from 2008 to Svea Real AB, which matures in 2013, and secondly a
receivable from Nollitnac Holding AB of SEK 247 m issued in tandem
with the year’s purchase of 36 properties from NRP, and that matures

a provision and reserve was created of the corresponding amount,
which at the settlement in 2011, was released without any effect on
net profit for the year.

For a review of credit risks, see page 47.
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NOTE 23 MATURITY STRUCTURE, RECEIVABLES

SEKm 31Dec1l 31Dec10
Maturing within 1 year 341.4 1,390.5
Maturing in 1-5 years 441.9 187.9
Maturing after more than 5 years - -
Total 783.3 1,578.4

The maturity structure of outstanding receivables excludes deferred
tax and cash and cash equivalents.

NOTE 24 EQUITY

At the end of the financial year, share capital was SEK 56,875,860
and there were 136,502,064 shares. This equates to a quotient value
of SEK 0.42. No changes to share capital, number of shares or quo-
tient values occurred in 2011 or 2010.

There is no dilution effect because there are no potential shares.
The potential granting of shares through the staff stock option plan
for 2007, reported in Note 7, for 2011 and beyond is not considered
because the share price is below the exercise price.

The following exchange rates have been used on translation:

Average exchange rate Closing day rate

NOTE 26 PROVISIONS

SEKm 31 Dec1l1 31Dec10
Provisions at beginning of year 449.6 572.6
New provisions 5.0 0.1
Settlements -16.3 -81.2
In tandem with company purchases 47.4 -
Released against receivable -49.3 -
Reclassification to liability -2.0 -37.0
Reversals -3.2 -4.9
Provisions at end of year 431.2 449.6
SEKm 31Dec1l1 31Dec10
Tax claim after Supreme Administrative Court ruling 325.0 325.0
Rent and operating net guarantees 53.0 98.7
Development of sold land property - 6.6
Option, sale of assets 45.1 -
Other obligations sold properties 8.1 19.3
Total 431.2 449.6

Rent or operating net guarantees are sometimes issued on property
sales. The most important obligations apply to a yearly operating net
guarantee issued in tandem with the part-sale of Hemso to AP3 in
2009. This obligation runs until 2013 inclusive. Option, sale of assets
is a discount in case Nollitnac Holding AB redeems its liability to

Kungsleden in advance in 2011.

Potential payments to the tax authority depend on if and when the
definitive findings via the Swedish Tax Agency and courts are reached,
but are judged to lie 2 to 5 years ahead in the future.

SEK 2011 2010 31Dec11l 31Decl10
EUR 9.03 9.54 8.94 9.00
DKK 1.21 1.28 1.20 1.21
NOK 1.16 1.19 113 115
PLN 2.20 - 2.03 -
NOTE 25 INTEREST-BEARING LIABILITIES
31Deci1l 31 Dec 10
Nominal Fair Nominal Fair
SEKm amount value amount value
Liabilities to credit
institutions
Variable-interest bank loans 17,326.3 17,314.8 13,989.8 13,949.3
Fixed-interest bank loans - - - =
Total 17,326.3 17,314.8 13,989.8 13,949.3
Interest rate derivatives
Interest swaps,
SEK 15,300 (14,450) m = 1,265.7 = 756.9
Total - 1,265.7 - 756.9
Total loans and interest
rate derivatives 17,326.3 18,580.5 13,989.8 14,706.2
31Dec1l 31 Dec 10
Nominal Nominal
Maturities, credits amount Share, % amount Share, %
2011 - - 2,558.6 14.0
2012 11,618.6 56.7 11,236.4 61.6
2013 2,775.3 13.5 2,217.3 12.2
2014 2.35185 12.6 610.3 8.3
2015 999.2 4.9 999.2 585
2016 2,043.9 10.0 - -
2017 - - - -
2018 303.5 1.5 621.6 3.4
2019 172.4 0.8 - -
Total 20,486.4 100.0 18,243.4 100.0
Un-utilised credit facilities -3,160.1 -,4,253.6
Total utilised credit
facilities 17,326.3 13,989.8

SEKm 31 Dec1l1 31Dec10
Payment within 1 year 68.2 54.9
Payment between 2 and 5 years 363.0 394.7
Payment after more than 5 years - -
431.2 449.6
NOTE 27 MATURITY STRUCTURE, LIABILITIES
SEKm 31 Dec11 31Dec10
Payment within 1 year 13,121.6 3,874.4
Payment between 2 and 5 years 5,231.8 11,462.8
Payment after more than 5 years 475.9 622.0
Total 18,829.3 15,959.2

The group has an overdraft facility of SEK 310 (310) m, of which SEK O
(0) m was utilised at year-end.

Maturity structure of interest-bearing liabilities and operating liabili-
ties excluding deferred tax liabilities and valuation of derivatives. All
accounts payable are due within one year.



NOTE 28 MEASUREMENT OF FINANCIAL ASSETS AND LIABILITIES AT FAIR VALUE

Financial liabilities
measured at fair value

Loans and accounts  Currency forwards for

via the Income

Total carrying

receivable* hedge accounting Statement Other liabilities amount Fair value

31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec

SEKm 2011 2010 2011 2010 2011 2010 2011 2010 2011 2010 2011 2010
Long-term receivables 443.9 287.9 443.9 287.9 443.9 287.9
Accounts receivable 117.5 110.6 117.5 110.6 117.5 110.6
Other receivables 99.5 1,011.0 - 46.6 99.5 1,057.6 99.5 1,057.6
Total assets 660.9 1,409.5 - 46.6 - - - - 660.9 1,456.1 660.9 1,456.1
Interest-bearing liabilities 9,731.8 13,949.3 7,583.0 - 17,314.8 13,949.3 17,234.7 13,949.3
Accounts payable 189.8 185.6 189.8 185.6 189.8 185.6
Other liabilities - = 1,273.4 759.7 398.2 1,071.9 1,671.6 1,831.6 1,671.6 1,831.6
Total liabilities - - - - 11,005.2 14,709.0 8,171.0 1,257.5 19,176.2 15,966.5 19,096.1 15,966.5

1 Amounts in this column represent maximum credit risk.

For information on the company’s exposure to financial risks and how
these risks are managed, please refer to the finance and financial risk
section on pages 45-47 and Note 2. The following table states dis-
closures on how fair value is determined for the financial instruments
measured at fair value. The division of how fair value is determined is
based on the following three tiers.

Tier 1:
same instrument
Tier 2:
intier 1
Tier 3:

according to prices listed on an active marketplace for the

from direct or indirectly observable market data not included

from input data that is not observable on the market

Tier 1 Tier 2 Tier 3 Total

31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec 31Dec
SEKm 2011 2010 2011 2010 2011 2010 2011 2010
Other receivables - - - 46.6 - - - 46.6
Total assets - - - 46.6 - - - 46.6
Interest-bearing liabilities - - - - 9,731.8 13,949.3 9,731.8 13,949.3
Other liabilities - - 1,273.4 759.7 - - 1,273.4 759.7
Total liabilities = = 1,273.4 759.7 9,731.8 13,949.3 11,005.2 14,709.0

A number of OTC derivatives are used to hedge interest and currency
risks financially even though hedge accounting is not used. These
derivatives are measured with the aid of valuation techniques based
on observable market data (tier 2).

Measurement of liabilities to credit institutions incurred before 1
January 2010 is achieved with the aid of relevant benchmark rates
(swap rate) with the addition of a credit margin. There is no observable
market data for the company’s credit margin, which means that spe-
cial consideration and judgement is needed to measure fair value (tier
3)—see description in Note 2. The tier 3 loans mature in the next two
years, and accordingly, changes in credit margins for the correspond-
ing agreements would have a limited impact on carrying amounts. If
the credit margin changes by +/-1 percentage point, carrying amount
is affected by +/— SEK 28 m.

The fair value of accounts and loan receivables were assessed
individually, based on the risk of the receivable not being recoverable.
A similar evaluation is also conducted according to the principles for
carrying amount. At the previous two year-ends, reported carrying
amounts were the same as assessed fair value.

NOTE 29 ASSETS PLEDGED

Liabilities to credit institutions, SEK m 2011 2010
Liabilities at beginning of year 13,949.3 14,437.3
Borrowings 4,894.1 1,664.3
Amortisation -1,892.4 -1,975.6
Sold via asset deal 317.3 -
Value changes 29.9 -52.1
Exchange rate fluctuations 16.6 -124.6
Carrying amount at end of year 17,314.8 13,949.3
Reversal of adjustment to fair value for loans

measured according to fair value option 11.5 41.1

Normal value, borrowings

17,326.3 13,990.4

At year-end, liabilities to credit institutions have an accumulated value
change that reduces the liability by SEK 11 (41) m, of which market
risk is SEK —1 (1) m and credit margin is SEK 12 (40) m. The change
for the year of SEK —30 m (52) has been reported as an unrealised
value change financial instruments in the Income Statement.

NOTE 30 CONTINGENT LIABILITIES

For Kungsleden’s own liabilities and provisions, SEKm 31 Dec11 31Dec10 SEKm 31Dec11l 31Dec10
Property mortgages 9,827.9 9,728.4 Tax claims 918.5 923.9
Shares in subsidiaries 6,784.8 8,032.6 Rent guarantees 13.7 10.3
Cash and cash equivalents 79.2 66.8 Other guarantees 7.7 8.1
Total 16,691.9 17,827.8 Total 939.9 942.3

Collateral is primarily deposited for bank loans. loan agreements may
include covenants regarding interest coverage ratios and loan vol-
umes in relation to the fair value of properties.

Kungsleden Fastighets AB and subsidiaries have provided an
undertaking to the banks providing its syndicated credit facility to
refrain from raising further loans or creating or depositing collateral
from its asset mass without approval of the banks.

Tax claims relate to the decision by the Swedish Tax Agency, for which
no provisioning has been made after a judgement of the definitive
outcome. The tax situation and considerations are stated on pages
42-44, 71-72, and in Notes 2, 13 and 26. The tax surcharge is

included in the reported amount.
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NOTE CONT.

Commitments that lead to expenses to restore polluted land or other
environmental commitments for owned properties may arise in the
future. Expenditure may occur in the form of extra costs relating to
new production or extension, or price discounting on the sale of a
property, for example. Estimating potential future amounts is not pos-
sible in current circumstances.

NOTE 31 SUPPLEMENTARY DISCLOSURES FOR CASH FLOWS

Cash and cash equivalents include cash and bank balances and cash
and cash equivalents relating to assess held for sale.

Adjustment for other items that are not included in

cash flow from operating activities, SEK m 2011 2010
Provisions 5.0 -4.8
Depreciation, amortisation and impairment 6.5 5.8
Impairment of accounts receivable 0.5 -1.5
Profit/loss from sale of machinery and equipment -0.2 -0.1
Un-realised exchange rate differences 0.1 0.9
Increase/decrease of interest receivable 5.8 -
Increase/decrease of interest liability -0.7 -4.7
Other profit/loss items that do not affect liquidity -7.0 -0.8
Total 10.0 -5.2
Interest, SEK m 2011 2010

Interest received 42.6 17.6

Interest paid -872.1 -756.5
Purchase of subsidiaries, SEK m 2011 2010
Acquired assets and liabilities
Investment properties 4,960.6 1,465.5
Financial assets 92.9 -
Operating receivables 100.7 47.2
Cash and cash equivalents 44.6 6.6
Total assets 5,198.8 1,519.3
Provisions 45.0 -
Operating liabilities 3,563.9 1,050.0
Total liabilities 3,608.9 1,050.0
Purchase price 1,589.9 469.3
Less: vendor notes = =
Purchase price paid 1,589.9 469.3
Less: cash and cash equivalents in the purchased
operation -44.6 -6.6
Effect on cash and cash equivalents 1,545.3 462.7
Sale of subsidiaries, SEK m 2011 2010
Sold assets and liabilities
Investment properties 1,655.4 2,174.9
Financial assets - -
Operating receivables 1.3 2.2
Cash and cash equivalents 16.4 2.8
Total assets 1,673.1 2,179.9
Interest-bearing liabilities - -
Operating liabilities 784.6 795.1
Total provisions and liabilities 784.6 795.1
Sales price 888.5 1,384.8
Less: sales overheads paid - -9.7
vendor notes = -26.4
Purchase price received 888.5 1,348.7
Less: cash and cash equivalents in sold operation -16.4 -2.8
Effect on cash and cash equivalents 872.1 1,345.9

Purchases or sales of properties via companies can result in substan-
tial cash flows on the operating receivables and operating liabilities
lines. This was the situation in 2011, for example, when the increase
(+)/decrease (-) of operating liabilities line amounts to SEK -2,309

m. The primary background is that significant property purchases are
conducted via companies, where cash flows for the share liquidity set-
tlement are reported in investing activities, but were in tandem with
the company purchase, Kungsleden has also settled the vendor’s bal-
ances with the company taken over. If no external financing follows with
the purchase, the balance is often purchased company’s own financing
of the property holding. In the completion balance, the balance is that
portion of the trade liabilities that Kungsleden settles in cash after
completion. On property sales via companies, the opposite situation
applies. Operating liabilities for companies where purchases and sales
are completed for 2011 and 2010 are stated in the above table.

NOTE 32 TRANSACTIONS WITH RELATED PARTIES

Joint ventures are related parties. Contracted remuneration for admin-
istration of operations of SEK 4 (49) m was received from Hemso
Fastighets AB, of which 50 per cent was eliminated through propor-
tional consolidation. Financial income of SEK 105 (69) m was received
for balances, and was wholly eliminated in the consolidated accounts
because AP3 received an equal amount. Financial costs of SEK 34
(51) m were payable, of which 50 per cent was eliminated through the
proportional method.

As of 31 December 2011, there was one balance, which consisted
of a receivable of SEK 1,634 (1,497) m for Kungsleden after a dividend
from Hemso6 in 2010 was not settled but remained as a shareholders’
loan of SEK 1,500 m. The shareholders’ loan was fully eliminated in
the consolidated accounts, whereupon balances in the statement of
financial position amount to a receivable of SEK 134 (-3) m, of which
50 per cent was eliminated through the proportional method.

No transactions occurred with the two joint ventures with PEAB in
2011 prior to the purchase and sale of both of them respectively.

Remuneration to Board members and senior managers for services
rendered is stated in Notes 7 and 8.

No transactions in addition to this remuneration occurred with any
related company or Individual.

NOTE 33 SUBSEQUENT EVENTS

After the reporting date, 50:50 joint venture Hemso purchased six
public properties in the Swedish cities of Umea, Eskilstuna and Eksjo
for SEK 396 m. These properties were purchased at a property yield
of 6.7 per cent and completion is in late March. In addition, seven
commercial properties in Sollentuna, Visby and Linkoping were sold
for SEK 226 m, with completion in March and April. These sales were
at property yields of 6.9 per cent. The price exceeds book value by
SEK 14 m, and the sales are expected to affect profit for calculating
dividends for the first quarter by SEK 30 m.

Due to the low order book for modules produced in Anneberg, 24
employees were issued with redundancy notices in January.

The Swedish Tax Agency contended that the Administrative Court
should consider whether the Swedish Tax Evasion Act is applicable
to one Kungsleden transaction in the fiscal year 2008. This transac-
tion involves the impairment of stock shares, which according to
Kungsleden’s opinion, was conducted in accordance with applicable
practice from the Supreme Administrative Court. Another tax-related
event was that the Administrative Court in Stockholm reported its rul-
ing on a case where Kungsleden appealed against the Swedish Tax
Agency’s decision to reject deductions for impairment of stock shares
for the fiscal year 2009. The Administrative Court’s ruling will be sub-
ject to appeal at the Administrative Court of Appeal. For more informa-
tion on the tax situation, see pages 42-44.



Kungsleden syndicated loan was rearranged with a new SEK 4,500 m

Proportional Equity
facility in January 2012, meaning that half of year-2012 maturities are Profit for ing dividends, 2011, SEKm method method
now refinanced. Gross profit 1,877.4 1,277.0

Kungsleden’s Nomination Committee is proposing that the AGM Selles et QLI IEEn Cesis =S B4
2012 re-elects current Board members Hakan Bryngelson, Joachim setff'tnfanc'al pos't'ton 5 _68;3:'; _iii';
Gahm, Lars Holmgren, Kia Orback Pettersson, Biljana Pehrsson, Mag- Rz;l'iS;:':el:;:pe' I ’ ’
nus Meyer and Charlotta Wikstrom. Hakan Bryngelson is also proposed Trading net on sale 55,7 55.8
for election as Chairman of the Board. Thomas Erséus has reported to Realise value changes, properties 66.3 64.7
the Nomination Committee that he is not available for re-election. Deduction for deferred tax on sale -8.2 -7.3

Realise value changes, financial instruments -66.3 -66.3
Realised items 417.5 46.9
Profit for calculating dividends, Hemsé - 208.6*
NOTE 34 NEW CONSOLIDATION PRINCIPLE FOR HEMSO 2012 l[axes]oayablel =84 =252
Profit for calculating dividends 703.1 703.1
The way Kungsleden consolidates Hemso will be changed from the 1 In addition to a share in profits, Kungsleden received SEK 105 m of interest
proportional method to the equity method as of 1 January 2012, as T ERETCIEIETE [
described on pages 20 and 74. This change of method means that
half of Hemsé's profit/loss will, instead, be reported on a line in the SlatementofEinanclalBosttlons Broportional Equity
3 L . L 31 December 2011, SEKm method method
Income Statement (profit/loss from participations in joint ventures). ASSETS
In the Statement of Financial Position, half of the value of Hemsd'’s Goodwill 201.4 201.4
equity will be reported as an asset on a separate line (participations Properties 26,122.3 15,693.2
in joint ventures) according to IFRS. This change of accounting prin- Participations in joint venture - 1,084.5
ciple does not affect equity, net profit/loss or profit for calculating Receivables from joint venture - 1,500.0
dividends. Receivables, etc. 1,145.8 1,747.7*
The results for 2011 if Hemsé had been consolidated according to Cash and cash equivalents 816.1 683.9
the equity method are illustrated below. TOTAL ASSETS 28,285.6 20,910.7*
5 . I - EQUITY AND LIABILITIES
1 2011, SEKm mp?\::tohlad me“t:'.fﬂ Sy o A0 A
ReTTalovenies 2.593.8 17588 Intergst-bearmgI|.ab|l|.t|e_s. . 17,314.8 10,654.4
S (N ETIES, eelEs 288.4 288.4 Non interest-bearing liabilities 3,251.8 2,5637.31
Net sales 2,882.2 2,047.2 TOTAL EQUITY AND LIABILITIES 28,285.6 20,910.7*
Property costs —746.7 -512.1 Earnings capacity Proportional Equity
Production costs, modular buildings -258.1 —258.1 31 December 2011, SEKm method method
Gross profit 1,877.4 1,277.0 No. of properties 636 324
Leasable area, 000 sq.m. 3,328 2,569
Property sales Book value of properties, SEK m 26,122 15,693
Sales revenue, net 1,223.5 1,198.5 Rental value, SEK m 2,987 2,072
Book value Rental revenues, SEK m 2,737 1,849
Cost -1,101.5 -1,078.0 Operating net, SEK m 1,875 1,234
Realised value changes -66.3 -64.7 Economic vacancy, % 91.6 89.2
-1,167.8 -1,142.7 Property yield, % 7.2 7.9
Trading net 55.7 55.8 Operating surplus margin, % 68.5 66.7
Sales and administration costs -318.7 -244.4 Proportional Equity
Key figures, 31 December 2011, SEK m method method
Profit/loss from participations in joint venture - 413.0 Interest coverage ratio, multiple 1.9 2.4
Equity ratio, % 27.3 36.9*
Net financial position Gearing multiple 2.2 1.4
Financial income 36.8 141.0 Loan to value ratio, % 66.3 67.9
IS Eosis =EAE =S 1 These amounts have been updated from those stated on page 16 in the annual financial
Other financial costs -31.7 -25.7 statement 2011. Deferred taxes now reported net as an asset. Total assets and the equity
-867.7 -558.7 ratio are affected by this update.
Unrealised value changes 2 The property figures for earnings capacity for the equity method relate only to wholly owned
Investment properties 690.2 241.3 properties. But the total property holding, whose results affect equity remain unchanged and
Financial instruments -609.0 -490.7 correspond to the property portfolio according to the proportional method in the left column.
81.2 -249.4
Profit before tax 8279 693.3 More information on how this change of principle affects Kungsleden’s
Tax _189.5 _54.9 financial statements and results for 2011 based on the different
methods is provided at www.kungsleden.se/consolidation-of-hemso
Net profit 638.4 638.4
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Income Statement, parent company

