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JM AB (publ) has its registered office in Stockholm.
Company reg.no.556045-2103.

A LEADING PROJECT DEVELOPER OF RESI-

DENTIAL AND COMMERCIAL PROPERTIES

JM is a leading project developer of residential and

commercial properties. JM acquires both undevel-

oped and developed land and through new con-

struction, conversion or extension, transforms this

land into attractive real estate projects. The focus

of JM’s project development is on housing produc-

tion, a segment in which JM is the market-leader in

both Sweden and Norway. At year-end 1999, JM

had 2,266 employees.
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Key events

JM sells most of its real
estate portfolio in Skåne
(43 properties) to 
Kungsleden AB for 
MSEK 1,240.

JM acquires Solberga
Hospital for a price of
MSEK 132 from Locum
AB for conversion into
a residential and office
complex.

JM’s subsidiary in Norway,
Byggholt AS, acquires one
of Norway’s leading pro-
ject development com-
panies, AS Prosjektfinans,
with a project portfolio
of around 2,500 residen-
tial units.

JM acquires the Bolinder
property in Järfälla for
MSEK 118, for develop-
ment of commercial pre-
mises and residential
construction.

JM forms the Danish
subsidiary JM Danmark
A/S, which signs its first
project development
contract for a new detail
plan in the Frederiksberg
district of Copenhagen.

JM enhances its compe-
tence in the plaster and
facade area through the
acquisition of Järfälla
Fasad AB, with 20
employees and annual
sales of MSEK 20.

A convertible debenture
offer to JM’s employees
is fully subscribed.

“The Home Store” with its panorama movie theatre,is located in JM’s new head office. Here,customers can choose decorating materials and view them in full scale.
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JM adopts a new dividend
policy and yield target,
whereby the yield target
is an average of 15 per
cent over a business
cycle.The dividend should
correspond to 50 per
cent of the Group’s profit
after tax.

JM sells four office proper-
ties in Gothenburg to
Vasakronan for MSEK 274.

JM signs a lease agreement
with two new hotels on
Vasagatan in Stockholm,
Nordic Light Hotel with
175 rooms and Nordic Sea
Hotel with 368 rooms.

JM acquires land in Oslo
for some 300 apartments
and offices.

JM announces develop-
ment of Stockholm
Environmental Science
Park in Sollentuna in asso-
ciation with Skanska. Some
700–800 apartments and
50,000 sq.m. of commer-
cial/office space are plan-
ned in the first stage.

JM acquires a residential,
office and commercial
development project
near Sergels Torg in
Stockholm from the
Nordbanken Pension
Fund for MSEK 509.

The company changes
name to JM AB (formerly
JM Byggnads och Fastig-
hets AB). JM announces
the merger of construc-
tion operations into the
Parent Company and a
new organization that
better supports residen-
tial and commercial pro-
ject development.

JM agrees on the sale of
both painting firms
Gunnarssons Måleri AB
in Eskilstuna and Miljö-
nären-Lindfeldts Måleri
AB in Borlänge to their
respective managements.

JM wins an award for the
“Best Annual Report of
1998” in a competition
arranged by SEB, the
Stockholm Stock Ex-
change and the financial
newspaper Finans-
tidningen. JM’s annual
report is chosen as one
of the four best in the
“Large Companies”
category.

Later, in a competition
held by the auditing 
firm of Deloitte &
Touche, the annual 
report is named the 
best in the real estate
category.

JM sells nine properties
in Skåne and Gothenburg
for MSEK 164 and has
thus disposed of its 
entire portfolio of
management properties
in Skåne.

JM acquires an office
property in Mörby for
MSEK 110.

JM moves its head office
into new premises in
Solna.

GROUP
SUMMARY 1999 1998

Net sales (MSEK) 5,825 4,776

Profit after financial
items (MSEK) 634 335

Return on equity (%) 14.8 8.9

Earnings per share (SEK) 13.30 7.25

Dividend per share (SEK) 6.75* 3.25

Visible equity ratio (%) 28 27

Debt/equity ratio (times) 1.8 2.0

Number of shareholders 3,412 3,148

Average number of employees 2,140 1,993

* As proposed by the Board.

• Earnings per share increased by 83 per cent to 
SEK 13.30 (7.25).

• Profit after financial items was MSEK 634 (335).

• Profit in construction operations,primarily resi-
dential project development, increased to MSEK
330 (185) and the profit margin improved to 6.5
per cent (4.7).

• Profit in real estate operations before property
sales totalled MSEK 407 (440).

• Gains on the sale of management properties
amounted to MSEK 330 (135).

• Interest-bearing loans totalled MSEK 6,014
(5,956) with an average interest rate of
5.9 per cent (6.7) at year-end.

• Interest-bearing net debt amounted to MSEK
5,588 (5,511).

Financial summary

KEY EVENTS AFTER YEAR-END

January

• JM sells the Träskfloden 15 property by Jar-
laplan in Stockholm to Livförsäkringsaktie-
bolaget Livia for MSEK 401.

February

• JM sells JM Maskinservice including all stor-
age units,machinery and sheds to Cramo
for MSEK 75.

• JM acquires land on Kungsholmen from
Scancem for MSEK 295.

• JM signs a letter of intent to acquire
1,550 hectares of land in Gustavsberg in-
cluding 700 apartments and around 50,000
sq.m.of commercial space from Gyllen-
forsen Fastigheter.