SEKm Note 2011 2010
Intragroup revenues 32.0 -
Administration costs -43.9 -43.0
Operating profit/loss 2-4 -11.9 -43.0
Profit from financial items
Profit from participations in subsidiaries 5] 808.7 843.5
Interest income, etc. 5 246.4 326.2
Interest costs, etc. 5] -611.1 -365.0
444.0 804.7
Profit before tax 432.1 761.7
Tax
Current tax 6 - -
Deferred tax 6 56.9 -121.6
56.9 -121.6
489.0 640.1

Net profit for the year

Statement of Comprehensive Income, parent company

SEKm 2011 2010
Net profit for the year from Income Statement 489.0 640.1
Other Comprehensive Income - -
Comprehensive Income for the year 489.0 640.1

KUNGSLEDEN ANNUAL REPORT 2011



Balance Sheet, parent company

SEKm Note 31 Dec 2011 31 Dec 2010
ASSETS
Fixed assets
Financial fixed assets
Participations in subsidiaries 7 7,946.6 7,005.0
Receivables from group companies 8,9 887.3 -
Deferred tax asset 6 397.4 199.8
Other long-term receivables 8,9 242.1 -
Total fixed assets 9,473.4 7,204.8
Current assets
Receivables from group companies 5,561.8 4,586.5
Other receivables 0.2 100.0
Pre-paid costs and accrued income 21.8 15.6
9 5,583.8 4,702.1
Cash and cash equivalents
Cash and bank balances 10 363.2 369.2
Total current assets 5,947.0 5,071.3
TOTAL ASSETS i3 15,420.4 12,276.1
LIABILITIES AND EQUITY
Equity 11
Restricted equity
Share capital 56.9 56.9
56.9 56.9
Non-restricted equity
Accumulated profit or loss 5,440.8 5,073.7
Net profit for the year 489.0 640.1
5,929.8 5,713.8
Total equity 5,986.7 5,770.7
Provisions
Provisions for pensions and similar obligations 0.7 -
Total current assets 0.7 -
Long-term liabilities
Liabilities to credit institutions 399.2 895.2
Bond loans 1,200.0 600.7
12,13,14 1,599.2 1,495.9
Current liabilities
Liabilities to credit institutions 496.0 -
Accounts payable 1.4 7.3
Liabilities to group companies 6,134.8 4,303.4
Other liabilities 1,158.1 652.2
Accrued costs and deferred income 43.5 46.6
13,14 7,833.8 5,009.5
TOTAL LIABILITIES AND EQUITY 15,420.4 12,276.1
PLEDGED ASSETS AND CONTINGENT LIABILITIES
Pledged assets 15 4,972.2 4,537.2
Contingent liabilities 16 8,571.0 6,115.7

97




Statement of Changes in Equity,

parent company

SEKm Share capital Non-restricted equity Total equity
Opening equity, 1 Jan 2010 56.9 5,585.6 5,642.5
Comprehensive Income 640.1 640.1
Total changes in net worth excl. tr tions with sharehold 640.1 640.1
Dividends -511.9 -511.9
Total tr: tions with shareholders -511.9 -511.9
Closing equity, 31 Dec 2010 56.9 5,713.8 5,770.7
Opening equity, 1 Jan 2011 56.9 5,713.8 5,770.7
Net profit for the year 489.0 489.0
Total changes in net worth excl. tr. tions with sharehold. 489.0 489.0
Dividends -273.0 -273.0
Total transactions with shareholders -273.0 -273.0
Closing equity, 31 Dec 2011 56.9 5,929.8 5,986.7

Cash Flow Statement, parent company

SEKm Note 17 2011 2010
Operating activities
Profit before tax 432.0 761.7
Dividends not yet settled -268.8 -723.2
Group contributions received -79.0 -
Profit from sales -58.7 0.3
Impairment losses, subsidiaries -393.3 -120.6
Impairment losses, derivatives 269.6 -237.6
Unrealised translation effects -4.9 -18.4
Pension provisions 0.6 -
Tax paid - -
Cash flow from operating activities -102.5 -337.8
Change in working capital
Increase (-)/decrease (+) in operating receivables -1,691.0 2,268.9
Increase (+)/decrease (-) in operating liabilities 1,855.5 -1,949.5
164.5 319.4
Cash flow from operating activities after change in working capital 62.0 -18.4
Investing activities
Purchase of shares in subsidiaries -63.6 -31.4
Sale of subsidiaries 105.7 1.6
Shareholders’ contributions paid -195.6 -193.3
Long-term loans issued -245.2 -
Re-payment of other financial assets 3.7 -
Cash flow from investing activities -395.0 -223.1
Financing activities
Borrowings 600.0 999.2
Dividend -273.0 -511.9
Cash flow from financing activities 327.0 487.3
Cash flow for the year -6.0 245.8
Cash and cash equivalents at beginning of year 369.2 123.4
Cash and cash equivalents at end of year 363.2 369.2




Notes, parent company

NOTE 01 ACCOUNTING PRINCIPLES PARENT COMPANY

The parent company’s, Kungsleden AB, annual accounts have been
prepared in accordance with the Swedish Annual Accounts Act and
RFR 2. The accounting principles applied are indicated in the applica-
ble parts of consolidated accounts with the following additions apply-
ing to the parent company.

Participations in subsidiaries
Participations in subsidiaries are reported that historical cost. The
value is subject to continuous impairment testing.

Financial instruments

Financial receivables and liabilities are reported at historical acquisi-
tion cost. The risk of losses arising relating to financial receivables and
derivatives is taken into account.

Financial guarantees

The parent company’s financial guarantee agreements consist of
sureties issued in favour of group companies. For reporting financial
guarantee agreements, the parent company applies a rule permitted
by the Swedish Financial Accounting Standards Council that is a relax-
ation compared to the stipulations of IAS 39. The parent company
reports financial guarantee agreements as a provision in the Balance
Sheet when the company has a commitment for a likely payment. Oth-
erwise, the commitment is reported as a contingent liability.

Group contributions
The principles for reporting group contributions have changed in 2011
as a result of the cancellation of UFR 2 (group contributions in share-
holders’ contributions). Group contributions received from a subsidi-
ary are reported according to the same principles as regular dividends
from subsidiaries. Group contributions paid to subsidiaries are recog-
nised as an investment in shares in subsidiaries.

Shareholders’ contributions are reported as an increase in the book
value of shares with the provider and as an increase in non-restricted
equity with the recipient.

NOTE 02 ADMINISTRATION COSTS

A ion costs, SEK m 2011 2010
Personnel costs -36.4 -4.0
Other operating costs -7.5 -39.0
Total -43.9 -43.0

Administration costs are mainly costs for the group’s management
and central functions such as accounting, finance, legal services,
analysis and information technology and costs associated with stock
market listing. Personnel costs are remuneration to the group man-
agement and Board members.

NOTE 03 EMPLOYEES, PERSONNEL COSTS
AND DIRECTORS’ FEES

Proportion Proportion
Average no. of employees 2011 women, % 2010 women, %
Sweden 6 83 0 0
6 33 0 0

2011 2010
Salary, other benefits Salary Social Salary Social
and social security costs, and other  security and other security
SEK’000 benefits costs benefits costs
The Board and CEO 7,419 4,640 2,020 635
Other employees 14,376 7,272 - -
(of which pension costs) (4,101) (0)
21,495 11,912 2,020 635

Remuneration to the Board is payable in accordance with the resolu-
tion of the AGM. Total fees of SEK 7,119,000 (2,020,000) were paid,
of which SEK 555,000 (550,000) to the Chairman of the Board. Social
security costs were SEK 4,640,000 (635,000), of which pensions
were SEK 4,101,000 (0). For information on remuneration to each
member, see Note 7 of the group.

NOTE 04 AUDIT FEES AND REIMBURSEMENT
No fees or reimbursement were paid by the parent company to Audi-

tors. All fees and reimbursement to the Auditors was paid by group
subsidiaries.

NOTE 05 PROFIT/LOSS FROM FINANCIAL ITEMS

Profit from subsidiaries, SEK m 2011 2010
Dividends received 268.8 723.2
Group contributions received 79.0 -
Profit from sale of participations 58.7 -0.3
Impairment losses/reversed impairment 402.2 120.6
Total 808.7 843.5
Interest income, etc. SEK m 2011 2010
Interest income

Group companies 165.7 86.8

Other companies 15.5 0.5
Reversed depreciation, derivatives - 237.6
Other 65.2 iL.8
Total 246.4 326.2
Interest costs etc., SEK m 2011 2010
Interest costs

Group companies -75.1 -8.1

Other companies -261.5 -338.5
Impairment loss, derivatives -269.6 -
Other -4.9 -18.4
Total -611.1 -365.0
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NOTE 0 6 TAX

Taxinl SEKm 2011 2010
Current tax - -
Deferred tax 56.9 -121.6
Reported tax 56.9 -121.6
Reconciliation of effective tax, SEK m 2011 2010
Profit before tax 432.0 761.7
Tax 26.3% -113.6 -200.3
Dividends from subsidiaries 70.7 190.2
Impairment loss, shares in subsidiaries 105.8 31.7
Valuation, derivatives 70.9 -61.6
Other 0.2 -
Tax effect of non-deductible costs and non-taxable revenue —77.1 -81.6
Reported tax 56.9 -121.6

Of the tax cost for the year, SEK — (-) m is recognised directly in equity.

Deferred tax assets 31Dec1l 31Dec10
Loss carry-forwards 95.3 88.1
Financial instruments 301.9 111.7
Other temporary differences 0.1 -
Deferred tax assets 397.3 199.8
Deferred tax on temporary At Partici-

differences and loss beginning InIncome pations in At end
carry-forwards, SEK m of year Statement subsidiaries of year
Loss carry-forwards 88.1 7.2 95.3
Financial instruments 111.7 49.6 140.6 301.9
Other temporary difference - 0.1 0.1
Total 199.8 56.9 140.6 397.3

NOTE 07 PARTICIPATIONS IN SUBSIDIARIES

Specification of parent company holdings
of participations in subsidiaries

Directly owned subsidiaries/ Participat- Book value, SEK m
corporate identity no./registered No. of inginter-

office/country shares est, %31 Dec 11 31 Dec 10
Kungsleden Fastighets AB,

556459-8612, Stockholm 200 100 2,703.4 1,757.5
Realia AB, 556639-7419,

Stockholm 23,822,375 100 818.6 416.8
Kungsleden Norrlandsfastigheter

AB, 556481-1429, Stockholm 1,000 100 1,213.2 1,213.2
Kungsleden Syd AB,

556480-0109, Stockholm 10,000 100 88.9 75.0
Bovard i Sverige AB,

556429-6126, Stockholm 3,700 100 130.6 31.9
Kungsleden Aldre B AB,

556635-1366, Stockholm 1,000 100 15.9 10.1

Kungsleden Real Estate BV,
34209547, Netherlands 900 100 0.1 0.2

Kungsleden Service AB,

556610-9087, Stockholm 1,000 100 0.2 0.1
Realia International BV,

BV502052-1156,

Netherlands 2,351 75 9.6 21.4
Kungsleden Mattan AB,

556718-3354, Stockholm 1,000 100 772.2 743.0
Kungsleden Friab AB,

556742-6548, Stockholm 1,000 100 1,341.2 1,864.8
KL Norge Holding AB,

556730-0875, Stockholm 1,000 100 6.3 6.3
Kungsleden Kalinka Holding AB,

556844-2957, Sthim 50,000 100 77.6 -

Kungsleden Holding GmBH,

Munich, Germany 1 100 - 49.5
Nordic Modular Group AB,

556691-3868, Upplands Vasby 20,695,156 100 768.8 768.8
Total 7,946.6 7,005.0

1 Participating interest in capital, which is also consistent with voting rights for the total number
of shares.

SEKm 31Dec11 31Dec10

Amortised cost at beginning of year 14,169.9 13,944.5 08

BuiEhEees 63.6 _ NOTE OTHER LONG-TERM RECEIVABLES

Supplementary purchase price - 31.4

Sales -46.4 -1.6 SEKm 31Dec11 31Dec 10

Shareholders’ contribution 531.1 195.6 Carrying amount at beginning of year 0.0 100.0

Total 14,718.2 14,169.9 New vendor notes 245.2 -
New promissory notes to group companies 887.3 -

Opening impairment losses -7,164.9 -7,285.5 Paid-up endowment policy 0.6 -

Reversed impairment losses 577.4 296.8 Transfer to current receivable - -100.0

Impairment losses for the year -184.1 -176.2 Amortisation in the year -3.7 -

Total -6,771.6 -7,164.9 Total 1,129.4 -

Carrying amount at end of year 7,946.6 7,005.0

Directly owned subsidiaries are indicated below. Other companies
included in the group are not reported in the parent company’s annual
accounts because subject to the requirement for accuracy, the infor-
mation is insignificant. However, other companies are stated in each
subsidiary’s annual accounts.



NOTE 09 MATURITY STRUCTURE, RECEIVABLES NOTE 12 LOANS AND INTEREST RATE DERIVATIVES

SEKm 31Dec11 31Dec 10 The parent company has one bank loan and three (two) bond loans.
Payment within 1 year 5,583.8 4,702.1 There are also interest derivatives for the parent company’s own loans
Payment between 2 and 5 years 1,128.8 = and other group companies’ external loans. In 2011, the parent com-
Payment after more than 5 years 0.7 - pany had more interest derivatives after interest swaps with a nominal
Total 6,713.3  4,702.1 value of SEK 5,100 m were taken over from a subsidiary, simultane-

ous with derivative volumes reducing by SEK 2,100 m on the basis of
the net of cancelled and newly arranged interest swaps
The maturity points of loans and interest derivatives are stated below.

Maturity structure of outstanding receivables excluding deferred tax
and cash and cash equivalents.

31 Dec 2011 31 Dec 2010
Interest Interest
NOTE 10 OVERDRAFT FACILITY derivatives, derivatives,
Bank and nominal Bank and nominal
The parent company has a bank overdraft facility of SEK 250 (250) m, Maturity, SEK m bond loans amount _ bond loans EnENTE
of which SEK 0 (0) m was utilised at year-end. AL 2231
2012 496.0 200.0 496.0 100.0
2013 600.0 2,700.0
2014 600.0 1,800.0 1,700.0
11 2015 999.2  2,400.0 999.2  2,000.0
NOTE EQUITY 2016 500.0 200.0
2017 500.0 100.0
The number of shares was 136,502,064 at the end of the financial 2018 3,650.0 1,850.0
year, the same number as at the beginning of the year. A summary of 2019 800.0
share capital and the number of shares is on page 57. 2020 800.0
2021 400.0
Total 2,095.2 11,650.0 1,720.3 8,650.0
NOTE 13 FINANCIAL ASSETS AND LIABILITIES
Receivables from Other
group companies, etc. financial liabilities Total carrying amount Fair value
SEKm 31Dec11 31Dec10 31Dec11l 31Dec10 31Dec2011 31Dec10 31Dec1l 31Decl10
Other long-term receivables 242.1 - 242.1 - 242.1 -
Receivables from group companies 5,561.8 4,586.5 5,561.8 4,586.5 5,561.8 4,586.5
Other receivables! & 100.0 8. 100.0 3.7 146.5
Total assets 5,807.6 4,686.5 - - 5,807.6 4,686.5 5,807.6 4,733.0
Long-term liabilities 1,599.2 1,495.9 1,599.2 1,495.9 1,599.2 1,495.9
Accounts payable 1.4 7.3 1.4 7.3 1.4 7.3
Liabilities to group companies 6,134.8 4,303.4 6,134.8 4,303.4 6,134.8 4,303.4
Other liabilities* 1,654.9 652.2 1,654.9 652.2 1,654.9 652.2
Total liabilities 9,390.3 6,458.8 9,390.3 6,458.8 9,390.3 6,458.8

1 The fair value of the company’s currency forwards is SEK O (46.5) m, interest derivatives amount to SEK -1,147.9 (-424.6) m and share swaps are SEK -7.8 (-2.7) m.

The following table states disclosures on how fair value is determined for the financial instruments measured at fair value. The division of how fair
value is determined is based on the following three tiers:

Tier 1: according to prices listed on an active marketplace for the same instrument
Tier 2: from direct or indirectly observable market data not included in tier 1
Tier 3: from input data that is not observable on the market

Tier 1 Tier 2 Tier 3 Total
SEKm 31Dec1l 31Dec10 31Dec1l 31Dec10 31Dec2011 31Dec10 31Dec1l 31Dec10
Other receivables - - - 46.6 - 46.6
Total assets - - - 46.6 - - - 46.6
Liabilities to credit institutions - - - - - - - -
Other liabilities - - 1,147.9 424.6 - - 1,147.9 424.6
Total liabilities - - 1,147.9 424.6 - - 1,147.9 424.6

For more information, see the corresponding review of the situation in the group’s Note 28.
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NOTE 14 MATURITY STRUCTURE, LIABILITIES NOTE 16 CONTINGENT LIABILITIES

SEKm 31 Dec1l 31Dec10 SEKm 31 Dec1l1 31Dec10
Payment within 1 year 7,833.8  5,009.5 Guarantees in favour of group companies 8,571.0  6,115.7
Payment between 2 and 5 years 1,599.2 1,495.9 Total 8,571.0 6,115.7
Payment after more than 5 years - -
Total 9,433.0 6,505.4

Maturity structure of interest-bearing liabilities and operating liabili-
ties excluding tax liabilities.

NOTE 17 SUPPLEMENTARY DISCLOSURES FOR CASH FLOW

No other funds than cash and bank balances are included in the cash

and cash equivalents item.

NOTE 15 ASSETS PLEDGED

Interest, SEK m 2011 2010
Dividends received 719.1 1,432.4
SEK(m SODeck OESTEcHO Interest received 177.7 87.3
For own liabilities and provisions Interest paid _345.2 _354.8
Shares in subsidiaries 4,972.2 4,537.2
Pledged assets 4,972.2 4,537.2

Kungsleden Fastighets AB and subsidiaries have provided an undertak-
ing to the banks providing its syndicated credit facility to refrain from
raising further loans or creating or depositing collateral from its asset
mass without approval of the banks. However, existing mortgages have
been pledged as collateral for the syndicated credit facility.

NOTE 18 TRANSACTIONS WITH RELATED PARTIES

Sales of goods/ Purchases of goods/ Receivable from Liability to related

services to services from Other, e.g. related parties as parties as of

related parties related parties interest, dividends of 31 December 31 December

SEKm 2011 2010 2011 2010 2011 2010 2011 2010 2011 2010
Subsidiaries 32.0 - - - 90.6 78.7 6,449.1  4,586.5 -6,134.8 -4,303.4

No other transactions were conducted with any related party, company or private individual.



Proposed appropriation of profits

On the basis of the appropriation of profits proposed by the
Board of Directors, the Board and the Chief Executive
hereby make the following statement in accordance with
the Swedish Companies Act, chapter 18 §4.

The proposed appropriation of profits is based on the
annual accounts for 2011. The proposed appropriation of
profits, Income Statement and Balance Sheet of the parent
company and Income Statement and Statement of Financial
Liabilities for the group will be presented for approval at the
AGM on 19 April 2012.

FUNDS AT THE DISPOSAL OF THE ANNUAL GENERAL MEETING:

The following funds are at the disposal of the Annual General Meeting, SEK

Profit brought forward 5,440,818,079
Net profit for the year 488,984,905
Total 5,929,802,984

The board of Directors proposes that profits are appropriated as follows, SEK

354,905,366
Carried forward 5,574,897,618
Total 5,929,802,984

Dividends of SEK 2.60 per share to shareholders

The proposed dividend corresponds to 73 per cent of the
parent company’s profit after tax and 50 per cent of the
group’s profit for calculating dividends.

According to Kungsleden’s dividend policy 50 per cent of
profit for calculating dividends is to distributed. Kungsleden
has also stated that dividends should be stable over time

Signatures

and take into account the company’s overall investment
requirement, capital structure and position in general.

The policy defines profit for calculating dividends as profit
before tax for the period excluding unrealised value changes
but including realised value changes, and taxes payable.

Against the background of the parent company’s and
group’s strong financial position, the Board of Directors is
accordingly proposing a dividend of SEK 2.60 per share for
the financial year 2011.

The proposed dividend to shareholders implies that the
parent company’s and group’s equity ratio reduce from 39
and 27 per cent respectively to 37 and 26 per cent respec-
tively. The equity ratio is considered satisfactory against
the background of the fact that the parent company’s and
the group’s operations remain profitable. liquidity in the
parent company and group are expected to remain secure.
The parent company and group equity ratio and liquidity are
also assessed to be healthy in relation to the sector the
company and group are active in.

The Board’s view is that the proposed dividend does not
prevent the company, or other companies included in the
group, from fulfilling their commitments in the short and
long term, nor from completing the requisite investments.
Accordingly, the proposed dividends are justifiable on the
basis of what is stated in chapter 17 §3 para. 2-3 of the
Swedish Companies Act (Principle of Prudence).

The annual accounts give a true and fair view of the parent company’s and the group’s
operations, financial position and results of operations, and states significant risks and
uncertainty factors facing the parent company and group companies.

Stockholm, Sweden, 16 March 2012

b

Hakan Bryngelson
Chairman of the Board

b e

Board’member

Biljana Pehrsson Kia{Orback Pettersson

Board member Board member

Our Audit Report was presented on 19 March 2012
KPMG AB

Bjorn Flink

Authorised Public Accountant

Lars Helmgren Magnus Meyer

Board member

Boatd member

Charlotta Wikstrom

Board member

Thomas Erséus
Board member and Chief
Executive

103



104

Audit Report

TO THE ANNUAL MEETING OF THE
SHAREHOLDERS OF KUNGSLEDEN AB (PUBL.)
CORPORATE IDENTITY NUMBER 556545-1217

REPORT ON THE ANNUAL ACCOUNTS
AND CONSOLIDATED ACCOUNTS

We have audited the annual accounts
and consolidated accounts of
Kungsleden AB (publ) for the year
2011). The annual accounts and
consolidated accounts of the Company
are included in the printed version of
this document on pages 61-103.

Responsibilities of the Board of Direc-
tors and the Chief Executive Officer for
the Annual Accounts and Consolidated
Accounts

The Board of Directors and the Chief
Executive Officer are responsible for the
preparation and fair presentation of these
annual accounts and consolidated
accounts in accordance with International
Financial Reporting Standards, IFRS, as
adopted by the EU, and the Annual
Accounts Act, and for such internal control
as the Board of Directors and the Chief
Executive Officer determine is necessary
to enable the preparation of annual
accounts and consolidated accounts that
are free from material misstatement,
whether due to fraud or error.

Auditors’ Responsibility

Our responsibility is to express an
opinion on these annual accounts and
consolidated accounts based on our
audit. We conducted our audit in
accordance with International Stand-
ards on Auditing and generally accepted
auditing standards in Sweden. Those
standards require that we comply with
ethical requirements and plan and
perform the audit to obtain reasonable
assurance about whether the annual
accounts and consolidated accounts
are free from material misstatement.

An audit involves performing proce-
dures to obtain audit evidence about the
amounts and disclosures in the annual
accounts and consolidated accounts.
The procedures selected depend on the
auditor’s judgment, including the
assessment of the risks of material
misstatement of the annual accounts
and consolidated accounts, whether
due to fraud or error. In making those
risk assessments, the auditor considers
internal control relevant to the Compa-
ny’s preparation and fair presentation of
the annual accounts and consolidated
accounts in order to design audit proce-
dures that are appropriate in the circum-

stances, but not for the purpose of
expressing an opinion on the effective-
ness of the Company’s internal control.
An audit also includes evaluating the
appropriateness of accounting policies
used and the reasonableness of
accounting estimates made by the
Board of Directors and the Chief Execu-
tive Officer, as well as evaluating the
overall presentation of the annual
accounts and consolidated accounts.
We believe that the audit evidence we
have obtained is sufficient and appropriate
to provide a basis for our audit opinion.

Opinions

In our opinion, the annual accounts
have been prepared in accordance with
the Annual Accounts Act and present
fairly, in all material respects, the
financial position of the parent company
as of 31 December 2011 and of its
financial performance and its cash flows
for the year then ended in accordance
with the Annual Accounts Act, and the
consolidated accounts have been
prepared in accordance with the Annual
Accounts Act and present fairly, in all
material respects, the financial position
of the Group as of 31 December 2011
and of their financial performance and
cash flows in accordance with Interna-
tional Financial Reporting Standards, as
adopted by the EU, and the Annual
Accounts Act. The statutory administra-
tion report is consistent with the other
parts of the annual accounts and
consolidated accounts.

We therefore recommend that the
annual meeting of shareholders adopt the
Income Statement and Balance Sheet for
the parent company and the group.

REPORT ON OTHER LEGAL AND
REGULATORY REQUIREMENTS

In addition to our audit of the annual
accounts and consolidated accounts,
We have examined the proposed
appropriations of the Company’s profit
or loss and the administration of the
Board of Directors and the Chief
Executive Officer of Kungsleden AB
(publ) for the year 2011.

Responsibilities of the Board of Direc-
tors and the Chief Executive Officer

The Board of Directors is responsible for
the proposal for appropriations of the
Company’s profit or loss, and the Board

of Directors and the Chief Executive
Officer are responsible for administra-
tion under the Companies Act.

Auditors’ Responsibility

Our responsibility is to express an opinion
with reasonable assurance on the
proposed appropriations of the Compa-
ny’s profit or loss and on the administra-
tion based on our audit. We conducted
the audit in accordance with generally
accepted auditing standards in Sweden.

As a basis for our opinion on the
Board of Directors’ proposed appropria-
tions of the Company’s profit or loss, we
examined the Board of Directors’ rea-
soned statement and a selection of
supporting evidence in order to be able
to assess whether the proposal is in
accordance with the Companies Act.

As a basis for our opinion concerning
discharge from liability, in addition to our
audit of the annual accounts and consoli-
dated accounts, we examined significant
decisions, actions taken and circum-
stances of the Company in order to be
able to determine the liability, if any, to
the Company of any board member or the
Chief Executive Officer. We also exam-
ined whether any board member or the
Chief Executive Officer has, in any other
way, acted in contravention of the Com-
panies Act, the Annual Accounts Act or
the Articles of Association.

We believe that the audit evidence we
have obtained is sufficient and appropri-
ate to provide a basis for our opinion.

Opinions

We recommend to the annual meeting
of shareholders that the profit be
appropriated in accordance with the
proposal in the statutory administration
report and that the members of the
Board of Directors and the Chief
Executive Officer be discharged from
liability for the financial year.

Stockholm, Sweden, 19 March 2012
KPMG AB

Bjorn Flink
Authorised Public Accountant
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Employees

EMPLOYEES OF KUNGSLEDEN FASTIGHETS AB AND KUNGSLEDEN AB, MARCH 2012

Name Employed in Workplace Position Name Employed in Workplace Position
GROUP MANAGEMENT PROPERTY MANAGEMENT
Erséus Thomas 2006 Stockholm  Chief Executive Almgren Marielle 2007 Stockholm  Project Manager
Gannedahl Cecilia 2007 Stockholm  HR & Corporate ) Business Development
Communications Manager Andersson Kjell-Ake 1994 Gothenburg Back Office
Lindnér Eskil 1997 Malmé Divisional Manager, Arfvidsson Nicklas 2008 Gothenburg Regional Manager
Commercial properties Berglund Bjorn 1975 Vasteras Technical Manager
Risberg Johan 1996 Stockholm  Deputy Chief Executive, . .
Chief Financial Officer Bergman Kjell 2004 Stockholm  Regional Manager
Sarby Westman Ylva 2009 Stockholm  Head of Business Borgstrom Kristina 2005 Malmo :\\ASSIStant Property
anager
Development
Theblin Ake 2001 Stockholm  General Counsel Broman Stig 1998 Vasteras :Asasn'zt;‘e';t Property
Johansson Per 2007 Stockholm Eﬂlgljsd?;ral Manager, Nordic Christianson Jan 2010 Gothenburg Technical Manager
Dahlstedt Anna-Karin 2010 Stockholm  Assistant Technical
Manager
CENTRAL STAFF de Besche Nina 2007 Stockholm  Regional Manager
Arfwidsson Sinikka 1993 Stockholm  PA to the Chief executive Dufva Andreas 2008 Stockholm  Assistant Property
Axland Malin 2007 Stockholm  Company lawyer Manager
Bengtsson Hanna 2011 Stockholm  Communicator Engvall Malin 2001 Vasteras Property Manager
Bennich Carina 2007 Stockholm  Accountant Fransson Ulrika 1999 Stockholm  Assistant Technical
Brade Jonas 2006 Stockholm  Financial controller Manager
Carlberg Monica 1989 Stockholm T Coordinator Frisell Anders 2007 Gothenburg /:Asasrlztgﬁc‘ar:t Property
Claesson-Zsuppan 2008 Stockholm  Front desk Manager Grahn Kristoffer 2008 Malmé Assistant Property
Chanette
Manager
Bkstrom Anette 2008 Vasteras/ - Property Controller Gronlund Kicki 2008 Gothenburg Assistant Technical
Stockholm
Manager
Elvin Maria 2005 Stockholm  Head of Digital Media Gunstedt Hakan 1979 Véasteras Technical Manager
Eriksson Linda 2007 Stockholm  Finance Manager Hedvall Karin 2007 Stockholm  Assistant Technical
Fallberg Madeleine 2010 Stockholm  Front desk Manager
Fundin Ulrika 2000 Stockholm  Accountant/Transaction Hodik Laslo 2001 Vasteras Technical Manager
Hamrén Therese 2001 Stockholm  HR Administrator Haggdahl Staffan 2009 Stockholm  Technical Manager
Hedberg Sofia 1991 Stockholm  IT Manager Hogberg Cristoffer 2012 Stockholm  Property Manager
Hegg Lars 2011 Stockholm  temp Finance Manager Jakobsson Claes-Hakan 2007 Jonkoping  Assistant Property
Johansson Roger 2003 Stockholm  Financial Manager Manager
Jurgander Marika 2007 Stockholm  Accounting Manager Johansson Krister 1991 Vasteras Property Manager
Karlsson Annika 2005 Stockholm  HR Administrator Johansson Lena 2008 Vasteras I:Azsr:ztgzr;t Technical
Krus Christina 2007 Stockholm  Financial Controller/ . .
System Manager Lann Vallin Johan 1999 Gothenburg Assistant Property
_ _ . Manager
Lindquist Jan-Eric 2008 Stockholm  Controller Larsson Erika 2007 Stockholm  Technical Manager
Li P -Sofi 2001 khol Marketi i
inton Petra-Sofi 00 Stockholm arketing Coordinator Ljungqvist Ingrid 1991 Gothenburg Technical Manager
Olofsson Anna-Carin 2008 Stockholm  Accountant Lundstrém Benkt 2001 Umea Technical Manager
Palm Madeleine 2011 Stockholm  Purchases and Sales . .
Accountant Lév Thomas 2008 Stockholm  Technical Manager
Persson Anna 2005 Stockholm  Accountant/Transaction Nilsson Tobias 2007 Malmo &Zsr::\tgaer;t Property
P A T 2011 Stockhol Tax |
ersson Anna ockhoim axlawyer Norberg Andreas 2011 Stockholm  Project Manager
Persson Marianne 2011 Stockholm  Accountant/Transaction Business Development
Petersson Pelle 2009 Stockholm  IT Coordinator Olovsson Annelie 2006 Umed Assistant Technical
Rossotti Peter 2008 Stockholm  Business Controller Manager
Sandell Fredrik 2011 Stockholm  Financial Analyst Olsson Bo 1985 Malmo Technical Manager
Sandell Maria 2008 Stockholm  Environmental Manager Paringer - Stalhult Maria 2006 Umed &sasr:ztgaer;t Property
Winqvist Susanne 2011 Stockholm  Accountant .
q Persson Per-Ake 1991 Malmo Technical Manager
Virdeborn Gunilla 2002 Malmo Property Controller o .
. Punkki Ari 2011 Stockholm  Technical Manager
Akesdotter Monica 1999 Stockholm  Accountant . . .
Sloan Malin 2011 Malmo Technical Manager
Stannow Lind Frida 2010 Stockholm  Business Developer
Strém Johnny 1971 Vasteras Regional Manager
Svensson Eva-Lotta 1998 Stockholm  Assistant Property
Manager
Sorling Fredrik 2004 Malmo Marketing Manager
Ternstrom Gert 1990 Malmé Regional Manager
Tomasson Hanna 2004 Malmo Assistant Technical
Manager
Wallin Thomas 1995 Vasteras Property Manager
Versén Peter 2011 Gothenburg Technical Manager
Zackrisson Urban 2003 Stockholm  Regional Manager
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Definitions

KEY FIGURES

Property related key figures

Earnings capacity

Earnings capacity illustrates the appearance of the
Income Statement as if properties at the end of the
accounting period had been owned for the past 12
months.

Properties sold as of the reporting data are not
included, and properties purchased by the same time
are included as if they had been owned for 12 months.
Calculations are also based on the following conditions:

For properties where 12 months have passed since
completion, actuals for the past 12 months are
included;

For properties where more than 6 months but less
than 12 months have passed since completion,
actuals are restated as 12-month equivalents;

For properties with less than 6 months’ actuals since
completion, data from acquisition analyses is used.

Financial key figures

Adjusted equity
Equity less proposed/approved dividends.

Cash flow from operating activities

Profit before tax excluding trading net and unrealised
value changes on properties and financial instru-
ments adjusted for items not included in cash flow
from operating activities and deductions for tax paid.

Debt-equity ratio
Interest-bearing liabilities in relation to equity.

Equity ratio
Equity including minority shares in relation to total
assets.

Gearing
Interest-bearing liabilities in relation to equity.

Share-related key figures

Approved/proposed dividend/redemption per share
The Board of Directors’ proposed dividend or divi-
dend approved by the AGM per outstanding share.

Average number of shares
Number of outstanding shares weighted over the
year.

Beta value

The share’s correlation with the market’s average
performance. A beta value of less than one implies
that a share price has fluctuated less than the OMX-
SPI (Stockholm All-share Index). Beta value is a key
component of the CAPM (Capital Asset Pricing Model)
used to calculate the market’s required rate of return
on the share. The CAPM indicates that a low beta
value implies a low required rate of return. Beta val-
ues relate to a period of 48 months.

Book value of property per share
Book value of property in relation to the number of
shares at the end of the period.

Economic occupancy
Rental revenues in relation to rental value.

Leasable area
the areas of a property that the tenant is debited
rent for.

Operating net

Rental revenue less property costs (e.g. operation
and maintenance costs, ground rent and property
tax, property administration not included).

Operating surplus margin
Operating net in relation to rental revenues.

Property yield—calculation method based

on earnings capacity

Operating net in relation to book value of properties
at the end of the period.

Interest coverage ratio

Profit before tax excluding unrealised value changes
and net financial position in relation to net financial
position.

Loan-to-value ratio
Interest-bearing liabilities in relation to the property’s
book value.

Profit for calculating dividends

Net profit before tax excluding unrealised value
changes but including realised value changes and
tax payable.

Return on capital employed

Profit net of financial items plus financial costs as
a percentage of average capital employed. Average
capital employed is calculated as the total of total
assets excluding noninterest bearing liabilities for
opening and closing balances divided by two.

Cash flow from operating activities per share
Cash flow from operating activities in relation to the
average number of shares.

Dividend yield
Approved/proposed dividend/redemption in the year
in relation to the share price at the end of the period.

Equity per share
Shareholders’ equity in relation to the number of
shares at the end of the period.

Gross profit per share
Gross profit divided by the average number of shares
in the period.

Net profit for the period after tax
Profit after tax in relation to the average number of
shares in the period.

P/E ratio
Share price at the end of the period in relation to
profit after tax for the period per share.

Property yield—calculation method based on results
Operating net in relation to average book value for
properties. Average book value for properties is cal-
culated as the sum of opening and closing balance
divided by two.

Rental revenues
Rental value less vacancies and rental discounts.

Rental value

Debited rent and reimbursement for property tax,
with a supplement for the assessed market rent for
un-let areas and rental discounts.

Return on equity

Net profit for the period after tax in relation to aver-
age equity. Average equity is calculated as a total of
opening and closing balances divided by two.

Return on total capital

Profit before tax excluding unrealised value changes
and net financial position in relation to average
assets. Average assets are calculated as the total of
opening and closing balances divided by two.

P/CE ratio

Share price at the beginning of the period in relation
to profit for calculating dividends per share for the
period.