In many respects, 1999 was a year all
of us at JM can be proud of. We have
maintained a high pace in both ongoing
residential production and in acquisi-
tion and development of new projects for
both residential and commercial prop-
erties. We have successfully penetrated
new market areas in Sweden and abroad.
I will begin by reviewing some of the key
events of the past year.

strong volume and price growth 
in residential development

In 1999 JM sold 2,000 (1,900) residen-
tial units. There is an intense demand
for attractively located and well built
housing in the markets where JM is
active, particularly in the greater Stock-
holm area, which is JM’s largest individ-
ual market for residential project devel-
opment. Prices for tenant-owner apart-
ments in Stockholm rose by 25–30 per
cent in 1999. In addition, we have con-
tinued to invest in development proper-
ties for future projects. At year-end
1999 the book value of the development
portfolio was over SEK 2.6 billion, com-
pared with SEK 2 billion in 1998 and
MSEK 800 in 1997.

substantial sales of 
developed properties

In 1999 JM sold 59 properties for a total
of SEK 1.7 billion. We disposed of our
entire portfolio of developed properties
in Skåne and most of our portfolio in
Gothenburg. We have reinvested part of
the proceeds of these sales in new com-

mercial projects in the greater Stockholm
area, including two large properties by
Sergels Torg and one in Mörby Centrum.

stronger nordic
position

The acquisition of Norwegian Byggholt
AS in 1998 was the first major step in
our Nordic expansion. In 1999 this was
reinforced with the acquisition of an
additional company in Norway, AS Pro-
sjektfinans, and the start-up of oper-
ations in Denmark. The acquisitions in
Norway have made JM one of the
country’s largest project developers.
Since Denmark did not offer similar
scope for acquisitions, JM established
its own business there, and at the end of
1999 JM Danmark A/S had commenced
three large-scale projects. As in Sweden,
the markets in Norway and Denmark are
characterized by powerful demand for
attractively located housing in metropol-
itan areas and college/university towns.

excellent
results

The combination of strong market
demand and the Group’s high level of
activity generated excellent results in
both residential and commercial project
development. JM’s results for 1999 were
among the best ever, with a pre-tax profit
of MSEK 634 (335).

Profit in construction operations
amounted to MSEK 330, nearly twice
that in the preceding year, thanks to
higher volumes and improved margins.

In order to exploit strong price growth,
residential properties are now being sold
closer to the move-in date. Substantial
productivity gains have been attained
through coordination of framework pro-
duction in Stockholm in a separate com-
pany, JM Stombyggnad.

Profit in real estate operations in-
creased from MSEK 575 to MSEK 737, of
which gains on property sales accounted
for MSEK 330 (135). Profit in property
management decreased to MSEK 407
(440) as an effect of extensive sales.
However, profit was higher after adjust-
ment for comparable units, since on-
going concentration of the real estate
portfolio in Stockholm had a positive
effect on both costs and income. The
concentrated portfolio facilitates more
efficient management, and the proper-
ties are located in an area with greater
potential for rent increases. Further-
more, we have still not seen the full
impact of the dramatic increase in mar-
ket rents for new leases in the Stockholm
area. Because of older leases still in
force, not all lease contracts have been
adjusted to the current higher levels.

Our financial position is good, with a
low net debt/equity ratio and a solid
equity ratio.

jm now focused exclusively 
on project development

Over the past few years JM’s focus has
gradually shifted from traditional con-
struction and property management.
1999 was the year when JM made fur-
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“Good results and a clearly defined strategic
focus create scope for a more expansive JM”
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ther advances towards specialization in
project development of residential and
commercial properties. This has been
manifested in many ways, such as sub-
stantial property sales, aggressive new
investments in development projects,
the sale of non-core operations, etc. But
also through the implementation of a
new organization.

Since year-end 1999, JM works in an
organization that is designed to provide
commercial and administrative advan-
tages. We have set up five new business
units, of which four are devoted entirely
to project development and the fifth
integrates business development and
real estate. We have thus done away
with the former division into construc-
tion and real estate operations.

The integration of business develop-
ment and real estate should be seen in
light of the fact that the real estate port-
folio is a vital resource for successful
business and project development. In
addition, the construction company JM
Byggnads AB has been merged into the
Parent Company, creating a range of
administrative advantages. The Parent
Company has changed name from JM
Byggnads och Fastighets AB to JM AB.

One of the motives for JM’s reorgan-
ization was to clearly define a business
focused on cash flow rather than margins
in construction operations and direct
yield in the real estate portfolio. Valua-
tion, control systems and key ratios in
construction and real estate companies
have traditionally been preoccupied
with margins and net asset value. How-
ever, this approach does not adequately
reflect the dynamics and cash flows gen-
erated in a business based on systematic-
ally acquiring, developing, divesting and
once again acquiring projects.

business concept
adapted

In light of the business-related and organ-
izational changes that have taken place,
we also saw reason to reformulate JM’s
business concept and it now reads “To

create attractive living and working envir-
onments that satisfy individual needs
both today and in the future.”

In addition, we have also set new
financial targets and raised our dividend
target.

realigning for
the year 2000

JM’s new business system went into ope-
ration during the year and transition to
the year 2000 passed without incident.
JM’s convertible debenture offer to the
employees was fully subscribed, which
was a source of satisfaction. As a crown-
ing touch and a way of realigning for the
new millennium, JM moved into a new
head office in Frösunda at the end of
1999.

strong market for
commercial premises

With the Hilton 1 project in Frösunda
1998, JM was one of the first companies
to begin new construction of commercial
premises after a nearly decade-long
standstill. In light of the powerful de-
mand in Stockholm, we intend to step up
our commercial project development ac-
tivities. JM is already involved in large-
scale development projects for hotels and
office complexes near Vasagatan, and the
acquisition of the Adam & Eva 16 and Be-
ridarebanan 13 properties has strength-
ened JM’s presence around Sergels Torg.
In the future, we aim to achieve higher
and more even profit levels from the sale
of developed properties.



From a cash flow perspective, it is im-
portant to understand the difference
between residential and commercial
project development. Residential pro-
jects normally follow comparatively
short cycles in which earnings are
quickly taken up in the profit and loss
account. For commercial properties, the
cycles are considerably longer. Not only
do commercial projects take longer to
develop, a sale is not really viable until
rent levels have stabilized and a good
tenant mix has been achieved.

rising demand for niched
living environments

There is a growing demand for living
environments suited to the customer’s
lifestyle, age and recreational activities,
such as senior housing. The reasons are
both economic and demographic. The
Swedish population is shifting towards a
rising share of well-to-do seniors over
the age of 50. Today, many live in de-
tached homes and as they grow older
would be happy to live in apartments,
provided that these are attractively de-
signed and combine comfortable living
with security and easy access to service,
shopping and amenities. Other housing
concepts are assisted living and homes
that are developed for a particular recre-
ational activity, such as golf, riding or
sailing. JM has a strong market position
in these segments, which are highly prof-

itable, and will increase its activity in
projects of this type.

jm fuels development
of smart homes

JM has taken several initiatives to inte-
grate new technology into the home and
thereby enhance the living environment.
Now we will also be first in Sweden to
build smart homes on a large scale. On
the island of Värmdö in Baggensfjärden
outside Stockholm, JM plans to build
homes equipped with the latest in
electronic and remote control technol-
ogy. The smart homes have features such
as access cards or fingerprint-readers
instead of keys and lighting that is auto-
matically activated when you unlock the
door. Another exciting smart living pro-
ject is underway on the Vallgossen block
of Kungsholmen in Stockholm.