Profit for calculating dividends per share
Profit for calculating dividends for the period in rela-
tion to average number of shares..

Total yield per share

The total of the share’s price changes in the period
and dividend paid/redemption in the period in rela-
tion to the share price at the beginning of the period.
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GLOSSARY

Property-related terminology and concepts specific to
Kungsleden.

Area-based occupancy
Let area in relation to gross leasable area at the end
of the period.

Area-based vacancy
Vacant area in relation to gross leasable area at the
end of the period.

Average remaining contract term
Remaining contract value divided by annual rent.

Economic vacancy
Assessed market rent for un-let area in relation to
rental value.

Kungsleden'’s three divisions of operations are Com-
mercial, Public and Nordic Modular. The Commercial
division is divided between the Industrial/warehouse,
Office, Retail and Other. The Public division consists

KUNGSLEDEN ANNUAL REPORT 2011

of the Retirement home, School, Care and Other. The
third division, Nordic Modular, is active in the Modu-
lar buildings type. See also ‘type’.

Maintenance

Measures intended to maintain the property and
its technical systems. Covers on-going and planned
measures entailing the replacement or renovation
of parts of a building or technical systems. Also
includes tenant adaptations.

Operation costs

Costs for electricity, heating, water, property care,
cleaning, insurance and on-going maintenance less
invoiced supplement for operations and mainte-
nance.

Property

Main usage of property on the basis of division of
area. The time of area that represents the highest
share of total area determines the definition of the
property. Accordingly, a property with 51 per cent of

office area is treated as an office property. The divi-
sion is between Industrial/warehouse, Office, Retail,
Retirement home, School, Care, Modular buildings
and Other.

Realised value changes

The difference between book value and accumulated
acquisition cost for sold properties. Corresponds to
unrealised value changes during the holding term
which are realised upon sale of the property.

Unrealised value changes

The difference between book value and accumulated
acquisition cost at the end of the year, less the differ-
ence between book value and accumulated acquisi-
tion cost at the beginning of the year.
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Property portfolio

Gross leaseble area sq.m.

Year of Industr./ Retire- Rental Rental Economic
construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices School Care  home Other area SEKm SEKm %
KUNGSLEDEN’S PROPERTY HOLDING
Stockholm region
Retail
Kantjarnet 4 Stockholm Bandhagen Skebokvarnsvagen 370 1960 423 426 2,685 1,976 5,510 6 6 100
Mattbandet 8 Taby Taby Mattbandsvéagen 5 2001 1,938 1,938 2 2 100
Runé 7:73 & 7:74 Osteraker Akersberga Sagvagen 26 2007 2,490 2,490 2 2 100
Slipstenen 1 Huddinge Skogas Frasarvagen 19 2006 2,808 2,808 3 3 100
Tunaberg 4 Botkyrka Tumba Tunabergsvagen 1 1974 1,320 1,320 1 1 100
Tackeraker 2:227 Haninge Haninge Gamla Nynasvagen 3A 1981 2,810 2,810 3 1 45
Téckeraker 2:273 Haninge Haninge Gamla Nynasvéagen 3B 1991 5,966 5,966 8 8 100
Yrkesskolan 6 Botkyrka Tumba Bryggarevagen 5-7 1999 6,925 6,925 10 10 94
Industrial/warehouse
Bagaren 9 Tyresé Tyresé Radiovagen 7 A 1984 2,220 2,220 2 2 98
Elektronen 1 Sollentuna Sollentuna Hovslagarevagen 5 1957/1987 2,112 261 2,373 2 2 99
Elektronen 4 Sollentuna Sollentuna Hovslagarevagen 3 A 1958/1992 2,806 941 3,747 4 3 79
Elementet 3 Sollentuna Sollentuna Béackvagen 20 1963/1989 1,986 722 2,708 2 2 90
Forellen 1 Solna Solna Bjornstigen 4 1954 1,039 324 1,363 1 1 99
Jordbromalm 6:14 Haninge Haninge Lagervagen 11 1977/2007 9,573 9,573 8 8 100
Kopparen 8 Tyresd Tyreso Vintervagen 4 1970/2001 3,508 339 3,847 5 5 96
Marsta 14:1 Sigtuna Arlandastad Industrigatan 2 1967 2,775 488 3,263 4 4 93
Njursta 1:21 Upplands- Upplands Jupitervagen 2 1972 13,484 13,484 8 8 100
Vasby vésby
Raknestickan 2 Taby Taby Tillverkarvagen 4 1988 928 928 1 1 100
Segersby 1 Botkyrka Norsborg Kumla Gérdsvag 10 1976 11,694 325 12,019 9 8 89
Traktorn 7 Sodertalje Sodertalje Gransbovagen 8 1983 5,250 5,250 5 5 100
Office
Enen 10 Sodertalje Sodertalje Jarnagatan 12 1950 378 6,361 6,739 8 8 99
Fotografen 1 Tyresé Tyresé Mediavagen 1-5 1976 3,948 3,948 3 3 100
Frasen 1 Taby Taby Maskinvagen 2 1999 1,904 1,904 2 2 100
Gulddragaren 24 Stockholm Hagersten Véastertorpsvagen 136 1956/1994 182 1,395 1,577 2 2 100
Holar 4 Stockholm Kista Skalholtsgatan 6-8 1985 144 7,148 7,292 15 15 100
Jarnet 6 Tyresé Tyresé Bollmora Géardsv. 2-18, 1976 344 5,143 14,382 1,605 1,696 23,170 22 21 92
Industriv. 1-15
Kopparen 14 Tyresd Tyresé Vintervégen 8, Vintervagen 1979 551 8,933 939 151 10,574 8 6 84
10-72
Kopparen 9 Tyreso Tyreso Vintervéagen 2 1960 212 981 1,139 2,332 2 2 100
Ringparmen 5 Sollentuna Sollentuna Bergkallavagen 34 1988 44 4,025 4,069 4 4 85
Ritmallen 2 Sollentuna Sollentuna Kung Hans Vag 8 1980 2,492 4,290 356 7,138 7 4 56
Rosteriet 5 Stockholm Stockholm Lévholmsvagen 9 1956 3,270 3,270 5 5 100
Solkraften 17 & 18 Stockholm Stockholm Vattenkraftsvagen 8 1991 2,072 2,072 2 2 100
Sateritaket 1 Stockholm Hasselby Malteholmsvégen 88, 90 1991 1,377 1,089 2,466 3 3 100
Telegrafen 1 Huddinge Huddinge Kommunalvagen 27B 1943 1,336 1,336 1 1 100
Trabocken 1 Sollentuna Sollentuna Sofielundsvagen 2-6 1990 122 4,417 0 754 5,293 9 7 78
Ugnen 5 Solna Solna Industrivagen 1980 1,690 1,981 3,671 4 4 93
Other commercial
Tumba 7:231 och 7:237 Botkyrka Tullinge Hamringevagen -
Tandstiftet 2 Taby Taby Enhagsvagen 4 1996 1,923 1,923 2 2 100
Akerby 4 & 12 Taby Taby Kemistvagen 30-32 1993 13,600 13,600 11 11 100
Gothenburg region
Retail
Rud 4:1, 760:42 Gothenburg Vastra frélunda Gitarrgatan 2 1963 2,130 17 2,147 3 3 98
Torrekulla 1:172 MéIndal Kallered :a Riksvagen 10, G:a 1957 2,150 400 2,550 1 1 92
Riksvagen 12
Varla 14:1 Kungsbacka Kungsbacka Borgas Gardsvag 19 2008 2,490 2,490 2 2 100
Industrial/warehouse
Arendal 764:385 Gothenburg Gothenburg Sydatlanten 12 1969/1979 10,105 10,105 6 6 100
/1994
Forsaker 1:227 Molndal Molndal Namndemansgatan 17/ 1968 21,109 21,109 16 16 100
Krongardsgatan 3
Hede 3:122 Kungsbacka Kungsbacka Kraftvagen 2 1952/2001 32,626 184 1,966 630 35,406 25 9 35
Kryptongasen 4 MélIndal MélIndal Kryptongatan 20 1983 7,420 816 8,236 7 6 95
Kryptongasen 7 Mdoindal Mdindal Kryptongatan 22B 2000 5,000 5,000 3 3 100
Kylaren 4 Kungalv Kungalv Traktorgatan 13 1979 2,603 700 3,303 2 1 77
Kylaren 9 Kungalv Kungalv Dumpergatan 3 1990 2,105 841 2,946 2 2 79
Kérra 93:3 Gothenburg Hisings karra  Orrekulla Industrigata 36 1992 3,500 3,500 3 1 55
Lexby 2:29 Partille Partille Brodalsvagen 13 B-C - 6,760 3,515 10,275 9 7 78
Lundby Prastgard 1:1 Lerum Grabo Olstorpsvagen 3 1967
Tingshuset 2 MélIndal MélIndal Kraketorpsgatan 16 1963 3,450 3,450 1 1 100
Varla 2:390 Kt K Er 19 1992 3,559 1,123 4,682 5 5 98
Ventilen 6 Kungalv Kungalv Bilgatan 7 A 1990 1,420 1,518 2,938 2 1 46
Adelgasen 1 MélIndal MélIndal Neongatan 5 1972/1976/ 12,093 3,330 15,423 10 10 100
1987/1997
Office
Barken 6 Ale Uddevalla Junogatan 9 - 3,890 3,890 4 3 95
Forsaker 1:164 MélIndal MélIndal Kronogardsgatan 3 1975
Forsaker 1:257 MélIndal MélIndal Kronogardsgatan 3 1986
Rud 52:2 Gothenburg Vastra frélunda Klangfargsgatan 11 1968 484 1,147 450 2,081 2 2 79
Sagen 14 Kungsbacka Kungsbacka Jarnvagsgatan 36 1980 971 1,824 2,795 3 2 87
Tynnered 1:13 Gothenburg Véastra frolunda Lergoksgatan 4 1971 1,523 1,126 3,152 363 60 6,224 6 5 93
Varla 14:8 Kungsbacka Kungsbacka Magasingatan 12 1989 1,498 1,498 1 1 67
Ventilen 7 Kungalv Kungalv Bilgatan 3 1989 131 2,094 2,225 1 1 93
Alvsborg 178:8 Gothenburg Vastra frélunda Redegatan 9 1978 1,914 448 4,544 6,906 7 6 88
Other commercial
Forséker 1:75 Mélndal - -
Oresund region
Retail
Adolfsberg Vastra 10 Helsingborg Helsingborg Sodra Hunnetorpsvagen 1975 988 380 1,368 1 1 97
54-56
Borggard 1:357 Staffanstorp Staffanstorp Maskinvagen 9 1970 3,720 1,120 4,840 2 2 100
Kloren 1 Malmo Malmo Volframgatan 5 1970 5,257 2,553 7,810 5 4 93
Kruthornet 1 Helsingborg Helsingborg Garnisonsgatan 46 2001 2,700 2,700 1 1 100
Langhuset 1 Malmo Malmo Langhusgatan - 894 894 2 0 24
Loddeképinge 14:54 Kavlinge Loddekopinge  Fraktvagen 1 2001 2,060 2,060 1 1 100
Nyponrosen 2 Helsingborg Helsingborg Skaragatan 90-92 1979 1,703 335 60 254 2,352 2 1 88
Industrial/warehouse
Dubbelknappen 4 Malmo Malmo Kantyxegatan 25 - 2,516 12,156 6,173 1,032 21,877 22 24 96
Flygbasen 7 Malmé Malmé Hojdrodergatan 11 1988 1,249 1,249 1 1 83
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Gross leaseble area sq.m.

Year of Industr./ Retire- Rental  Rental Economic
construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices  School Care  home Other area SEKm SEKm %
Holkyxan 6 Malmod Malmod Bronsyxegatan 13 1972 4,625 4,625 3 3 100
Kronoslatt 1:3 Staffanstorp Staffanstorp Vastanvagen 1971 20,725 20,725 11 11 100
Lerkarlet 3 Malmé Malmé Flintyxegatan 2 1984/1987 1,070 1,070 1 1 100
Noshjulet 3 Malmd Malmo Pilotgatan 5 1984 651 150 801 1 1 82
Rausgard 22 Helsingborg Helsingborg Landskronavagen 11 1951/1973 62,292 62,292 40 38 94
/1999
Revolversvarven 10 Malmd Malmd Jagershillsgatan 14 1988 3,600 3,600 3 2 59
Sidorodret 3 Malmo Malmo Hojdrodergatan 2 1976/1987 1,057 1,057 1 1 100
Skjutsstallslyckan 23 Malmd Malmd Lundavagen 56 1946 664 7,332 1,046 9,042 6 4 78
Spindeln 9 Malmd Malmd Singelgatan 8-10 1964 2,195 2,195 2 2 96
Sunnana 12:34 Burlov Arlov Starrvagen - 5,316 5,316 5 5 100
Tagarp 20:81 Burlov Arlév Lommavagen 39 1929/1984 24,877 300 1,341 26,518 10 5 43
Ventilen 3 Malmo Malmo Ventilgatan 6 1988 748 748 1 1 86
Office
Brénnaren 3 Malmd Malmd Industrigatan 13 1947 1,355 1,642 1,896 2 4,895 5 3 70
Brénnaren 8 Malmo Malmo Agneslundsvagen 14 1947 5,311 84 5,395 7 5 68
Domarringen 1 Malmo Malmo Boplatsgatan 2 - 2,883 1,051 3,934 5 5 100
Flintan 4 Lund Lund Skiffervagen 18-20 1990 1,712 3,184 4,896 6 5 85
Flygbasen 4 Malmo Malmo Héjdrodergatan 17 1989 262 1,118 1,380 1 1 88
Flygledaren 1 Malmo Malmo Hojdrodergatan 14 1988 990 990 1 1 69
Foretaget 8 Lund Lund Foretagsvagen 28 1984 263 1,930 2,193 3 2 59
Krukskarvan 11 Malmd Malmd Flintyxegatan 8 A 1986 933 1,739 2,672 2 2 74
Molledalsskolan 3 Malmé Malmo Héjdrodergatan 12 - 1,463 1,463 1 1 100
Paskbuketten 10 Malmé Malmd Hastvagen 4 E 1987 796 796 1 1 100
Paskbuketten 5 Malmo Malmo Amiralsgatan 115 1987 130 986 1,116 1 1 100
Paskbuketten 6 Malmé Malmé Héstvagen 4 A 1990 26 2,050 2,076 3 3 99
Paskbuketten 8 Malmé Malmé Héstvagen 4 C 1992 1,796 1,796 2 2 100
Paskbuketten 9 Malmé Malmé Hastvagen 4 D 1988 1,349 1,349 2 0 4
Revolversvarven 12 Malmo Malmo Jagershillgatan 18 1987 9,974 9,974 13 14 95
Sockeln 1 Malmo Limhamn Krossverksgatan 32 - 1,370 1,370 2 2 100
Sturup 1:160 Svedala Svedala Véastergatan Sturups flygplats 1972 2,365 2,365 2 1 48
Verkstaden 5 Lund Lund Annedalsvéagen 9 1973/1989 1,870 4,886 400 7,156 8 7 90
Vildanden 8 Malmé Limhamn Geijersgatan 6-8 1967/1990 8,557 8,557 10 9 89
/1993
Other commercial
Gunghasten 1 Malmé Malmé Jagersrovagen 160 1964/1990 3,342 5,501 8,843 10 9 89
Krukskarvan 6 Malmé Malmé Flintyxegatan 6 1986
Other cities
Populations over 100,000, Retail
Bjornjagaren 2 Umea Umea Bjornvagen 11 B 1977 2,233 228 2,461 3 3 100
Direktoren 8 Vasteras Vasteras Képingsv. 70, Sigfrid 1986 1,998 1,998 3 3 100
Edstréms Gata 23
Flogsta 22:3 Uppsala Uppsala Flogstavagen 99 1977 1,816 221 2,037 3 3 100
Generatorn 7 Umed Umed Forradsvagen 11-15 1960 3,480 3,013 210 6,703 3 3 94
Himna 11:226 Linkdping Linghem Himnavagen 153, 1976 1,083 823 1,906 3 3 100
Himnavéagen 155
Huggormen 1 Umed Umed Bjornvagen 15 E 1977 3,752 20 1,299 3,441 8,512 7 7 96
Isbjérnen 4 Linkoping Linkoping Troskaregatan 5-35 1982/1996 1,419 473 684 2,576 3 3 97
Laken 3 Linkdping Linkoping Soderleden 33-37 1963/1988 2,468 119 2,066 536 5,189 6 6 96
Libroback 3:3 Uppsala Uppsala Hallnésgatan 6a 2006 2,808 2,808 2 2 100
Linblocket 1 Vasteras Vasteras Hallsta Gardsgata 26, 2006 2,808 2,808 2 2 100
Linblocksgatan 7
Prislappen 1 Linkoping Linkoping Mortlésa 1 1972 2,806 2,806 3 3 100
Populations over 100,000, Industrial/warehouse
Aspgérdan 18 Umed Umed Bolevagen 44 1955 9,418 1,884 483 11,785 8 2 28
Fasternes Bielsko-Biala Bielsko-Biala Wyzwolenia 105 Str. 1962 20,633 20,633 11 11 100
Finnslatten 1 Vasteras Vasterds Tvarleden - 77,730 62,743 3,297 143,770 131 126 97
Finnslatten 4 Vasteras Vasteras Banmatarvéagen 1975 7,496 7,496 6 6 100
Galjonen 1 Linkoping Linkoping Gillbergsgatan 30 1985 590 590 1 1 100
Glasflaskan 1 Linkdping Linkoping Roxtorpsgatan 16 1977/1982 2,098 1,053 3,151 2 2 76
Greken 5 Linkdping Linkdping Rudsjogatan 1, 1959 1,621 1,707 162 3,490 2 2 98
Rudsjogatan 3
Grubbe 9:48 Umed Umed Kabelvagen 1 A 1992 899 899 0 0 100
Kedjan 7 Umed Umed Graddvagen 15 B 1990 2,058 2,058 1 1 87
Kontaktledningen 1 Véasteras Véasteras Stenbygatan 10 1967 15,104 15,104 11 11 100
Kronoskogen 3 Umea Umea Kronoskogsvagen 4-6 1976 454 1,299 18 1,771 1 1 100
Magnetbandet 3 Linkdping Linkoping Finnégatan 1 1987 4,737 485 556 5,778 3 2 7
Maskinen 1 Umed Umed Maskingatan 1 1966/1971/ 1,171 1,260 2,431 2 1 59
1976
Metal Structures Bielsko-Biala Bielsko-Biala Wyzwolenia 84 Str. 1985 22,943 22,943
Mélaren 17 Orebro Orebro Svarta Bangata 14 1933/1989 7,959 1,309 71 9,339 10 9 93
Plinten 4 Norrképing Norrképing Malmgatan 35 1974 5,450 5,450 4 4 100
Runthe Bielsko-Biala  Bielsko-Biala  Industristr 20. 1990 15,322 15,322 8 8 100
Schablonen 6 Umea Umea Larlingsgatan 10-14 1976 5,127 5,127 4 4 100
Verkstaden 7 Véasteras Véasteras Metallverksg., Sinterv., 1929 16,670 1,838 1,901 20,409 8 7 82
Ostra Ringv.
Vasteras 3:85 Vasteras Vasteras Elmotorgatan 1975 2,145 2,145 2 2 100
Véasteras 3:86 Véasteras Véasteras Elmotorgatan 1978 27,216 27,216 25 25 100
Véasteras 3:88 Véasteras Véasteras Lugna gatan -
Vasteras 3:89 a 4 a 4 Ef ! -
l}delmetaHen 15 Jonkoéping Jonkoping Grossistgatan 14 2003 5,000 5,000 3 3 100
Orjan 1 Vasteras Vasteras Salténgsvagen 1920 52,126 1,239 546 53,911 38 37 97
Populations over 100,000, Office i
Arbetaren 1 Orebro Orebro Aspholmsvagen 12 A 1971 1,185 970 1,974 4,129 3 3 94
Gardisten 4 Linkoping Linkdping Kolfallsgatan 3A 1964/2000 1,050 1,050 1 1 100
Grundet 9 Linkoping Linkdping Sunnorpsgatan 4 1985 36 1,622 1,658 1 1 100
Isolatorn 3 a & a & Gideonsbergsgatan 1934 325 11,750 31,397 2,281 45,753 43 41 95
Kedjan 5 Umed Umed Graddvagen 13 1981 145 1,881 2,026 1 1 104
Kronoskogen 2 Umea Umea Kronoskogsvagen 8 1976 1,433 1,327 2,760 2 2 95
Matrisen 6 Umea Umea Lérlingsgatan 1 1969 2,736 1,285 527 295 4,843 3 2 94
Mimer 5 Vésteras Vasteras Stora Gatan 1912 6,502 71,114 11,109 475 89,200 105 99 94
Ottar 5 a a a a Koppar agen 1912 3,032 17,567 20,599 24 22 92
Ottar 6 a & a & Koppar agen 2 1912 18,325 18,325 21 21 100
Rorlaggaren 4 Orebro Orebro Bostallsvagen 4 1992 1,191 1,240 2,431 2 2 100
Schablonen 2 Umed Umed Larlingsgatan 22 1970 0 0 100
Schablonen 3 Umea Umea Larlingsgatan 20 1970 582 816 1,398 1 1 88
Singeln 17 Umea Umea Formvagen 10 D 1981/1986 857 857 1 1 94
Singeln 18 Umed Umed Formvéagen 10 D-E 1981 249 370 619 0 0 72
Spolaren 4 Norrképing Norrképing Linnégatan 28 1962 2,351 4,763 7 7,121 4 3 68
Vasteras 3:84 Vasteras Vasteras Néatverksgatan 1984 6,620 25,652 32,272 32 32 100
Véasteras 3:87 Véasteras Véasteras Fredholmsgatan 1978 1,137 19,801 1,029 21,967 16 10 62

Populations over 100,000, Retirement home
Werder Werder Werder Am Strengfeld 2008 18,076 18,076 7 7 100
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Gross leaseble area sq.m.

Year of Industr./ Retire- Rental  Rental Economic
construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices  School Care  home Other area SEKm SEKm %
Populations over 100,000, Other commercial
Parkeringsverksamhet ~ Vasteras Vasteras - 1 1 100
Vasteras 5:9 Vasteras Vasteras Sodra Ringvagen 0 0 100
Populations 50,000 to 100,000, Retail
Brynas 34:8 Gavle Gavle Atlasgatan 11 1982/2006 2,854 419 175 3,448 2 2 80
Eketénga 3:204 Halmstad Halmstad Jutaplatsen 3 1964 2,376 2,376 3 3 100
Fyren 1 Vaxjo Vaxjo Ljungadalsgatan 17 1976 4,883 390 5,273 2 2 86
Hall backen 1:102 U L Fossumsb ag 1975 1,518 1,518 1 1 100
Hyttberget 3 Falun Falun Yxhammargatan 5, 1984 3,304 1,203 4,507 3 3 92
Nybrogatan 43
Karburatorn 2 Kristianstad Kristianstad Rérvagen 2 - 5,004 5,004 5 5 99
Lerum 1:20 Karlstad Karlstad Edsvallavagen 1 A 2006 4,823 4,823 3 3 100
Ran 20 Uddevalla Uddevalla Odengatan 3 1984 1,644 1,644 2 2 100
Rovan 17 Kalmar Kalmar Drottning Margaretas Vag 25 1970 965 965 2 2 100
Speditoren 1 Eskilstuna Eskilstuna Lundbladsvéagen 6 1978 10,687 21 453 11,161 16 15 99
Storsten 2 Norrtélje Norrtélje Storstensvagen 2011 2,270 2,270 2 2 100
Thorild 12 U U Kilbéa 12,4,6,8, 1968 4,007 192 2,612 53 6,864 13 12 90
10,12
Torlunda 1:80 Eskilstuna Eskilstuna Torestavagen 4 2006 2,808 2,808 1 1 100
Vaxkakan 2 Varberg Varberg Annebergsvagen 6 2006 2,550 2,550 100
Populations 50,000 to 100,000, Industrial/warehouse
Baggen 6 Sundsvall Sundsvall Hovgatan 6 1973 2,456 2,456 1 1 100
Cementen 4 Kristianstad Kristianstad Industrigatan 13 1989/1991 817 817 1 0 38
Fredriksskans 15:16 Gavle Gavle Bonavagen 55 2003 14,170 14,170 9 0 4
Gravoren 5 Vaxjo Vaxjo Verkstadsgatan 8 1974 2,568 2,568 2 2 100
Retailsmannen 1 Norrtélje Norrtélje Diamantgatan 7-9 1988 2,536 4,460 6,996 10 10 99
Halsinggarden 1:427 Falun Falun Lovasvagen 26 1968 10,800 10,800 5 5 100
Loddret 4 Eskilstuna Eskilstuna Filargatan 3 1986 3,900 1,690 350 5,940 4 3 90
Nore 22 Eskilstuna Eskilstuna Helgestagatan 3 B 1972 1,500 1,500 1
Pipdéanen 6 Gotland Visby Stenkumlavag 1 0 1 B 1950 5,114 205 5,319 4 4 100
Plattan 4 Kristianstad Kristianstad Isolatorvagen 5 1991 1,328 1,328 1 1 100
Réfsan 4 Luled Luled Traktorvagen 1 1977 17,727 17,727 12 12 100
Storheden 1:81 Luled Luled Cementvagen 8 1990 5,780 5,780 3 3 100
Varvet 3 Uddevall: Uddevall: Kasenat a 1990 4,241 4,241 2 2 100
Populations 50,000 to 100,000, Office
Dockan 9 axjo Vaxjo Vastra Esplanaden 9 A-B 1973/1993 76 394 8,669 4,469 724 286 14,618 18 17 93
Geten 2 Sundsvall Sundsvall Fridhemsgatan 122 1964 2,134 2,039 1,033 5,206 3 2 57
Lindblad 10 Karlskrona Karlskrona Olandsgatan 6 1929 7,312 7,312 11 11 95
Lindblad 24 Karlskrona Karlskrona Drottninggatan 54 1950 2,628 25 2,653 3 1 37
Skotet 1 Luled Luled Banvagen 11 1979 5,725 2,567 8,292 6 5 83
Valpen 1 Eskilstuna Eskilstuna Kungsgatan 68 1929 4,476 4,476 5 5 100
Populations 50,000 to 100,000, Care
Lakaren 1 Trollhattan Trollhéttan Lasarettsvagen 1-19 2,245 5,009 9,458 7,860 493 5,597 30,662 27 27 99
Populations 50,000 to 100,000, Other commercial
Skénsmon 2:29 etc. Sundsvall N N
Populations 25,000 to 50,000, Retail
Flickskolan 7 Hudiksvall Hudiksvall Storgatan 24 1970/2001 5,614 192 140 42 5,988 11 11 97
Generatorn 2 Motala Motala Turbinvégen 5 1989 2,000 2,000 1 1 100
Gumsbacken 12 Nykoping Nykoping Gumsbackevagen 5-9 1994 13,202 13,202 14 13 94
Hogaffeln 6 Vastervik Vastervik Timmergatan 4 1972 2,300 2,300 1 1 100
Korvetten 1 Harnésand Harnésand Varvsgatan 16 1958 1,390 1,390 1 0 46
Lagmannen 6 Mijolby Skénninge Borgméstaregatan 13 1950 16,816 16,816 5 5 100
Lévkojan 10 Katrineholm Katrineholm Képmangatan 17, 19 1961 5,965 179 1,271 1,109 8,524 15 14 90
Malaren 5 Mjolby Skanninge Borgméstaregatan 23 1981 52,198 52,198 19 20 100
Plommonet 12 Alingsas Alingsas Noltorps Centrum 2, Noltorps 1978 2,102 2,102 2 2 100
Centrum 4
Storangen 11 Skovde Skévde Norregérdsvéagen 25 2006 2,285 2,285 1 1 100
Populations 25,000 to 50,000, Industrial/warehouse
Asken 17 Nykoping Nykoping Hantverksvagen 7A 1940/1972 1,870 1,870 1 1 100
/1992/1997
/1998
Borret 15 Eslov Eslov Treharadsvagen 46 1957
Bulten 1 Alingsas Alingsas Sévelundsgatan 2 1977/1993 18,381 18,381 19 19 100
/1996
Béckaskog 3 Skovde Skovde Backaskogsvégen 17 1971/1988 467 467 0 0 100
Forsheda 5:119 Varnamo Forsheda Galvanovégen 2, 4 1988 8,485 8,485 2 2 100
Hugin 8 Gislaved Gislaved Marielundsgatan 52 1975/1988 434 434 0 0 100
/1989/1999
Hyveln 2 Mjolby Mjolby Hallevadsgatan 8 1960 9,409 9,409 5 4 83
Héradsvallen 1:133 Mjolby Mantorp Fallvagen 2 1965 1,425 1,425 0
Kilsta 3:137 Karlskoga Karlskoga Kilsta Norra Industrivag 19 1965 5,862 518 6,380 2 2 97
Klockaren 8 Ljungby Ljungby Bolmstadsvagen 2 1976 985 985 1 1 100
Magneten 4 Motala Motala Dynamovagen 11 1990/1995 396 396 0 0 100
Motala Bjérkelund 1 Motala Motala Linjegatan 14 - 29,659 29,659 6 6 100
Muréngen 2 Sandviken Storvik Hammarbyvagen 4 1976 9,605 9,605 4 4 100
Malaren 7 Mijolby Skénninge Borgmaéstaregatan 2009 15,000 15,000 8 8 100
Ratten 18 Oskarshamn Oskarshamn Vaderumsvagen 12 1988/1990 1,615 1,615 1 1 100
/2003
Slatvaren 1 Varnamo Varnamo Margaretelundsvagen 8 1990 10,348 10,348 3 3 100
Snickeriet 14 Oskarshamn Oskarshamn Forradsgatan 8 1982/1986 2,198 2,198 2 2 100
/2002/2006
Snickeriet 4 Oskarshamn Oskarshamn Forradsgatan 6 1977/1982 5,439 5,439 2 2 100
/1998
Stenfalken 1 Véarnamo Véarnamo Stenfalksvéagen 1, 3 2002 12,889 12,889 8 8 100
Stenvreten 4:1 Enkoping Enkoping Garagevagen 1-13 1962/1970 445 45,551 703 302 47,001 32 32 100
Saversta 8:28 Bolinas Bolinas Anneforsvagen 11 1979 5,875 5,875 3 3 100
Troskverket 12 Vastervik Vastervik Allén 80 1977 1,493 1,493 1 1 100
'['éngen 1 Nassjo Anneberg Solbergavagen 20 -
Attersta 6:28 Sandviken Ashammar Bultvagen 20 1941 11,695 11,695 3 2 74
Alvdalen 1 Angelholm Angelholm Brandsvigsgatan 6 2000 9,268 2,333 11,601 8 8 99
Ojebyn 119:1 Pitea Ojebyn Skylvagen 1 1968 19,357 420 19,777 5 4 94
Populations 25,000 to 50,000, Office
Domherren 15 Motala Motala Industrigatan 9 1937/1987 1,365 965 2,330 1 1 50
Larkan 21 Harnosand Harnosand Tullportsgatan 2 1970 747 151 6,809 2,789 10,496 8 6 69
Marden 7 Héassleholm Héassleholm Forsta Avenyn 14 A-D 1972/2001 1,356 131 4,212 441 6,140 9 7 80
Ribban 5 opi Nykoping Brukslagarvégen 5,7, 9 1965 3,993 31,878 2,414 1,659 39,944 23 19 83
Radmannen 6 sand Backgrand 9 1981 356 4,190 4,546 6 6 94
Telegrafen 2 sand Nybrogatan 6 1900 2,060 79 2,139 2 2 100
Yrkesskolan 4 Harnoésand Harnésand Gansviksvagen 4 1982 2,940 160 3,100 2 1 60
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Gross leaseble area sq.m.

Year of Industr./ Retire- Rental  Rental Economic
construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices  School Care  home Other area SEKm SEKm %
Populations 25,000 to 50,000, Other commercial
Gumsbacken 15 Nykoping Nykoping Gumsbackevéagen 5 A-B, 7, 1994
9,11,13,15
Malmbéck 2:118,115 Nassjo Malmbéck Agatan 7
Narby 1:72 etc. Soderhamn Soderhamn -
Populations less than 25,000, Retail
Eldsboda 1:121 Hallstahammar Hallstahammar Hammartorget 3 1986 2,061 2,061 2 2 100
Gripen 1 Arboga Arboga Flygvagen 2 1986 4,172 4,172 3 3 100
Henan 1:303 Orust Henan Hamntorget 1-5 1986 2,316 2,316 3 3 100
Marketentaren 1 Fagersta Fagersta Képmangatan 2 1988 1,303 1,303 1 1 100
Midgérd 12 Koping Koping Glasgatan 1 1965 2,714 807 3,521 5 5 96
Torsés 1:25 Torsas Torsas Allfargatan 9 1983 1,498 1,498 2 2 100
Populations less than 25,000, Industrial/warehouse .
Alvesta 13:28 Alvesta Alvesta Agérdsvagen 16 1973 9,745 9,745 4 100
Armaturen 10 Kungsor Kungsor Granlidsvagen 3 1967 11,288 11,288 4 4 100
Backa 2:26 Hallsberg Palsboda Kvarngatan 2 1968/1969 7,565 7,565 2 3 100
/1972/1973
Baggen 2 Skara Skara /ingatorpsgatan 3 1971/ 1991/ 1,219 1,219 1 1 100
Bjuv 23:3 Bjuv Bjuv Billesholmsvégen 4 1961/1967-69 20,377 20,377 2 3 100
Bulten 1 Astorp Astorp Jitegatan 2 1988 4,650 4,650 3 0 8
Bélgen 9 Arboga Arboga Skandiagatan 3,5, 7, 9, 1992 18,983 18,983 14 14 100
11,13
Hallsta 3:7 Hallstahammar Hallstahammar Industrigatan 1, 6, 8 1955 48,439 48,439 13 13 100
Hanasa 15:62 Hogsby Hogsby Bruksvagen 48 B 1983 200 200 0 0 100
Hillerstorp 3:51 Gnosjo Hillerstorp Brogatan 24 1989/1998 765 765 1 1 100
/2000
Holje 116:116 Olofstrom Olofstrom Véastra Storgatan 2 B 1970 51,631 51,631 11 11 100
Hyveln 4 Sélvesborg Solvesborg Sliparevagen 3 1983 762 762 0 0 100
Kopparslagaren 1 Harjedalen Sveg Torvgatan 1 1976 3,328 135 3,463 1 1 100
Limmared 26:2 Tranemo Limmared Vallgatan 4 1970/1988 1,149 1,149 0 0 100
Oxen 11 Kumla Kumla Véstra Drottninggatan 40 1968/1978 2,451 2,451 1 1 100
/1995
Plankan 1 Eksjé Eksjo Kapellvagen 4 A 1982/1986 560 560 0 0 100
/2002/2004
Regnbagen 4 Osby Osby Regnbagsvagen 12 1973/1976 21,970 21,970 8 8 100
Sandaker 1 Ulricehamn Ulricehamn Vistavagen 4 1971/2000/ 727 727 1 1 100
Slakthuset 7 Trands Trands Verkstadsgatan 2 1953/1990 1,270 1,270 0 0 100
Snéflingan 3 Osby Osby Molnvégen 2 1976 14,277 14,277 5 5 100
Svartd 1:157 Degerfors Svartd Industrivagen 11 1944 10,094 10,094 2 2 74
Torslunda 4:27 Morbylanga Farjestaden Jarnvagsgrand 3 2004 2,198 2,198 2 2 100
Populations less than 25,000, Office
Lekatten 8 Nordmaling Nordmaling Affarsvégen 3 A-E 1991 307 120 350 362 1,139 1 0 29
Norrberge 1:74 Timra Sorberge Sundsvalls-Harnésand 1992 1,237 2,023 3,260 3 2 76
flygplats Sorberge
Norrberge 1:74, Timra Sorberge Sundsvall-Harnésands 1992 725 725 1 0 52
flygplats
Orren 6 Solleftea Solleftea Kungsgatan 10 1967 348 81 2,697 1,277 4,403 4 3 80
Skollersta-Karr 1:34 Hallsberg Pélsboda Kopmangatan 3 1978 230 635 865 0 0 62
Populations less than 25,000, Other commercial
Fargaren 8 Solleftea Solleftea Strémgatan 3 1900
Mejeriet 17 Filipstad Filipstad Tingshusgatan 10 B -
Mejeriet 18 Filipstad Filipstad Tingshusgatan 10 A
Tranemo 1:29 Tranemo Tranemo Kvarngatan
HEMSO’S PROPERTY HOLDINGS
Stockholm region
School
Beckomberga 1:11 Stockholm Bromma Beckombergavagen 299 1930 742 742 1 2 100
Beckomberga 1:12 Stockholm Bromma Beckombergavagen, 1950 1,205 1,205 2 2 100
Byggnad 11
Beckomberga 1:13 Stockholm Bromma Beckombergavagen, Hus 12 1930 1,150 1,150 2 2 100
Beckomberga 1:14 Stockholm Bromma Beckombergavagen 314 - 735 735 1 1 100
Befastningskullen 8 Solna Solna Anders Lundstroms gata 3-5 2004 1,694 1,694 3 3 100
Béllsta 2:1087 Vallentuna Vallentuna Zetterlundsvag 140 - 1,500 1,500 3 3 100
Frasen 2 Taby Taby Maskinvéagen 4 1999/2005 1,009 1,009 2 2 92
Forgasaren 4 Taby Taby Enhagsvagen 12 1979/2005 440 440 0 9] 100
Gunnebo 15 Stockholm Spanga Salagatan 42 1992 464 1,639 2,103 4 4 86
Karleby 2:2 Sodertalje Sodertalje Gartunavagen 4 2004 29 1,475 1,504 3 3 100
Markan 1 Botkyrka Tullinge Kanslivagen 22-24 1947 828 828 2 2 100
Marsta 1:242 Sigtuna Marsta Idrottsvagen 19B 2009 441 441 1 1 100
Ponnyn 1 Sundbyberg Sundbyberg - 2011
Sandbacken Mindre 42 Stockholm Stockholm Sandbacksgatan 10 1900/1999 4,000 8 4,008 9 9 100
Sicklaén 39:4 Nacka Nacka Helgesons véag 10 1970 1,200 1,200 3 3 100
Sigtuna 2:227 Sigtuna Sigtuna Skolbacken 61 2001 815 815 2 2 100
Vilunda 19:2 Upplands- Upplands Love Almqvists torg 1 2011 7,452 7,452 15 15 100
Vasby vasby
Vilunda 6:55 Upplands- Upplands Drabantvagen 3-5 2006 1,500 1,500 3 3 100
N Véasby vasby
Olsta 1:1 Sigtuna Sigtuna Steningehojden 2012 330 330 1 1 100
Care
Akka 8 Stockholm Bromma Tranebergsplan 1-3 1986 116 170 1,702 1,987 3 3 98
Banslatt 1 Botkyrka Tullinge Romossevagen 25 1983 272 2,057 254 1,715 4,297 5 5 93
Bylegard 37 Taby Taby Jarlabankes vag 48 1903/1993 979 979 2 2 99
Forellen 2 Tyreso Tyreso Bollmoravéagen 14-20 1981 279 65 673 2,319 3,335 4 4 99
Fuxen 6 Taby Taby Kemistvagen 11-13 1976 551 551 1 1 100
lllern 9 Huddinge Huddinge Stuvsta Torg 4-6, Stuvsta 1988 205 70 1,358 1,633 3 3 100
Torg 10-14
Jullovet 1 Stockholm Alvsjo Annebodavagen 4-6 1982 12 655 667 1 1 100
Kallhall 1:32 Jarfalla Jarfalla Kopparvéagen 2B 1981 11 475 586 1,071 2 2 90
Medicinaren 14 Huddinge Huddinge Diagnosvagen 8 1970 587 502 1,089 1 1 62
Ribby 1:451 Haninge Vasterhaninge Klockargatan 13-27 1981 270 250 1,043 767 1,204 3,533 4 3 86
Stilgjutaren 1 Taby Taby Larmvagen 12-16 2004 279 279 1 1 85
Tappstrom 1:50 Ekerd Ekerd Bryggavagen 8 1992 155 1,202 1,357 2 2 100
Vendels6 3:1716 Haninge Haninge Skomakarvagen 20 1991 763 763 1 1 100
Osby 1:76 Varmdo Gustavsberg Skérgardsvagen 7 1988 307 59 972 1,093 2,430 4 4 100
Retirement home
Blavalen 1 Sodertalje Sodertalje Tallh6jdsvagen 1-3 1927/1986 102 921 2,566 3,589 5 5 100
Ekeby 2:275 Vallentuna Vallentuna Ekebyvagen 40 1992 1,468 1,468 2 2 100
Flyghdjden 2 Stockholm Skarpnack Skarpnéacks Torg 1 2003 1,440 1,440 2 2 100
Glaven 10 Stockholm Stockholm Stadshagsvagen 5 1996 71 1,721 1,792 3 3 100