Our aim is not to bring technology
into the home for its own sake, but to
give those who live there more free time,
security and comfort. With a permanent
link for fast access to the Internet, it’s
possible to work from home. Operating
costs can be minimized by integrating
intelligent control systems for energy,
water, heating and ventilation. Auto-
matic alarms not only tell you that you
forgot to turn off the stove, they do it for
you. And it’s just as important to create
a surrounding, local infrastructure that
supports these intelligent services.

outlook and expectations

JM has strong confidence in the future,
despite intensifying competition. Popu-
lation growth forecasts indicate a con-
tinued influx to the metropolitan areas
and university and college towns through-
out the Nordic region. Although housing
construction in Sweden increased dur-
ing 1999, it did so from a very low level.
JM’s largest sub-market, in terms of both
residential and commercial properties, is
the greater Stockholm area, which
is experiencing dramatic population
growth and robust economic develop-
ment. There is a trend towards more
personalized living solutions, paving the
way for innovative housing that better
satisfies the needs and preferences of
today’s customers.

One problem is the shortage of plan-
ned building sites. In this context JM has
a competitive advantage thanks to our
ambitious investments in development
properties over the past few years, which
have created good access to development
projects in attractive locations. Over the
period 2000–2002, JM plans to start pro-
jects for around 8,000 residential units.

The rise in interest rates during 1999
has in no way inhibited demand, and so
far the situation has not led to any over-
heating in the industry. In many cases,
the planning process is progressing fast-
er than anticipated.

Armed with our core competence in
project development, we will pursue
further geographic expansion in the
Nordic region based on local presence
and expertise. At present, the outlook
for continued earnings growth in the
coming year is excellent.

Stockholm, March 2000

Carl Eric Stålberg, President and CEO
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Smart homes and smart living are now a reality! For JM, it’s all about integrating modern IT, architecture and a healthy indoor environment to build better
homes. Homes that provide security, comfort and quality of life.

In the spring of 2000, construction will be started on 126 tenant-owner apartments on Kungsholmen in Stockholm and six detached homes in Hagaberg on
Värmdö, an island community in the Stockholm archipelago.The first model home will be completed in August 2000.

Both projects are being carried out in collaboration with Ericsson and Electrolux in the jointly owned company e2 Home AB.
Functions like Screenfridge, “the intelligent refrigerator”, need-based ventilation, geothermal heating systems with a thermostat for an even temperature,

proximity-activated indoor lighting, self-propelled lawn mowers, automatic watering systems, fingerprint-activated door locks and automatic alarms that are
activated if a stove is left on or a window/door is left open are a few of the features in JM’s smart homes. Illustrations: Cinnober Arkitekter.



JM operates in a segment of the con-
struction and real estate market that
deals with project development of resi-
dential and commercial properties. JM
takes full responsibility throughout the
value chain from concept, property and
land acquisition to planning and design,
production and eventual sale. JM’s oper-
ations are concentrated in growth re-
gions, primarily in the Nordic countries.

JM also conducts some contracting and
infrastructural operations. However, these
activities are aimed at gaining insight in-
to the market situation for residential
project development in Sweden, Norway
and Denmark and commercial project de-
velopment in the greater Stockholm area.

residential sweden

Housing construction
According to the Federation of Swedish
Building Contractors, total residential
construction in 1999 rose by 25 per cent
to 15,000 housing starts, the most signifi-
cant upswing of the entire 90s, though
construction levels are still low in a histor-
ical perspective. The Federation of Swed-
ish Building Contractors forecasts an in-
crease to 17,000 housing starts in 2000.

Market trends
Demand for newly produced housing is
unevenly distributed throughout Swe-
den – strong in metropolitan areas and
college/university towns and generally
weak in other parts of the country.
Demand is especially strong in the great-
er Stockholm area. JM is well positioned

to benefit from this trend, since half of
its residential development is concen-
trated in the Stockholm region where
prices for tenant-owner apartments rose
by 25–30 per cent in 1999.

There is a shortage of zoned land in
growth areas, which is forcing up prices
and limiting scope to increase produc-
tion. JM has an advantage in this context,
thanks to the past few years’ aggressive
investments in development properties.
JM has assembled a portfolio of building
rights that will support a high produc-
tion volume for several years to come.

Competitive scenario
JM is Sweden’s largest developer of
owner-occupied housing, with 2,300
(2,100) housing starts in 1999. JM has
focused on residential project develop-
ment for many years – throughout most
of the 90s without any real competition
from the major construction companies.
More recently, however, several of the
leading players, such as Skanska and
NCC, have become involved in residen-
tial project development and competition
for attractive undeveloped land has inten-
sified. But rising competition also has
positive side effects, since it can improve
access to developable land and speed up
the authorities’ planning processes.

The competitors in residential con-
struction are Skanska, NCC, Peab, HSB,
Riksbyggen, smaller local builders and a
few municipal construction companies.
The competitive scenario varies in each
local submarket.

residential norway

JM is active in the Norwegian market via
its wholly owned subsidiaries Byggholt
AS and AS Prosjektfinans.

Housing construction
In 1999 the number of housing starts in
Norway was around 18,000. This repre-
sents a decrease of approximately 8 per
cent compared with the preceding year,
mainly due to lower access to zoned land
and lengthy planning processes. In 2000,
housing starts are expected to increase
by around 15 per cent to approx. 21,000.