6

Gross leaseble area sq.m.

Year of Industr./ Retire- Rental  Rental Economic
construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices  School Care  home Other area SEKm SEKm %
Hallen 4 Solna Solna Loévgatan 39-43 1990 160 456 2,300 2,916 4 4 100
Jakobsberg 2:2719 Jarfalla Jarfalla Vibblabyvégen 97-99 2000 2,171 2,171 3 3 100
Jakobsberg 34:6 Jarfalla Jarfalla Snapphanevégen 22 1973/2002 3,528 3,528 7 7 100
Krusmyntan 2 Tyreso Tyresé Basilikagrand 1 2007 1,450 1,450 3 3 100
Kulltorp 3 Stockholm Stockholm Tantogatan 19-21 1966,/1997 2,549 2,549 4 4 100
Logfyrkanten 3 Solna Solna Signalistgatan 3 2000 1,518 1,518 3 3 100
Marknaden 1 Taby Taby Attundafaltet 16 1971 395 295 3,126 5,982 1,153 10,950 20 20 99
Marschen 1 Sollentuna Sollentuna Radanvagen 27 2006 2,172 2,172 5 5 100
Mensattra 26:1 Nacka Saltsjo-boo Ornévagen 5 1995 1,024 1,024 2 2 100
Plommontradet 5 Stockholm Hagersten Valborgsmassovagen 20 1964 10 39 3,338 362 3,749 5 5 100
Rosunda 36:41 Nacka Saltsjobaden Résundavagen 2 1900/2002 5,573 5,573 5 7 98
Sigtuna 2:164 Sigtuna Sigtuna Rektor Cullbergs vag 9 1943/1992 487 487 1 1 100
Sjostéveln 3 Stockholm Hagersten Folkparksvéagen 156 1977/1997 163 3,723 3,885 5 6 100
Tempelriddarorden 5 Stockholm Skarholmen Vita Liljans vag 53 1999 2,500 2,500 3 3 100
Trabron 1 Stockholm Alvsjo Bergtallsvagen 10 1967,/2000 4,656 1,069 1,183 1,547 3 8,457 11 11 99
Vallentuna-Rickeby 1:97 Vallentuna Vallentuna Stenddsvagen 5 2003 1,475 1,475 2 2 100
Akerby 13 Taby Taby Kemistvagen 8 1985 42 630 282 954 1 1 86
Gothenburg region
School
Backa 245:1 Gothenburg Hisings backa Sankt Jorgens Vag 14-20 1961/1976 169 758 2,629 3,555 4 3 90
Bangsbo 1:29 Kungsbacka Kullavik Bangsbovagen 9 1972/1995 1,630 1,630 2 2 101
Rud 52:6 Gothenburg Vastra frolunda Klangfargsgatan 3 - 930 930 1 0 50
Krokslatt 35:14 Gothenburg Gothenburg Ebbe Lieberathssgatan 19 1948 679 640 1,916 180 3,414 4 4 100
Care
Hjéllsnas 3:63 Lerum Grébo Lundbyvagen 35 1977 47 78 896 1,021 1 1 100
Hogebro 5 Kungalv Kungalv Farjevagen 1 1948 436 436 0 0 100
Kindbogarden 1:55 Harryda MélInlycke Ekdalavagen 2 1975/2004 352 2,668 3,020 4 4 97
Murmeldjuret 4 Méolndal Méolndal Fredasgatan 13 1980/1990 148 3,410 3,557 5 5 100
Nédinge 38:25 Ale Nédinge Klockarevagen 16 1985 324 206 530 1 1 100
Skepplanda 2:118 Ale Skepplanda Albotorget 5 1985 642 642 1 1 100
Skintebo 1:96 Gothenburg Billdal Skintebovagen 2B 1990 120 120 (9] 9] 100
Skar 1:69 Tjorn Kallekarr Syster Ebbas vag 1 1980/1993 162 799 961 1 1 100
Stenung 2:238 Stenungsund  Stenungsund  Sédra véagen 18 1987 88 88 0
Tollered 4:2 Ale Alvangen Gothenburgsvagen 26 1964/1977/ 779 779 1 1 100
1988
Torp 2:19 Lerum Lerum Gothenburgsvagen 9 1983 1,964 20 1,984 2 2 100
Retirement home
Backa 243:52 Gothenburg Hisings backa S:t Jorgens vag 22 1956- 2,221 303 2,523 3 3 100
62/1992-93
Fallstrom 14 Molndal Molndal Fallstrdomsgatan 1-5, 1997 45 650 695 1 1 100
Fiskeback 8:7 Gothenburg Vastra frolunda Halleflundregatan 20 1999 3,222 671 3,893 4 4 99
Krokslatt 147:2 Gothenburg Gothenburg Fridkullagatan 18 G 1996 75 1,544 1,619 2 2 100
Naset 130:1 Gothenburg ~ Vastra frolunda BJOLAVAGEN 1 2000 1,851 1,851 2 2 100
Rud 5:2 Gothenburg Vastra frélunda Positivgatan 15 1999 3,014 3,014 3 3 93
Oresund region
School
Gullriset 4 Malmo Malmo Monicavagen 18-22 1945 324 324 0 9] 100
Klostergérden 2:6 etc.  Lund Lund S:t Lars vag 1-38, S:t Lars 1929 446 1,254 7,665 14,635 2,942 26,941 28 28 92
vag 70-90
Landsdomaren 7 Lund Lund Margaretavagen 1-5 - 189 9,739 9,928 14 14 100
Rédjan 7 Kévlinge Kévlinge Karl Johans vag 25 1988 5,839 5,839 4 3 82
Silveréngen 4 Landskrona Landskrona Silvergarden 1 1960 5,161 2,095 121 7,377 6 6 100
Spillepengsmarken 7 Malmo Malmo Strémgatan 13 1966/1990 2,335 2,335 2 2 101
Predikanten 2 Lund Lund Landgillevagen 55 - 375 375 0 0 100
Care
Gronsakshandlaren 5 Malmo Malmo Jagersrovagen 80 1989-1991 1,502 1,502 2 2 93
Retirement home
Anten 3 Malmé Malmé Eddagatan 1 1989 1,520 1,520 3 3 100
Arldv 11:294 Burlév Arlov Arwidius vag 50-66 1900/2000 5,132 163 5,295 7 7 95
Byradirektoren 4 Malmd Malmo von Troils vag 2-8 1972 680 4,386 167 2,500 7,732 8 6 64
Cykeln 12 Malmé Malmé Palmgatan 17 2000 1,490 1,490 2 2 100
Idrotten 12 Malmo Malmo Hasselgatan 24 1993 270 270 0 9] 100
Koljan 10 Malmo Limhamn Tegnérgatan 68 1995 178 178 0 0o 100
Nattskarran 7 Malmd Limhamn Jarnvagsgatan 29 1993 959 959 1 1 100
Nicktisteln 2 Malmd Malmd Ernst Jakobssons gata 7 1993 1,125 1,125 1 1 100
Norra Sjukhuset 1 Lund Lund Skansvagen 5 1975/1991 1,041 716 3,886 84 5,726 9 9 100
Rosenbuketten 8 Malmo Malmo Hojagatan 21 1989/1997 460 274 733 1 1 100
Slatvaren 40 och 51 Malmd Limhamn Sarvgrand 2C 1910/1998 225 225 0 0o 100
Solskiftet 1 Malmé Oxie Oshégavagen 2 1976 3,143 3,143 4 4 100
Stengodset 1 Malmo Oxie Stengodsvégen 4 1999 925 925 1 9] 100
Storskarven 12 Malmo Bunkeflostrand Norra vagen 7 1998 950 950 1 1 100
Storskarven 13 Malmo Bunkeflostrand Norra vagen 1 1996 1,157 1,157 1 1 100
Storskarven 9 Malmd Bunkeflostrand Brunandsvéagen 32 1993 221 221 0 (9] 100
Styckmaéstaren 8 Malmo Malmo Jons Risbergsgatan 4 1995 694 694 1 1 100
Styrkan 23 Malmo Malmo Spanehusvagen 91 1998 489 489 1 1 100
Sadesarlan 6 Malmd Limhamn Linnégatan 18 1929/60 153 236 389 0 0 100
/2000
Torsten 12 Malmd Malmod Major Nilssonsgatan 13 1942 1,200 1,200 1 1 100
Tvarékern 16 Malmo Malmo Marieholmsvéagen 3 1996 336 336 0 9] 100
Virket 8 Malmé Malmé Sigtunagatan 13 1936/1994/ 160 1,228 890 2,277 3 3 100
Other public
Hjorten 15 Trelleborg Trelleborg Henry Dunkers gata 6 1950 1,686 1,686 2 2 100
Idrotten 7 Malmd Malmo Palmgatan 28 - 0 0 100
Limhamn 152:371 Malmé - -
Other cities
Populations over 100,000, School
Askeby 4:54 Linkdping Linghem Andreas Linbloms vag 7 2008 213 213 9] 9] 100
Askeby 4:55 Linkoping Linghem Andreas Linbloms vag 5 2008
Barkaroby 15:308 Vasteras Vasteras Lovangsgatan 2 2005 785 785 1 100
Drag 4 Norrképing Norrképing Dragsgatan 7 1850/1920 4,939 4,939 6 6 99
Drag 5 Norrképing Norrképing Dragsgatan 7 1850/1920 109 109
Gustavsborg 2 a a 144 - 8,964 8,964 14 14 100
Gallstad 1:291 Linkoping Linghem Savsangarevagen 61 2008 331 331 1 1 100
Issképet 1 Linkoping Linkoping Troskaregatan 73 - 75 2003 1,368 1,368 3 3 100
Jarven 5 Norrképing Norrképing Bergslagsgatan 11 /2003 750 1,506 2,256 3 3 99
Laddstaken 2 Linkoping Linkoping Knektgatan 1A-B 1965 / 2007 375 375 1 1 100
Nyponkarnan 1 Linkoping Linkoping Kvinnebyvagen 91 1972 485 485 1 1 100
Ordensringen 2 Linkoping Linkoping Ellen Keys gata 4 1972 459 459 (9] 9] 100
Ostduken 2 Linkoping Linkoping Bjérnkarrsgatan 14-16 1973 483 243 726 1 1 100
Rosenhill 1 a a Gur 19 2002 11,181 11,181 16 16 100
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Gross leaseble area sq.m.

Year of Industr./ Retire- Rental  Rental Economic

construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices  School Care  home Other area SEKm SEKm %
Rosenhill 12 a a Eriksk 111 1960/2004 3,198 3,198 4 4 94
Rystads-Garstad 8:41 Linkoping Linkoping Gurkvagen 2-4 2008 331 331 1 1 100
Véasteras 1:250 Véasterds Véasterds Bjornévagen 12 1940 399 1,307 1,706 3 3 94
Populations over 100,000, Care
Granby 12:6 Uppsala Uppsala Grénby Bilgata 2 2006 133 1,240 8 1,380 3 3 100
Norrahammar 28:108 JOnkoping Norrahammar ~ Postgatan 1-9 1971/2003 89 1,220 1,309 2 2 100
Savja 56:1 Uppsala Uppsala Vastgotaresan 60 1990 94 724 551 220 1,588 3 3 100
Vardtradet 7 Jonkoping Granna Havdevagen 31 1999 65 759 823 1 1 100
Populations over 100,000, Retirement home
Birka 1 Véasteras Véasteras Forntidsgatan 4 1993 1,508 1,508 1 2 100
Brottberga 6:30 Vasteras Vasteras Lillnéradsvagen 20 A-F 2002 709 709 1 2 100
Diademet 3 Norrképing Norrképing Gamla Ovagen 27 1993 1,813 1,813 2 2 100
Dragarbrunn 9:4 Uppsala Uppsala S:t Olofsgatan 44 B 2000 2,010 2,010 3 3 100
Gangjarnet 1 Norrképing Norrképing Platslagaregatan 8 2009 2,693 2,693 6 6 100
Hanen 4 a a a a H idsvagen 2 1964/1996 1,370 1,370 2 2 100
Jarven 6 Norrképing Norrképing Bergslagsgatan /2004 600 2,027 3 2,630 4 4 98
Klockarkéarleken 3 Vasteras Vasteras Rénnbergastigen 7 1999 1,969 1,969 1 1 100
Kolaren 5 a a a a Traddr 131 1950/2004 526 526 1 1 100
Konstantinopel 6 Norrképing Norrképing SKOMAKAREGATAN 11 2000 1,592 1,592 3 3 100
Kvarngardet 14:5 Uppsala Uppsala Torkelsgatan 42 2000 1,793 1,793 3 3 100
Landeryd 6:5 Linkoping Linkoping Slatteforsvagen 2A-H 1994 111 2,060 304 2,475 2 2 97
Landeryd 6:61 Linkoping Linkoping Slatteforsvagen 10 1974 633 633 1 1 100
Lillgardsskolan 11 Linkoping Linkoping Ridhusgatan 2A 1996 731 103 833 1 1 99
Luthagen 81:1 Uppsala Uppsala Norrlandsgatan 2 2001 1,370 1,370 2 2 100
Léten 6:6 Uppsala Uppsala Ferlinsgatan 31B 2011 808 808 2 2 100
Lovhagen 29 Véasteras Véasteras Raby Centrum 2001 633 2,295 1,804 4,731 6 6 100
Martinprocessen 9 Vasteras Vasteras Valljarnsgatan 494 2002 255 255 0 1 100
Norrberga 4:82 Linkoping Sturefors Blabarsvagen 82 1988 173 173 (9] (9] 100
Ostbiten 1 Linkoping Linkoping Rydsvégen 9C 1994 627 627 1 1 100
Rickomberga 9:14 Uppsala Uppsala Geijersgatan 61 2001 1,600 1,600 3 3 100
Riket 22 Linkoping Linkoping Jardalavagen 52C 1994 803 803 1 1 99
Sandbyhov 30 Norrképing Norrképing Sandbyhovsgatan 21 1920-70/2000 1,368 15 2,553 1,206 8,709 12 13,862 17 17 100
Skjutfaltet 9 Vasteras Véasterds Hasthovsgatan 27 2004 2,957 2,957 3 3 100
Skogsduvan 1 Vasteras Vasteras Skogsduvevagen 11 1993/1999 554 554 1 1 100
Skyttegillet 7 a & a a Rekylgatan 1. 1961/2000 334 334 0 0 100
Trahasten 2 Linkoping Linkoping Skogslyckegatan 11F 1994 523 523 1 1 100
Valbyran 5 Linkoping Linkoping Kérnavagen 3-11 1996 1,328 47 1,375 1 2 99
Valsatra 3:10 Uppsala Uppsala Bernadottevagen 1 2009 3,033 3,033 6 6 100
Vedbo 61 Vasterds Véasterds Horntorpsvagen 20 1977/1999 2,000 3,740 5,740 9 9 100
Vetebullen 2 Linkoping Linkoping Kérna Centrum 1 1985 1,073 1,073 1 1 100
Angsklockan 1 Véasteras Véasteras Varloksgatan 6 1993 1,599 1,599 1 1 100
Ostra Daggrosen 1 Vasteras Vasteras Daggrosgatan 1 1993 1,754 1,754 1 1 100
Dinslaken Hiesfeld Hiesfeld Kurt-Schumacher-Str. 154 2006 4,059 4,059 6 6 100
Duisburg Karl-Lehr Duisburg Duisburg Karl-Lehr-Str. 159 2003 4,331 4331 6 6 100
Strasse
Duisburg Brauerstrasse Duisburg Duisburg Brauerstr. 43 2002 4,148 4,148 6 6 100
Duisburg Fuchsstrasse  Duisburg Duisburg Fuchsstrasse 31 2004 4,825 4,825 6 6 100
Emden Emden Emden Rotdornring 1 2002 3,351 3,351 6 6 100
Lichtenstein Callnberg Callnberg M. Gotze-Str. 14 2000 5,993 5,993 6 6 100
Langenfeld Immigrath Immigrath Langforter Str. 1-3 2006 4,073 4,073 8 8 100
Duisburg Hufstrasse Hamborn Hamborn Hufstrasse 2 2006 4,099 4,099 8 8 100
Hiinxe Hixne Hixne Bensumskamp 27 2000 3,800 3,800 6 6 100
Wetter Wetter Wetter Steinstr. 3 2008 4,004 4,004 6 6 100
BarBel Barssel Barssel Muhlenweg 2007 4,550 4,550 5 5 100
Bocholt 1 Bocholt Bocholt Bowings Stegge 8 2003 4,965 4,965 7 7 100
Bocholt 2 Bocholt Bocholt Bowings Stegge 6 2005 3,859 3,859 6 6 100
Liederbach Oberliederbach Oberliederbach Im grossen Garten 2008 4,424 4,424 9 9 100
Butzbach Butzbach Butzbach Johann-Seb.-Back-Str. 26 2008 6,859 6,859 6 6 100
Lauterbach Lauterbach Lauterbach Bilsteinweg 1 2008 5,998 5,998 8 8 100
Bensheim Bensheim Bensheim Eifelstrasse 21 bis 25 2009 6,470 6,470 10 10 100
Gamla Uppsala 94:6 Uppsala Uppsala Topeliusgatan 18 2011 2,748 2,748 6 6 100
Populations over 100,000, Other public
Blomman 12 Norrképing Norrképing Nygatan 110 1903/1956 21 2,016 2,037 2 2 97

/1975
Oxelbergen 1:2 Norrképing Norrképing Odalgatan 19 1976/1999 23 964 10,996 513 583 13,078 10 9 89

/2000
Stigbygeln 5 Umea Umed Ridvagen 10 1974 7,827 7,827 12 12 100
Stinsen 1 Norrképing Norrképing Stockholmsvéagen 6 1960 7,626 1,522 9,148 13 13 100
Taktpinnen 1 Norrképing Norrképing Folkborgsvagen 1 1975 23 8,990 336 9,349 8 8 100
Populations 50,000 to 100,000, School
Alstrum 6:3 Karlstad Karlstad UIvsby—Astorp 603 1954 62 1,612 1,674 1 1 100
Hagtornen 10 Boras Boras Varbergsvagen 38 1967 175 856 2,179 2,461 5,671 4 4 97
Halla-Stenbacken 1:88  Uddevalla Uddevalla Véastgotavagen 30 1913/1930/ 2,141 4,058 7,910 4,674 18,782 16 14 91

1945/1971/

2000-1/2002-

05
Jagaren 11 Vaxjo Vaxjo Vallgatan 12E 1956/1969 1,751 3,408 1,538 6,697 6 6 99

/1982
Karlskrona 3:3 Karlskrona Karlskrona Arenavéagen 1-11 - 1,558 4,007 7,834 2,017 15,416 11 11 97
Kalltorpsbacken 1 Trollhattan Trollhattan Stromsviksvagen 50-54 - 223 223 0 0 100
Nyfors 1:24 Eskilstuna Eskilstuna Tunavallsgranden 5 2007 714 714 1 1 100
Roten 6 Sundsvall Sundsvall Tallrotsgatan 2 1900/2004 1,500 1,500 2 2 100
Samariten 11 Borés Boras Klinikvagen 48 1980 6,005 6,005 6 6 100
Sinclair 12 Uddevalla Uddevalla Klintvagen 3 1949 913 746 6,768 110 8,637 8 7 88
Populations 50,000 to 100,000, Care
Antilopen 1 Trollhattan Trollhattan Hjortmossegatan 3-7 1920/2003 566 40 606 0 0 100
Flaté 3 Uddevalla Uddevalla Bidevindsvagen 9 1950/1990 315 315 0 9] 100
Fonden 49 Boras Boras Sormarksgatan 199-205 1978/1998 68 1,639 588 2,294 2 2 100
Gladan 1 Trollhattan Trollhattan Slattbergsvagen 56 1980/2004 701 701 1 1 100
Iduna 2 Uddevalla Uddevalla Spelmansgatan 5 1950/1990 273 273 0 0 100
Krakhult 1:61 Boras Dalsjofors Uppegardsgatan 2 1977/1978 45 615 1,251 1,078 133 3,121 2 2 96
Kuratorn 3 Trollhattan Trollhattan Lasarettsvagen 2 1990 404 404 1 1 100
Kallstorpslyckan 1 Trollhattan Trollhattan Stréomsviksvagen 16 1989/2005 648 648 1 1 100
Linkarven 5 Uddevalla Uddevalla Lingatan 12 1985 484 484 1 1 100
Milstolpen 8 Boras Boras Smérhulegatan 2 1981/1995 52 125 1,085 1,262 1 1 100
Rydboholm 1:477 Boras Viskafors Hagkallevagen 2 1981/2000 48 1,033 1,081 1 1 90
Sandhults-Rydet 1:256  Boras Sandared Strandvagen 11 1989 30 782 812 1 1 100
Sik 1:183 Boras Fristad Tarnavéagen 6 1977 68 160 1,090 1,317 1 1 100
Stenhuggaren 1 Boras Boras Kindsgatan 1 1995 27 697 723 1 1 100
Populations 50,000 to 100,000, Retirement home
Bakareboda 1:162 Karlskrona Holmsjé Servicevagen 1 1992 298 765 1,063 2 2 100
Brandvakten 3 Halmstad Halmstad Sodra Vagen 4 1988 1,908 1,908 2 2 100
Brynas 55:4 Gavle Gavle Tredje Tvargatan 31 1970 3,245 3,245 2 2 100
Fjallraven 15 Uddevalla Uddevalla Myréasvagen 6A-F 1972 184 75 1,816 2,074 2 2 100



Gross leaseble area sq.m.

Year of Industr./ Retire- Rental  Rental Economic
construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices  School Care  home Other area SEKm SEKm %
Halmstad 10:35 Halmstad Halmstad Frennarpsvagen 131 2004 1,656 1,656 2 2 100
Kristinelund 49:2 Gavle Gavle Norra Jarvstavagen 20a-b 1980 102 341 1,456 6,090 7,988 8 7 95
Linet 1 Norrtalje Norrtalje Torpvagen 5A-C 1992 2,157 2,157 2 2 100
Pjasen 12 Gotland Visby Pjasgatan 12 2004 3,300 3 3,303 5 5 100
Rosenhall 1 Uddevalla Uddevalla Osterled 2 1972 26 107 90 3,774 3,789 324 8,108 7 7 97
Roten 9 Sundsvall Sundsvall Tomtegréand 5 A-C 1993 2,185 2,185 2 2 100
Skole 1:17 Sundsvall Matfors Skolevagen 15 1983 3,003 3,003 3 3 100
Skorden 3 Sundsvall Sundsvall Axvégen 7-9 1975 4,013 4,013 3 3 100
Strémsbro 4:2 Gavle Gavle Sanatorievagen 17 1910/2002 2,921 2,921 2 2 100
Sédertull 13:14 Gavle Gavle Flemminggatan 11-17 1970/1996 5,009 5,009 4 4 100
Vallbacken 24:3 Gavle Gavle Vallbacksgatan 8 1970/1995 2,469 2,469 2 2 100
Varva 2:20 Géavle Gavle Norra Prastvagen 12a-b 1970/1992 2,782 2,782 2 2 100
Populations 50,000 to 100,000, Other public
Karlslund 5:2 Ostersund Ostersund Fyrvallavagen 1-4 2,333 16,435 5,169 4,201 28,139 28 27 96
Osdal 3:2 Boras Boras Lagercrantz plats 9A - 265 6,074 2,332 647 9,318 10 9 87
Osdal 3:7 Boras Boras Pickesjovagen 1-5 20052006 925 925 2 2 100
Vaktméstaren 4 Norrtélje Norrtélje Hemvégen 8 1960/2000 600 600 (9] (9] 116
Visborg 1:15 Gotland Visby Visborgsallen 2-49 - 8,953 2 8,955 16 16 100
Populations 25,000 to 50,000, Office
Torsvik 5 Harnésand Harnésand Jarnvagsgatan 2 1992 227 8,229 147 8,603 8 7 86
Magasinet 2 Harnésand Harnésand Magasingatan 5 1910/2003 55 858 913 1 1 81
Populations 25,000 to 50,000, School
Akvilejan 4 Harnésand Harnésand Brénnavagen 29 1972/1991 1,339 1,339 1 1 100
/2002
Bondsjo 2:312 Harnésand Harnésand Slattervagen 3 1954/1966 2,807 2,807 2 3 100
/1975
Bondsjo 2:338 Harnésand Harnésand Daghemsvagen 2 1976/1979 653 653 1 1 100
/1985
Borgaren 18 Nykoping Nykoping Stora torget 3 1955/1977 348 541 5,110 150 6,149 8 8 99
/2000
Brunne 12:18, Harnésand Brunne Brunne 431, Brunne 135 1989 2,906 2,906 3 3 100
Eleven 1 Harnésand Harnésand Gymnastikgatan 4 1966/1971 3,671 3,671 4 4 100
Fastlandet 2:84 Harnésand Harnésand Hospitalsgatan 12 1953/1970 23 8,029 1,563 673 1,379 585 12,252 11 10 91
/1980/1988
/2006
Fastlandet 2:90 Harnésand Harnésand Murbergsvagen 1947/1968 1,575 1,575 1 1 100
Folkskolan 3 HE sand H sand Brunnshusgatan 4 1912/2001 5,971 5,971 7 7 100
Geresta 1 Hé sand H sand Rosenbéacksallen 39 1998/2007 10,392 10,392 10 10 100
Hopparen 1 Harnésand Harnésand Murbergsvagen 25 1950/1974 884 884 1 1 100
/1979
Hornan 2 Harnésand Harnésand Sehlstedtsvagen 1 1985/1991 753 753 1 1 100
Idun 1 Strangnés Strangnés Sundbyvéagen 14 1922/2004 1,790 1,790 2 2 100
Inspektorn 11 Harnésand Harnésand Brunnshusgatan 18 1882/1903 23,819 268 24,087 17 14 84
Intendenten 1 Hassleholm Hassleholm Wendesvagen 5-7 1991 790 790 1 1 100
Intendenten 2 Héassleholm Héassleholm Finjagatan 18 1960 1,145 1,145 1 1 100
Liv 1 Ystad Ystad Bjornstjernegatan 1A-C 1900/2000 18 1,447 1,871 36 3,372 4 4 87
Lararen 1 Harnésand Harnésand Kastellgatan 35 1955/1979 3,953 3,953 3 3 100
Orren 12 Harnésand Harnésand Institutgatan 16 B 1980/1990 238 238 0 0 100
/1991
Oxen 1 Harnésand Harnésand Skoéldgatan 1 1968/1988 805 805 0 0 100
/2005
Prylen 1 Harnosand Harnosand Skolgrand 2 1968/1983 829 829 0 0 100
/2003
Skolan 1 Harnésand Harnésand Norra Ringvagen 23 1947/1966 807 5,422 725 477 7,431 5 2 28
/1968
Solen 15 Harnésand Harnésand Sodra vagen 22 1892/1979 10,869 10,869 8 8 100
Stallet 10 Vanersborg Vanersborg Johannesbergsvagen 47A 1988
Stallet 3 Vanersborg Véanersborg Johannesbergsvagen 15A-B 1988 1,680 216 1,896 2 2 94
Stallet 4 Vanersborg Vanersborg Johannesbergsvagen 17A-B 1988
Stallet 5 Vanersborg Vanersborg Johannesbergsvagen 21-33 1988
Stallet 8 Vanersborg Vanersborg Johannesbergsvagen 21-33 1988
Stallet 9 Vanersborg Véanersborg Johannesbergsvagen 45A-B 1988
Stenhammar 1:223 Harnésand Harnésand Tjadervagen 114 1994 1,139 1,139 1 1 100
Stenhammar 1:224 Harnésand Harnésand Kontrastvagen 171 1981/1982 242 242 0 0 100
Vangsta 1:102 Harnésand Harnésand Trumpetgatan 50 1976/1980 830 830 1 1 100
/1993
Véastansjo 1:41 Harnésand Halledal Folketshusvagen 7 1963/1964 327 327 0 0 100
/1990
5 1: Halledal Folketshusvéagen 9 1971/1974 3,742 3,742 2 2 100
Aland 22:1 Alandsbro Pl 652 1989/1991 4,093 4,093 3 3 100
0On 2:63 Harnésand Harnésand Rosenbacksallen 15 1963 135 218 3,813 1,124 5,290 4 3 88
Populations 25,000 to 50,000, Care
Apelsinen 1 Alingsas Alingsas Séterigatan 122 1977 48 1,481 1,529 1 1 78
Bofinken 8 Harnésand Harnésand Gadedvagen 11 1980 495 495 0 9] 100
Dunshult 7:1 Skovde Skovde Héstskovagen 2 1983 19 113 272 15 418 0 0 88
Erska 1:111 Alingsas Sollebrunn Centrumgatan 6 1977 930 930 1 1 91
Flockliljan 1 Nykoping Nykoping Narcissvagen 2 1993 199 199 0 9] 100
Fritsla 14:8 Mark Fritsla Forlaggarevagen 29 1952/1978 404 404 0 9] 86
Grindang 1:13 Nykoping Stigtomta Skolvagen 44 1993 182 182 0 0o 100
Grottan 2 Nykoping Nykoping Svartavagen 21 2001 215 215 0 0] 100
Gravlingen 28 Vanersborg Vanersborg Belfragegatan 2 1946/1976 198 899 373 1,470 1 1 85
Hacken 13 Harnésand Harnésand Kallvagen 10 1996 787 787 1 1 100
lggesund 14:269 Hudiksvall lggesund Skolgatan 1 1980 51 502 988 45 1,585 2 1 80
Kattastrand 3:2 Harnésand Harnésand Solumsvagen 6 1960/1983 210 355 565 0 (9] 100
Klockstapeln 4 Skovde Skovde Knoppaliden 3 1986 344 344 0 0 100
Klévern 7 Vanersborg Vanersborg Ostergatan 1 1910/1966/ 25 5,256 476 5,757 5 5 97
1977
Lasarettet 8 Karlshamn Karlshamn ErikDahlbergsvagen 30A-F 1880 2,693 2,187 933 5,812 5 4 89
Lejonet 21 Katrineholm Katrineholm Skogsgatan 8B-8F 1991 268 268 0 0 100
Lakaren 5 Falképing Falképing Sankt Olofsgatan 8 1948/1995/ 65 1,595 1,660 1 1 80
2003
Manen 110 Vanersborg Vanerborg Restadvagen 24-28 1981 2,021 77 2,098 2 2 91
Njord 32 Falképing Falképing Parkgatan 49 1945 307 307 0 9 30
Nalberga 1:246 Nykoping Tystberga Bjorkgardsvagen 1-3 1993 199 199 (0] 9] 100
Radhuset 6 Harnésand Harndésand Norra Kyrkogatan 3 1959/1970 2,821 2,821 2 2 100
Sandstenen 4 Nykoping Nykoping Ekebobacken 4 1992 219 219 0 0 100
Sagen 10 Harnésand Harnésand Kiérningsgatan 20 1955/1998 755 755 1 1 100
Torget 1 Harnésand Harnésand Stora Torget 2 1863/1984 798 798 1 1 100
Tunnbindaren 4 Harnésand Harnésand Storgatan 9 1971 4,075 4,075 3 3 100
Tarnan 4 Véanersborg Vanersborg Torpavagen 23 1974 65 734 799 1 1 68
Varpen 1 Mark Kinna Kristinebergsgatan 56 1993 247 247 0
Venus 7 Harnésand Harnésand Lénegrensgatan 2 & 8 1950/1989 1,231 824 2,055 1 1 100
/1991
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Gross leaseble area sq.m.