Market trends
Population growth is strongest in the
Oslo Fjord region and Bergen. Stavanger
is experiencing some stagnation as the
major oil companies move their oper-
ations north to the Bergen area. College
and university towns such as Trondheim
and Tromsø are also expanding. Demand
for housing in growth areas has triggered
sharp price increases and housing prices
in the Oslo region rose by around 15 per
cent in 1999.

A growing demand has been noted
from financially strong seniors seeking
to move from detached homes and row
houses to more comfortable and easy-
care apartments at a younger age. Fur-
thermore, a rising demand for leased
housing has been noted from both young
and old, which is forcing up rents par-
ticularly in the Oslo area. In contrast
with Sweden, Norway has no rent con-
trols on leased apartments.

In connection with a government pro-
gramme to restructure care of the
elderly, some 7,000 assisted living units
are to be built by 2001. Around 1,500 of
these were started in 1999. Prosjektfi-
nans is specialized in this market seg-
ment and has several hundred assisted
living units under development.

Competitive scenario
In Norway as in Sweden, large, tradition-
al construction companies such as Sel-
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Strong demand for
attractively located housing



mer, Veidekke and NCC are focusing on
the residential market, partly in re-
sponse to declining investment in other
building construction and the infra-
structural sector.

The new players in the market include
financial investors who are carrying out
residential projects in collaboration
with experienced residential builders or
construction management companies.
After many years of specialization in
residential development, Byggholt and
Prosjektfinans have built up a degree of
expertise and market insight that will
take the competitors a long time to accu-
mulate. 

The chief competitors to Byggholt and
Prosjektfinans are Mesterhus, Norbohus
and Block Watne, which together build
around 1,000 residential units per year.
Selmer, Selvaagbygg, Veidekke and Bygg-
holt/Prosjektfinans are roughly equal in
size with around 400–500 units each.

residential denmark

In the Danish market JM operates
through JM Danmark A/S, which was
established in 1999.

Housing construction
The number of housing starts in 1999
was 15,500, a decrease of 11 per cent
compared with the year before. Con-
struction in 2000 is expected to be on
par with the 1999 level. The fall-off is
more a result of political decisions than
flagging demand, and has taken place
within the framework of government
subsidized housing projects. Prices for
tenant-owner apartments have shown
positive development throughout 1999,
particularly in the greater Copenhagen
area and on northern Zealand. Housing
prices in the Copenhagen area rose by
around 10 per cent in 1999.

Market trends
The Öresund Link, Örestad, develop-
ment of Copenhagen airport and the
new subway have contributed to vigo-
rous activity in the Copenhagen real

estate market. Local authorities, govern-
ment institutions and real estate compa-
nies have all sought to exchange and
develop large parcels of land, stimulating
opportunities to develop attractive resi-
dential projects. The market for project
development in the greater Copenhagen
area is expected to show further growth
in 2000, among other things in the dock-
lands area adjacent to downtown
Copenhagen.

Price growth for detached homes has
encouraged a large population group at
ages of 50 and upwards to consider more
compact and comfortable apartment
living as an alternative. Because their
current homes are lightly mortgaged,
this customer group is financially strong.

Competitive scenario
The lead players in the greater Copenha-
gen residential market are Kuben, Lind
& Risør and Skanska. NCC established
residential construction operations in
Denmark during 1999.

commercial properties stockholm

JM is a significant player in commercial
project development in the greater
Stockholm area. 

Market trends
Investments in office and retail space in
the greater Stockholm area have shown
substantial growth over the past 2–3
years. According to the Federation of
Swedish Building Contractors, total
investments in commercial properties
during 1999 may amount to nearly SEK
9 billion, up 25 per cent from the preced-
ing year. Large-scale commercial pro-
jects are underway in areas such as
Kista, Frösunda, Marievik and the
Vasastan district. However, new produc-
tion still falls far short of demand, and
vacancies in downtown Stockholm and
neighbouring cities can be expected to
decrease further in 2000–2001.

The driving force is a powerful de-
mand for office space in preferred loca-
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Housing construction in Sweden

Housing construction is picking up from historically very
low levels. In 1999 construction investments in the resi-
dential sector rose to more than SEK 31 billion, of which 50
per cent referred to new production and 50 per cent to
conversions.

Number of housing starts in Sweden,
Norway and Denmark

Development in the three housing markets in Sweden, Nor-
way and Denmark shows striking similarities. The most
remarkable is that housing starts are roughly equal in all three
countries, despite the fact that Sweden has a population that
is nearly the size of Denmark’s and Norway’s combined.
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SENIOR HOUSING IN SWEDEN
Population forecast 2000–2030 Increase,
Thousands Year 2000 2005 2010 2015 2020 2025 2030 %
65 years and older 1,539 1,577 1,738 1,930 2,050 2,147 2,253 46
80 years and older 459 459 499 495 528 644 750 63
90 years and older 68 81 93 100 101 101 115 68
Entire population 8,858 8,920 9,008 9,108 9,215 9,291 9,306 5
Source: Statistics Sweden



tions. Coupled with low vacancies, this
has triggered a dramatic increase in rents.
Peak rents in the most preferred areas of
downtown, the so-called Golden Tri-
angle, have reached SEK 4,000 per sq.m.,
while general inner-city rents are in the
range of SEK 3,500–4,000 per sq.m. At
the city limits, rent levels are around SEK
2,000–3,000 per sq.m., with Östermalm
at the top and Södermalm at the low end
of this interval. Rents of over SEK 2,000
per sq.m. have also been noted in periph-
eral areas like Mörby and Kista.

Competitive scenario
The dominant players in commercial
project development are Skanska, NCC,
Peab and certain real estate companies.
However, the number of players under-
taking large-scale projects in central
locations is very small.
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Pictures above and at right: As the name indicates, the Mälarstrand tenant-owner association on Kungsholmen in Stockholm is situated by lake Mälaren.Here JM
has developed some 250 new residential units, all with a view of the lake. Until 1996 this promontory on Kungsholmen was used as a storage yard for gravel and
bricks.Today residents enjoy their own waterfront esplanade, a marina and a pier for bathing and fishing.The guiding principles for the project have been beauty
and environmental consideration.