Year of Industr./ Retire- Rental  Rental Economic
construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices  School Care  home Other area SEKm SEKm %
Vinstocken 2 Harnésand Harnésand Norra Kyrkogatan 2 1955/1983 2,904 2,904 2 2 100
/2000
éklagaren 9 Skévde Skévde Advokatvagen 23 1989 173 173 0] 9] 93
Angaboskolan 2 Alingsas Alingsas Sundsbergsvagen 7 1989 744 744 1 1 100
Populations 25,000 to 50,000, Retirement home
Brunne 12:21 arno Brunne Brunne 157 1993 2,923 2,923 3 3 100
Hégsjo-Dal 2:90 Hélledal Hélledalsvagen 53 1948 3,510 3,510 2 2 99
Slandan 12 Harnésand Harnésand Brénnavagen 67 1970/1981 5,634 5,634 4 4 100
/1985
Sorbyn 17:1 Vanersborg Bralanda Térnrosgatan 8-22 1986 45 8 2,224 2,276 3 3 100
éland 1:91 Harnésand Alandsbro Namndemansvagen 4A 1969 2,219 546 2,765 4 3 91
On 2:58 Harnésand Harnésand Volontarvagen 39 1992 5,727 5,727 6 6 100
Populations 25,000 to 50,000, Other public
Bradgarden 2 Nykoping Nykoping Folkungavagen 2 1984 5,282 993 6,275 10 10 98
Byggmastaren 4 Vanersborg Vanersborg Regementsgatan 34 1984 787 787 1 1 100
Granasen 3 Skovde Skovde Skaningstorpsvagen 12 1989/1995 510 510 0 0 100
Populations less than 25,000, School
Bjursnas 2:35 Laxa Laxa Ramundervéagen 52 1951 81 229 941 1,250 1 1 93
Dona 1:38 Lysekil Lysekil Rinkenasgatan 2-4 2012 4,500 4,500 7 7 100
Haggen 2 Skara Skara Grabrodragatan 7 1998 248 68 316 0 9] 95
Haggen 3 Skara Skara Grabrodragatan 15 1950 912 58 970 1 1 100
Medora 168:115 Alvkarleby Skutskar Klamparvagen 1A - 1,250 1,250 1 1 100
(Renting)
Stenbocken 1 Skara Skara Malmgatan 10 1949 25 178 1,423 229 1,854 3 3 100
Populations less than 25,000, Care
Balder 2 Kristinehamn  Kristinehamn  Kristinas vag 37 Al 2007 377 377 1 1 100
Bjorken 10 Karlsborg Karlsborg Bjorkstigen 2 1972/2000 148 959 1,107 1 1 100
Dingle 1:103 Munkedal Dingle Ostra vagen 3 1945 172 172 0 9] 11
Dingle 1:87 Munkedal Dingle Tradgardsgatan 9 1984 21 33 261 314 0 9] 72
Dyrtorp 1:129 Fargelanda Fargelanda Havestensvagen 5 1977/1991/ 9 120 831 2,426 3,385 3 3 100
2001
Eken 6 Amal Amal Skolgatan 4 1922/1937/ 46 2,060 1,446 3,552 6 6 99
1966,/2001
Flugsvampen 7 Herrljunga Herrljunga Horsbyvagen 16 1978/1999/ 107 177 1,149 1,433 1 1 97
2001
Foss 12:24 Munkedal Munkedal Centrumvagen 34 2007 959 959 1 1 100
Heljerdd 1:15 Sotenés Hunnebostrand Heljerédshemmet Pl 1395 1931/1987/ 562 562 0
1992
Kullen 18 Lilla Edet Lilla edet Jarnvagsgatan 8 1980/1985 122 2,850 1,555 80 4,606 5 5 98
Misteln 13 Essunga Nossebro Angsgatan 3 1985 67 50 99 667 10 892 1 1 96
Moga 1:116 Svenljunga Svenljunga Klockaregatan 3 1950/1990 190 3,244 3,434 2 2 92
Norr 5:10 Hjo Hjo Karlsborgsvagen 4 1965/1991 1,523 1,309 43 2,874 2 2 95
Passagarden 1:32 Lilla Edet Lodose Langgatan 11-13 1985 218 218 0 0 58
Pilen 13 Mariestad Mariestad Drottninggatan 1 1946/1960/ 60 5,998 778 28 6,863 6 5 89
1983
Reparatoren 5 Koping Koping Ringvéagen 88 2011 1,325 1,325 3 3 100
Skytten 2 Skara Skara Grabrodragatan 4-6 1975 75 2,238 845 3,157 2 2 84
Slatten 15:7 Lysekil Lysekil Lasarettsgatan 1 1932/ 1948/ 19 97 758 366 6,196 422 7,857 10 9 96
2002
Storfors 30:1 Storfors Storfors Hammargatan 3-4 1960 51 442 3,056 3,549 3 3 100
Svalan 7 Ulricehamn Ulricehamn Nygatan 7 1915/1977/ 110 870 2,664 20 3,663 3 3 89
1995/2003
Sélgen 22 Skara Skara Malmgatan 36 1967/1971/ 117 1,954 2,454 2,384 264 7,173 6 6 91
1980/1982
Tanumshede 1:88 Tanum Tanumshede Ringvéagen 1 1969/1980 822 822 1 1 90
Tordyveln 1 Mariestad Mariestad Bratenvagen 4 1984 405 405 0 ] 100
Tuntorp 4:34 Lysekil Brastad Lakarvagen 4 1981 167 572 739 1 1 85
Tandstickan 1 Tidaholm Tidaholm Vastra Drottningvagen 11 1982 314 1,881 2,194 2 2 97
Vespern 8 Mellerud Mellerud Rostocksgatan 31 1991 182 182 0 0 100
Populations less than 25,000, Retirement home
Betaren 4 Finspang Finspang Profilvagen 8 1964/1993 996 996 1 1 100
Bjorsater 5:7 Mariestad Mariestad Kinnekullevagen 40 1950/1984 1,992 1,992 1 9] 18
Blinkarp 1:9 Svalév Rostanga Blinkarp 863 1944 50 1,185 115 1,350 1 1 95
Harstorp 3:366 Finspang Finspang Harstorpsvagen 13 1972/1990 1,440 1,440 2 2 100
Lyrestads Klockarbol Mariestad Lyrestad Sjotorpsvagen 2 1958/1991 2,142 2,142 2 2 100
5:39
Roéinge 3:4 Horby Ho6r Réingevagen 1 1967 975 975 1 1 100
Tegelbruket 3 Finspang Finspang Ostermalmsvagen 55 2002 1,638 1,638 3 3 100
Ullervad 14:19 Mariestad Mariestad Ullervadsvagen 4A 1963/1988 3,010 3,010 4 4 100
Ostermalm 1:12 Finspang Finspang Sodra Storangsvagen 50 1950 4,255 4,255 4 4 100
Populations less than 25,000, Other public
Metes 2 Skara Skara Veterinargatan 4 1959 596 596 1 1 100
Solen 1 Mariestad Mariestad Stockholmsvagen 132 2005 362 362 0 0 100
Torp 1:21 Karlsborg Molltorp Prastgatan 20 2005 277 277 0 0 100
Sivik 1:15 Lysekil Lysekil Tumstocksvagen 2 1970 836 836 0 0 100
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Acquired properties

Gross leasable area sq.m.

Year of Industr./ Retire- Rental  Rental Economic
construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices  School Care  home Other area SEKm SEKm %
ACQUIRED PROPERTIES, KUNGSLEDEN
Stockholm region
Industrial/warehouse
Njursta 1:21 Upplands Upplands Jupitervagen 2 1972 13,484 13,484 8 8 100
Vasby Vasby
Office
Holar 4 Stockholm Kista Skalholtsgatan 6-8 1985 144 7,148 7,292 15 15 100
Gothenburg region
Office
Barken 6 Ale Uddevalla Junogatan 9 3,890 3,890 4 3 95
Other cities
Populations over 100,000, Industrial/warehouse
Finnslatten 1 Véasterds Véasteras Tvéarleden 1958- 77,730 62,743 3,297 143,770 131 126 97
1959/1966-
1970/1987
etc.
Finnslatten 4 Véasteras Vasteras Banmatarvéagen 1975 7,496 7,496 6 6 100
Fasternes Bielsko-Biala Bielsko-Biala Wyzwolenia 105 Str. 1962 20,633 20,633 13 13 100
Metal Structure Bielsko-Biala Bielsko-Biala Wyzwolenia 84 Str. 1985 22,943 22,943
Runthe Bochum Bochum Industristrasse 20 1990 15,327 15,327 8 8 100
Véasteras 3:85 Véasteras Véasteras Elmotorgatan 1975 2,145 2,145 2 2 100
Véasteras 3: Vasterds Véasterds Elmotorgatan 1978 27,216 27,216 25 25 100
Vasteras 3:. Vasteras Vasteras Lugna gatan -
Vasteras 3:89 astera astera E ) -
Orjan 1 Vésteras Vésteras Saltangsvagen 1920/1964 52,126 1,239 546 53,911 38 37 97
Populations over 100,000, Office
Isolatorn 3 a & Gideonsbergsgatan 1934/1972 325 11,750 31,397 2,281 45,753 43 41 95
Mimer 5 Vasteras Vasteras Stora gatan 1929-1930/ 6,502 71,114 11,109 475 89,200 105 99 94
1955/1960
/1969 etc.
Ottar 5 Koppar agen 1929/1940 3,032 17,567 20,599 24 22 92
Ottar 6 Véasterds Véasteras Kopparbergsvagen 2 1929/1940 18,325 18,325 21 21 100
Spolaren 4 Norrképing Norrképing Linnégatan 28 1962 2,351 4,763 7 7,121 4 3 68
Vasteras 3:84 Véasteras Vasteras Natverksgatan 1984 6,620 25,652 32,272 32 32 100
Vasteras 3:87 a a a a Fredrt 1 1978/1983 1,137 19,801 1,029 21,967 16 10 62
Populations over 100,000, Other
Vasteras 5:9 Véasteras Vasteras Sédra Ringvagen 0 0 100
Populations 50,000 to 100,000, Retail
Storsten 2 Norrtélje Norrtélje Storstensvagen 2011 2,270 2,270 2 2 100
Populations 50,000 to 100,000, Industrial/warehouse
Baggen 6 Sundsvall Sundsvall Hovgatan 6 1973 2,456 2,456 1 1 100
Halsinggarden 1:427 Falun Falun Lovasvagen 26 1968 10,800 10,800 5 5 100
Populations 50,000 to 100,000, Office
Dockan 9 Vaxjé Vaxjé Vastra Esplanaden 9 A-B 1973/1993 76 394 8,669 4,469 724 286 14,618 18 17 93
Geten 2 Sundsvall Sundsvall Fridhemsgatan 122 1964/1970 2,134 2,039 1,033 5,206 3 2 57
Skotet 1 Lulea Lulea Banvéagen 11 1979 5,725 2,567 8,292 6 5 83
Populations 50,000 to 100,000, Care
Lakaren 1 Trollhattan Trollhattan Lasarettsvagen 1-19 2,245 5,009 9,458 7,860 493 5,597 30,662 27 27 99
Populations 50,000 to 100,000, Other
Verkd 3:27 Karlskrona Karlskrona Verké industriomréade -
Populations 25,000 to 50,000, Industrial/warehouse
Forsheda 5:119 Varnamo Forsheda Galvanovagen 2, 4 1988 8,485 8,485 2 2 100
Motala Bjorkelund 1 Motala Motala Linjegatan 14 - 29,659 29,659 6 6 100
Muréngen 2 Sandviken Storvik Hammarbyvagen 4 1976 9,605 9,605 4 4 100
Slatvaren 1 Varnamo Varnamo Margaretelundsvagen 8 1990 10,348 10,348 3 3 100
Stenfalken 1 Varnamo Varnamo Stenfalksvagen 1, 3 2002 12,889 12,889 8 8 100
Saversta 8:28 Bollnas Bollnas Anneforsvagen 11 1979 5,875 5,875 3 3 94
Attersta 6:28 Sandviken Ashammar Bultvagen 20 1941 11,695 11,695 3 2 74
Ojebyn 119:1 Pited Gjebyn Skylvagen 1 1968 19,357 420 19,777 5 4 94
Populations 25,000 to 50,000, Office
Ribban 5 Nykoping Nykoping Brukslagarvagen 5,7, 9 1965 3,993 31,878 2,414 1,659 39,944 23 19 83
Populations less than 25,000, Industrial/warehouse
Alvesta 13:28 Alvesta Alvesta Agérdsvégen 16 1973 9,745 9,745 4 4 100
Armaturen 10 Kungsér Kungsér Granlidsvagen 3 1967/1999 11,288 11,288 4 4 100
Balgen 9 Arboga Arboga Skandiagatan 3, 5, 7, 9, 1992 18,983 18,983 14 14 100
11,13
Hallsta 3:7 Hallstahammar Hallstahammar Industrigatan 1, 6, 8 1955 48,439 48,439 13 13 100
Holje 116:116 Olofstrom Olofstrom Vastra Storgatan 2 B 1970 51,631 51,631 11 11 100
Svarta 1:157 Degerfors Svarta Industrivagen 11 1944 10,094 10,094 2 2 74
ACQUIRED PROPERTIES, HEMSO
Stockholm region
School
Markan 1 Botkyrka Tullinge Kanslivagen 22-24 1947 828 828 2 2 100
Ponnyn 1 Sundbyberg Sundbyberg - 2011
Vilunda 19:2 Upplands Upplands Love AImqvists torg 1 2011 7,452 7,452 15 15 100
. Véasby Véasby
Olsta 1:1 Sigtuna Sigtuna Steningehdjden 2011 330 330 1 1 100
Care
Fuxen 6 Taby Taby Kemistvagen 11-13 1976 551 551 1 1 100
Stilgjutaren 1 Taby Taby Larmvagen 12-16 2004 279 279 1 1 85
Retirement home
Akerby 13 Taby Taby Kemistvagen 8 1985 42 630 282 954 1 1 86
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Gross leasable area sq.m.

Year of Industr./ Retire- Rental  Rental Economic
construction/ ware- ment Total value, revenue, occupancy,
Name Municipality Location Address conversion Retail house  Offices  School Care  home Other area SEKm SEKm %
Gothenburg region
School
Krokslatt 35:14 Gothenburg Gothenburg Ebbe Lieberathssgatan 19 1948 679 640 1,916 180 3,414 4 4 100
Other cities
Populations over 100,000, School
Drag 4 Norrképing Norrképing Dragsgatan 7 1850/1920 4,939 4,939 6 6 99
Drag 5 Norrképing Norrképing Dragsgatan 7 1850/1920 109 109
Populations over 100,000, Retirement home
Gamla Uppsala 94:6 Uppsala Uppsala Topeliusgatan 18 2011 2,748 2,748 6 6 100
Loten 6:6 Uppsala Uppsala Ferlinsgatan 31 B 2011 808 808 2 2 100
Lovhagen 29 Vasteras Vasteras Raby centrum 2001 633 2,295 1,804 4,731 6 6 100
Populations less than 25,000, School
Dona 1:38 Lysekil Lysekil Rinkenasgatan 2-4 2012 4,500 4,500 7 7 100
Populations less than 25,000, Care
Reparatoren 5 Képing Koping Ringvagen 88 2011 1,325 1,325 3 3 100
Populations less than 25,000, Other
Sivik 1:15 Lysekil Lysekil Tumstocksvagen 2 1970 836 836 0 0 100
Divested properties
Gross leasable area sq.m.
Year of Industr./ Retire- Rental  Rental Economic
construction/ ware- ment Total  value, revenue, occupancy,
Name Municipality Location Address conversion Retail ~ house Offices  School Care  home  Other area SEKm SEKm %
DIVESTED PROPERTIES, KUNGSLEDEN
Stockholm region
Retail
Botvidsgymnasiet 4 & 5 Botkyrka Norsborg Fagelviksvagen 5 1971/2000 19,019 2,481 19,628 7,373 1,456 49,957 28 13 46
Imroret 10 Stockholm Bandhagen Hogdalsgangen 19 1959 4,416 705 9 5,130 5 5 100
Industrial/warehouse
Kylfacket 1 Stockholm Johanneshov Hallmastarvagen 4-8 1955/1960 25,062 25,062 18 18 100
/1994
Kylrummet 1 Stockholm Johanneshov  Hallméastarvagen 1-5 1969/1976
/1989
Véasby 5:1 Sollentuna Sollentuna Kolonnvégen 2 1973 2,544 2,544 2 2 100
Office
Tegelangen 1 Botkyrka Norsborg Tegelangsvagen 10 1988 1,356 1,356 1 1 100
Other
Botvidsgymnasiet 1 & 6 Botkyrka Norsborg Fagelviksvagen 1971/2000 50 50
Part of Jarnet 6 mark Tyresé Tyresé - -
Oresund region
Retail
Armringen 2 Malmd Malmd Agnesfridsvagen 190 1975 3,869 518 480 4,867 4 4 100
Office
Nejlikebuketten 6 Malmo Malmo Derbyvéagen 4 1987 1,739 26 1,765 2 2 91
Torshammaren 11 Malmd Malmd Hornyxegatan 6 1984 647 647 1 1 100
Other cities
Populations over 100,000, Retail
Idrottspriset 1 Linkoping Linkoping Rekrytgatan 3 och 5 1992 1,020 71 1,091 1 1 100
Ralsbussen 1 Umed Umed Industrivagen 4-8 1955 6,737 2,395 2,762 75 11,969 8 7 88
Populations 50,000 to 100,000, Industrial/warehouse
Verkod 3:4 Karlskrona Karlskrona Verké industriomrade 1971/1977 37,233 37,233 27 27 100
/1998
Populations 50,000 to 100,000, Other
Verké 3:27 Karlskrona Karlskrona Verko industriomrade
Populations 25,000 to 50,000, Other
Sjoafall 1:85, 1:180 Nassjo Fredriksdal Cirkelvagen 30
Narby 1:74, 1:75 Soderhamn Soderhamn -
Narby 1:95 Soderhamn Séderhamn -
DIVESTER PROPERTIES, HEMSO
Gothenburg region
Retirement home
Heden 28:2 Gothenburg Gothenburg Berzeliigatan 11 1993 920 920 2 2 100
Other cities
Populations less than 25,000, Care
Krokstads-Hede 1:108  Munkedal Hedekas Dinglevagen 6 1950 111 111 0 0 97
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Invitation to Annual General Meeting

The Annual General Meeting 2012 will be held on 19 April 2012
at 2:00 p.m. at hotel Rival, Mariatorget 3, Stockholm, Sweden.

APPLICATION

Shareholders wishing to participate in the
Annual general Meeting must first, be
registered in their own name (i.e. not
nominee-registered) in the share register
maintained by Euroclear Sweden AB by
no later than 13 April 2012, and second,
notify their intended participation by no
later than 4 p.m. on 13 April 2012, on the
enclosed application form or by writing to
the company at the following address:

Kungsleden AB

FAO: Sinikka Arfwidsson

P.0. Box 70414,

107 25 Stockholm, Sweden
e-mail: arstamma@kungsleden.se
telephone: +46 (0)8 503 052 00
fax: +46 (0)8 503 052 01

or via www.kungsleden.se

kungsleden.se

For more information, go to our website

In their applications, shareholders should
state their name, personal/corporate
identity number, address, daytime
telephone number, number of shares
represented and potential representa-
tives and assistants participating.

For entitlement to participate in the
Annual general Meeting and exercise
their voting rights, shareholders with
nominee-registered holdings must tem-
porarily re-register their shares in their
own names. Such registration must be
recorded at Euroclear Sweden AB by no
later than 13 April 2012, which means
that the nominee must be informed in
good time prior to this.

Distribution of Annual Report
A printed version of Kungsleden’s Annual
Report will be distributed to all new

Contacts

|

CEEETETE cvmive e, Jmt o e

===
2
2. B

View videos of Thomas
statement on the Reports & presentations page
(in Swedish only)

 FI

ting on each fi

Find us on
the web:

Chief Executive
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shareholders, and subsequently only to
those shareholders that have expressly
requested a copy.

DIVIDEND

The Board and Chief Executive propose
that dividends of SEK 2.60 per share are
paid to shareholders. The proposed
record day for dividends is 24 April
2012. If the Annual general Meeting
approves the proposal, Euroclear
Sweden AB is expected to disburse the
dividends on 27 April 2012.

KUNGSLEDEN AB (PUBL)
CORP. ID NO. 556545-1217
REGISTERED OFFICE:
STOCKHOLM, SWEDEN

Head office

Vasagatan 7

Box 704 14

107 25 Stockholm, Sweden
Tel +46 (0)8 503 052 00
Fax +46 (0)8 503 052 01

Questions for Cecilia?

HR & Corporate .
Communications Manager

+46 (0)8 503 052 15 ’

Cecilia Gannedahl

Download financial tables in excel

PHOTOGRAPHY: BENGT HOGLUND ~ TRANSLATION: TURNER & TURNER



http://bit.ly/HhuPGw
http://on.fb.me/GXgj70
http://bit.ly/GVNGsj
http://linkd.in/nbD0GP
http://bit.ly/oTRbj8
http://bit.ly/GVf62z
http://bit.ly/GVf62z
http://bit.ly/oP09aT
http://bit.ly/q4tsWb
http://bit.ly/pMzE5Q 




	The year in brief
	Kungsleden-facilitating opportunities
	Chief Executive’s statement
	Business concept, goals and strategy
	Business model
	The market
	Kungsleden-position on the market
	In dialogue with tenants and customers
	Hemsö
	Nordic Modular
	Kungsleden-the workplace 
	The property portfolio 
	Holding 
	Transactions
	Valuation method
	Earnings capacity
	Customers and rental revenues
	Risks and opportunities
	Financing and financial risks
	Corporate social responsibility
	Kungsleden as an investment
	The share
	Five-year summary
	Report of the Directors-corporate governance
	Board of Directors
	Management
	Report of the Directors-operations
	Consolidated Income Statement
	Consolidated Statement of Comprehensive Income
	Consolidated Statement of Financial Position
	Consolidated Statement of Changes in Equity
	Consolidated Statement of Cash Flows
	Notes, group
	Income Statement, parent company
	Statement of Comprehensive Income, parent company
	Balance Sheet, parent company
	Statement of Changes in Equity, parent company
	Cash Flow Statement, parent company
	Notes, parent company
	Proposed appropriation of profits
	Signatures
	Audit Report
	Employees
	Definitions
	Property register
	Invitation to Annual General Meeting 
	kungsleden.se 
	Contacts