JM’s operations are concentrated in metro-
politan areas, university/college towns
and other growth areas primarily in Swe-
den, Norway and Denmark. At the end of
1999, JM had building rights for future
construction of around 24,000 residen-
tial units in some 250 projects. Of the
building rights, 50 per cent are con-
centrated in the greater Stockholm area.
JM’s real estate portfolio consisted of 91
management properties with total rent-
able space of 640,000 sq.m. and an ap-
praised market value of SEK 8.6 billion.
At year-end, JM had 2,266 employees.

business concept

To create attractive living and working
environments that satisfy individual
needs both today and in the future.

strategy

Growth through organic and geographic
expansion and acquisitions
Today JM is Sweden’s leading residential
project developer, with a market share of
over 50 per cent for tenant-owner apart-
ments. The acquisition of Byggholt AS
and AS Prosjektfinans in Norway has
also placed JM among the leading resi-
dential project developers in Norway.

The establishment of a wholly owned
subsidiary in Denmark, JM Danmark
A/S, has further extended JM’s geograph-
ic coverage in the residential segment.

In addition, project development oper-
ations have been initiated in Brussels via
JM Construction, for both residential
and commercial premises.

JM intends to progressively strengthen
its position, above all in the Nordic
region. Throughout the targeted market
area, there is powerful demand for high
quality and attractively located housing
in metropolitan areas and university/
college towns.

Growth can take place both organic-
ally and via acquisitions. Expansion in
new markets will be achieved with limit-
ed application of JM’s own construction
resources and through projects in the
form of total commitments.

JM will continue to focus on high qual-
ity and environmentally sound living and
working environments, with a strong
emphasis on customer adaptation. JM
will continuously invest in properties for
future development. Growth will be
achieved with demands on healthy prof-
itability and market-leading positions.

Stronger focus on housing
concepts with high value added
Today there is a growing interest in
housing concepts in which the home,
surrounding environment and recreatio-
nal activities are adapted for customers
with similar lifestyles, values and needs.
The trend is shifting from collective
living to a more personalized approach. 

JM intends to increase its activity in
these areas, above all with regard to vari-
ous senior and assisted living solutions,
and other new ventures could also be of
interest. Project development will be
concentrated in the metropolitan areas
and expansive college/university towns. 

Greater emphasis on commercial
project development
In recent years, stronger demand and
rising prices for commercial premises,
particularly in Stockholm, have created
new potential for profitable commercial
development projects. As one of the first
companies in many years, JM has initi-
ated new construction of commercial
properties in the Stockholm area.

JM’s strategy is to selectively increase
activity in commercial development pro-
jects, primarily in the greater Stockholm
area. This will take place in carefully
chosen projects with balanced risk and a
strong emphasis on a rapid value added
process, short holding times for fully
developed properties and, when pos-
sible, an envisaged sale already at the
investment stage. The projects will be
kept intact until sale in order to ensure
the best possible yield in present value.

Higher turnover in the real
estate portfolio
JM’s portfolio of management properties
supports and complements its project
development activities. JM strives to
continuously realize values in the fully
developed management properties via
acquisitions, exchanges and sales. The
strategy is to maintain high turnover in
the real estate portfolio and to reinvest
the proceeds, partly in acquisition of
residential and commercial development
projects and partly in existing commer-
cial real estate projects. This will serve
to reduce and renew JM’s portfolio of
fully developed properties, although
these must be kept at an adequate level
to allow for exchanges.

JM has chosen to concentrate its real
estate portfolio in the greater Stockholm
area, which is assessed as the most lucra-
tive market in the Nordic region with re-
gard to long-term growth and potential
rents.

Since the counterparties in exchange
transactions are generally seeking pro-
perties in Stockholm, this is no obstacle
for JM in gaining access to interesting
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Project development
focusing on cash flow
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development properties in other parts of
the country.

Specialization and focus on
core competency
JM will continue to align the organization
to its core operations in project develop-
ment. For example, in 1999 agreements
were signed for the sale of two painting
firms and in early 2000 JM’s storage and
equipment rental business was sold.
Some pure contracting and infrastruc-
tural operations will be retained for stra-
tegic purposes and to secure production
capacity, above all for commercial pro-
ject development. JM will have its own
construction resources only in selected
strategic locations.

financial
targets

JM’s goal is to give the shareholders a
higher return than other companies with
similar operations and risk profiles. In
traditional terms, return is defined as

dividends and value growth on invested
capital.

In 1999, JM set new financial targets
adapted to its stronger focus on residen-
tial and commercial project develop-
ment. Since divestment of fully devel-
oped properties is now a natural aspect
of ongoing operations, the proceeds from
these sales should be seen as an integral
part of the company’s business. Conse-

Acquisition

Sale/Lease

Concept

Planning

Preconstruction

FinancingConstruction

Occupancy

Management

JM’s expertise in development of residential and commercial properties extends through all phases of
projects that often take several years to complete.

JM’s strongpoints
•  A focus on growth markets –  metropolitan

areas and university/college towns.
• Extensive portfolio of attractively located 

properties for future development of both 
residential and commercial premises.

•  A strong business-driven corporate culture.
• Solid financial stability.

Focusing on cash flow
Value creation at JM is linked to a high rate of
commencement,completion and sale of real
estate projects.The projects JM undertakes are
often capital-intensive and lengthy,extending for
3–5 years and sometimes considerably longer
when it comes to large-scale housing projects.
This has sharpened the focus on cash flow.

It is crucial that internal responsibility,risk-
weighting,control structures and organizational
interfaces accentuate generation of cash flows,
and thereby maximize value growth in the
Group. JM and its aggregate projects are increas-
ingly valued from a cash flow perspective.

JM’s new organization is designed to support
and stimulate an optimal cash flow approach.
Accounting and internal control systems are
under development to facilitate follow-up of the
various phases of project development. All pro-
jects are kept intact from start to sale,with expli-
cit responsibility for all major decisions and
coordination of the value added process.

With a focus on the yield in present value, the
sale of properties must be timely.The best tactic
may not be to wait for higher real estate prices
before making a sale. If an oversized portfolio is

accumulated, this also exposes JM to a market
risk that is inconsistent with the business model
“project development of properties” (in contrast
to property management).

Since the sale of management properties has a
strong impact on cash flow, it is vital to continu-
ously assess the alternative yield generated by a
sale and reinvestment in new projects.

Value

TimeAcquisition decision

Building decision

Price decision

Sales decision

Concept

Construction

Management

In a commercial development project, for
example, a number of decisions are made that
have a strong impact on cash flow:
•  Acquisition decision (decision to acquire land or

property)

• Building decision (decision to commence 
construction)

• Price decision (decision on rent levels)
• Sales decision (decision to sell a property)

VALUE CHAIN



14 B U S I N E S S  C O N C E P T ,  G O A L S  A N D  S T R A T E G I E S

quently, gains on the sale of properties are
included in calculation of dividends.

Yield targets
The primary yield target is return on
visible equity after tax. JM’s goal is a
return of 15 per cent over the course of a
business cycle. In 1999 return on visible
equity was 15 per cent and the five-year
average was 13 per cent.

Dividend target
JM’s dividend target has been raised. Aver-
age share dividends over the course of a
business cycle should correspond to 50
per cent of consolidated profit after tax.
Based on the Board’s proposal, the 1999

dividend equals 50 per cent of profit after
tax. Over the past five years, the average
dividend has amounted to 30 per cent.

Equity ratio target
The equity ratio is an expression of the
company’s financial strength. JM’s as-

sessment is that suitable financial
strength is attained at a visible equity
ratio of 30 per cent, which was also the
former equity ratio target. The equity
ratio in 1999 was 28 per cent.

President and CEO

Legal Affairs/
Development

Finance/Treasury

Human Resources

Group Staffs

Business units

Corporate 
Communications

Business 
Support

North

South

JM Stom. and Inred.

Project 
Development 
International

Norway

Denmark

Belgium

Portugal*

Residential Project 
Development 

Stockholm

Commercial Project 
Development 

Stockholm

Proj. Dev. Real Estate

Contracting

Projektgaranti

Infrastructure

Painting

Business 
Development/

Real Estate

Acquisition & Sales

New Bus. Concepts

Property Mgmnt.

Borätt/Seniorgården

Senior Housing

Inner-city

Central

Project 
Development 

Sweden

Gothenburg

Linköping

Uppsala

Västerås

Karlstad

South
   * Being wound up     

For many years JM has worked with clearly delegated profit and marketing responsibility, which has given rise to an intensely business-driven corporate culture.
With effect from 1 January 2000, the organization was adapted to the Group’s stronger focus on residential and commercial project development. In the new
organization, the previous division into construction and real estate operations has been eliminated.

FINANCIAL TARGETS
Target Result 99 98 97 96 95

Return on equity (%)* 15 13 12 12 11 12
Treasury bond interest
rate +3.5%** 10 11 12 12 13
Dividend as a % of   
profit after tax (%) 50 50 *** 45 30 42 13
Equity ratio (%) 30 28 27 30 25 24

* Based on the rolling five-year average.
** Treasury bond interest rate (5-year) + 3.5% risk premium, rolling five-year average.

*** As proposed by the Board.

ORGANIZATION



The tenant-owner association Utsikten,with
some twenty apartments, sits right on the
Klarälven river in Karlstad, Sweden.The first
tenants moved in during the autumn of 1999.



JM develops land and improves existing
properties for new uses. Today, JM controls
projects for more than 24,000 residential
units. Of these, 8,000 are held via condi-
tional acquisitions, including 3,000 in Nor-
way. JM works with three real estate con-
cepts: development land, project proper-
ties and management properties.

value growth for development land 

Active project development
These operations deal with undeveloped
land and related building permits. The
degree of value appreciation is consider-
able. Aside from macroeconomic factors
(interest rates, etc.), the key variables that
effect value appreciation are:
1. General development in the region.
2. The planning process.

The main forces behind general develop-
ment are the business cycle and regional
expansion, while the planning process is
dependent on an active property owner’s
ability to draw up and implement plans
for new construction and uses in co-oper-
ation with the local authorities.

Experience and expertise
JM has considerable experience and skill
in project development of both residen-
tial and commercial properties, and is a
forerunner in terms of customer-orien-
tation and quality/environmental work.
Based on this expertise, JM has acquired
substantial land areas and building per-
mits in recent years, primarily in the
greater Stockholm area. These acquisi-

tions have shown substantial value
appreciation, where one contributing
factor has been the general economic
upswing in the past 4–5 years. Develop-
ment has been particularly strong in the
Stockholm area. Through active involve-
ment in the planning process, JM has
exerted its influence towards utilization
of building rights, approval of new detail
plans by the local authorities and procure-
ment of building permits.

Value theory – how is land value created?
In a sense, land and building rights are
the “options” of the real estate market.
In periods when market rents provide no
return on construction investments, the
building rights have no fundamental
value. Conversely, when market rents are
high the building rights assume a corres-
ponding high value. This effect arises in
that the market value is essentially a re-
sidual value between the value of the fin-
ished property and the production cost.

Minor variations in market rents can
therefore alter the market value by 100
per cent or more, as illustrated by an
assumed office project (see table at
upper right).

This example shows that a change of
SEK 100 in market rents affects the land
value by around SEK 1,100 per sq. m., or
close to a doubling.

Similar effects can be observed on the
stock exchange, where minor fluctua-
tions in the price of an underlying share
can have a dramatic impact on the
option value.

Market rents (SEK) 1,800/sq.m. 1,700/sq.m.
Operation and
maintenance –250/sq.m. –250/sq.m.

Operating net 1,550/sq.m. 1,450/sq.m.
Direct yield requirement 7% 7%
Value of
finished building 22,143/sq.m. 20,714/sq.m.
Less production
costs –16,000/sq.m. –16,000/sq.m.
Development risk1) –3,800/sq.m. –3,500/sq.m.

Residual land value 2,343/sq.m. 1,214/sq.m.

1) Development risk = risks associated with market deve-
lopment,planning issues, environmental considerations
and production costs.

The diagram below shows that market
rents for premises, or sales prices for
tenant-owner units, must exceed a cer-
tain critical level for new production to
be viable.

Below this critical level the land value
is low, while it increases rapidly in pace
with rising rents/sales prices when the
critical level has been passed.

Office rents and prices for tenant-
owner apartments in Stockholm have
risen sharply in recent years, which has
led to considerable appreciation in land
values in many areas.

Rents and tenant-owner apartment
prices in the rest of the country are lower,
for which reason land values are signifi-
cantly lower than in the Stockholm region.

Actual development of land value
The fact that land prices fluctuate dra-
matically over time can be illustrated by
the trend in Stockholm over the past 15
years. Building rights for office premises
in attractive suburban locations had a
value of around SEK 1,000 per sq. m. in
1985, after which they rose rapidly to
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SEK 10–15,000 per sq. m. in 1989 and
then plummeted to SEK 1–2,000 per
sq.m. in 1993, only to quickly bounce
back to the current level of SEK 4–6,000
per sq. m. Price movements have been
less pronounced for residential than for
commercial properties due to stable
demand for housing and low vacancies in
Stockholm. Land values have varied
from a sharp increase in the 1980s to
falling prices in 1991–93, followed by an
ascent to current prices in the range of
SEK 1,500–7,000 per sq. m. depending
on location and attractiveness.

How JM creates value in
the planning process
Project development companies like JM
can actively influence future land uses
through collaboration with the affected
municipalities, which have the authority
to determine the type and nature of
structures that are built. JM’s expertise
and active participation in the planning
process have enabled the company to
raise the land value of its properties.

During the planning process, the land
value rises successively as building op-
portunities take form and uncertainties
are eliminated in collaboration between
JM and the affected municipality. The
value impact factors to be dealt with are
land use, scope, timetable and allocation
of costs. The full land value is attained
when the detail plan has been approved
and a building permit has been obtain-
ed. Detail planning can be roughly div-
ided into four stages:
• Program
• Consultation
• Exhibit
• Approval
The program stage is where ideas,
assumptions and goals are worked out
between JM, the municipality and other
authorities. At the consultation stage,
the general public, residents and special
interest groups are also allowed to air
their views. The program and consulta-
tion stages form a mutually dependent
process in which the basis for decision is

supplemented with knowledge and input
from the local community. In a develop-
ment agreement, the allocation of costs
between the municipality and developer
is handled parallel to the detail planning
process.

Value appreciation during the plan-
ning process can be substantial when a
parcel of raw land is transformed into
finished building rights for office or resi-
dential premises.

Value of JM’s development land
At year-end 1999, JM appraised the
value of the Group’s development land
in cooperation with NewSec. The app-
raisal was based on an assumed sale of
the development land at current spot
prices, whereby future development
gains were not taken into account. The
value assessment is based on the site,
attractiveness, scope and type of build-
ing planned, the stage of the planning
process and the time remaining before
construction begins. The assessed mar-
ket value of JM’s development land thus
amounts to MSEK 3,319 (2,180) and the

corresponding book value is MSEK
1,786 (1,507). The 8,000 residential
units owned through conditional acqui-
sitions were not included in the appraisal.

NewSec has assessed the properties’
locations and attractiveness for planned
use (residential, office, etc.) in four clas-
ses, A–D, where A represents a prime
site. NewSec has similarly divided the
planning process into four stages: raw
land, general plan, detail plan and build-

ing permit. These land values have been
illustrated in the diagram above (see also
next page).

GREATER STOCKHOLM In the Stockholm-
Uppsala area, JM currently owns devel-
opment land for around 9,500 residen-
tial units and approximately 89,000
sq.m. of office space. The market value
at year-end was MSEK 2,569 (1,770). At
present, demand for housing is focused
on central, waterfront and naturally
beautiful locations with good communi-
cations. A large proportion of JM’s devel-
opment land meets these criteria and
has therefore been classified as A sites
by NewSec.

REST OF SWEDEN AND ABROAD In the rest
of Sweden and abroad, JM owns develop-
ment land corresponding to 5,800 resi-
dential units and 48,000 sq. m. of office
space. These properties are concentrated
in the Öresund region and Gothenburg.
JM has development land for housing
construction in additional regional cen-
ters such as Västerås, Linköping, Halm-
stad, Karlstad, Jönköping and Norr-
köping. Most of JM’s development land
abroad is found in Norway, and is con-
centrated in the Oslo region in terms of
value. The market value of the portfolio in
the rest of Sweden and abroad was ap-
proximately MSEK 750 (410) at year-end.

value growth for
project properties

Project properties consist of existing
buildings where JM uses demolition,
conversion or extension to change usage,
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increase utilization, improve accessibil-
ity or otherwise enhance the value of the
property.

Unstable rental flows and key ratios
While development is under way, a pro-
ject property will show sharply fluctuat-
ing rental revenues and operating nets.
During the most intensive construction

activity the property may be evacuated,
thus reducing rental revenues to zero.
On the other hand, the property may
have substantial rental flows during the
planning and design phase prior to con-
struction.

The construction phase can vary from

a few months up to 2–3 years, depending
on the scope of the project. Since certain
projects are carried out while the tenants
remain in the building, rental revenues
do not always drop to zero even during
the most intensive building phase.

In order to accurately portray JM’s
total real estate portfolio, we feel it is
important to report project properties
separately from both management prop-
erties, which generate stable rental
flows, and development land, which nor-
mally provides no rental revenues at all.
This provides a truer picture of JM’s
aggregate real estate holdings.

Valuation of JM’s project properties
The combined market value of JM’s pro-
ject properties at year-end 1999 was ap-
praised in collaboration with NewSec at
MSEK 1,706 (1,430). The value as-
sessment was based on current rental
revenues and future use of the proper-
ties, taking conversion and extension
costs into account. In light of the risks
associated with project properties, a cau-
tious market value assessment has been
made. The corresponding book value is
MSEK 1,279 (1,138). Aside from office
space, the project properties correspond
to an estimated 1,000 residential units.

GREATER STOCKHOLM In terms of value,
the key holdings in the greater Stock-

holm area are several projects on prime
inner-city and waterfront sites in the
immediate vicinity of downtown Stock-
holm. Among the most notable are two
hotels near Vasagatan and a residen-
tial/office complex in the Sjövik area of
Årstadal. Other interesting projects
include residential units on the former
Långbro hospital campus and the
Electrolux industrial/office complex on
Lilla Essingen. These projects are intend-
ed for development mainly during 2000–
2005 and represent a substantial share
of Stockholm’s planned expansion over
the next few years. The estimated mar-
ket value of the project properties in the
greater Stockholm area is MSEK 1,364
(1,180).

REST OF SWEDEN Project properties in
the rest of Sweden account for a minor
portion of the project portfolio and had
an estimated market value of MSEK 342
(250) at year-end. The majority are resi-
dential units in central areas of regional
centers such as Västerås, Lund, Örebro,
Norrköping and Karlstad, with imple-
mentation planned for the next two
years. The major projects include resi-
dential properties in the Kasern area of
Örebro, Eriksborg (the former Western
Hospital) in Västerås and Sandbyhov in
Norrköping, all in preferred residential
areas of the respective cities. 
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In central Örebro, JM has transformed several turn-of-the-century regimental buildings into modern
tenant-owner apartments.The first 20 apartments in the national historical site in Väster Park were ready
for occupation in 1999, and some 80 more are planned.
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JM is developing two hotels in downtown Stockholm with a combined total of 550 rooms.
The project entails the radical transformation of the Norrmalm police station in the Pennfäktaren 10 property into the Nordic Sea Hotel,with some 368 rooms

and conference facilities for around 400 people. In the adjoining property,Kortbyrån 17, JM is extending the Nordic Light Hotel with 175 rooms in six floors above
the earlier low-rise section facing Vasagatan. Construction was started in 1999 and apart from the hotel section also includes additional retail space and renova-
tion of offices in the high-rise section of Kortbyrån 17. All offices in the high-rise have been rented and the attractiveness of the properties is reflected by new
leases at significantly higher rents than previously.

The hotel is directly adjacent to the Arlanda Express terminal, a unique location that is convenient for both business travellers and tourists, and the plan is to
equip the hotels for flight check-in. For train travellers, the location next to the central station is a key competitive advantage. Both hotels are being built with a
high international standard and are leased to the joint operator Nordic Hotels AB.The grand opening will take place at the end of 2000.



Together with the local authorities and the land owner Gustavsberg Fastigheter AB, JM has developed the
historically significant Farsta Slottsvik area on Värmdö into a residential tract with a variety of housing
types.Today the development, which is being completed by stages, contains some 350 residential units in
apartment complexes, row houses and semi-detached homes, as well as senior housing and assisted living
facilities.Upon completion in early 2002, the area will contain a total of around 400 units.

The Farstahus property on Värmdö goes back to the 1600s, when it was owned by the Oxenstierna
family.After several sales, in 1821 the property was taken over by the merchant Herman Öhman who
founded the Gustavsberg porcelain factory in 1825. In 1937, the Swedish Cooperative Union (KF) pur-
chased the factory and virtually the entire town of Gustavsberg. In 1987 the porcelain factory was sold to
the Hackman Group of Finland,which later wound up porcelain production in Gustavsberg with the exception of sanitary wares.

The housing types and models have been designed to harmonize with the local factory town and archipelago environment. Since the architects for the various
housing clusters have been procured successively, each has a unique character with exciting and sometimes innovative features.However, the area has a cohesive
garden city quality with generous open spaces between the clusters.The rough draft and detail plan have been drawn up in association with FFNS and White.
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Detail planning started in mid-1993 and construc-
tion in the spring of 1994. The municipality of
Värmdö’s request for assisted living facilities to
meet a geriatric care reform was incorporated
into JM’s housing plans.The county administrative
board and the municipality also had special
demands on the historical and coastal environ-
ment. A displacement of public access to the
beaches was granted on the condition that JM
preserved and refurbished Farsta Palace and
Manor House.

Farsta Palace has been converted into senior
housing with assisted living facilities in the “Palace
Oval” on the old park grounds. Around the
Manor House, JM has built new senior housing.
The remaining structures include a mixture of
housing types.
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In the summer of 1998, JM acquired Vin & Sprit’s former
facilities and adjoining properties in Årstadal just south of
downtown Stockholm. Today JM is the dominant land
owner in the area and will build a whole new community
with homes and commercial premises.

The vision is to extend the inner-city across the water
and create a modern urban community in Liljeholmen
and Årstadal. Southern Stockholm is within walking
distance via the Liljeholmen bridge and the new Årsta
bridge. Access to public transportation is excellent,
with a subway, an express streetcar line between Alvik
and Gullmarsplan and bus traffic, and there are plans
to build a commuter train station in a few years’ time.
Road access is also good via the nearby E4 motorway
and the new Southern Link, which provide conven-
ient cross-town connections.

The planning process is running smoothly and
there is strong political interest in production of
housing. Plans for the area include total of around
2,000 residential units which will be built by stages
starting in 2001.The buildings will be varied with
regard to height and usage in order to create a
well balanced urban community. Several archi-
tects have been used for parallel assignments.
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No. Property Type Address Municipality
1 Veddesta 2:71 D Fakturavägen 8 Järfälla
2 Lidingö 12:49–52 D Björkhagen Lidingö
3 Lidingö 9:273 D Storgårdsvägen 17 Lidingö
4 Lidingö 12:80 D Lidingö
5 Lidingö 10:301 D Mittvägen Lidingö
6 Lidingö 10:577 D Skärsätra Hamnväg Lidingö
7 Ekstubben 30 D Djupdalsvägen 2–8 Sollentuna
8 Karpdammen 3;4 D Aprikosgatan 80–92 Stockholm
9 Årstaberg 1 D Sjöviksbacken 50 Stockholm

10 Färgeriet 4 D Lövholmsvägen 10 Stockholm
11 Bulten 9 och 10 D Rinkebyvägen 5 Danderyd
12 Tureberg 29:39 D Sollentuna Centrum Sollentuna
13 Hilton 1 D/M Frösunda Solna
14 Signalen 1 D Kolonnvägen 24 Solna
15 Ankarsrum 2; Gunnebo 4, etc. D Salagatan 2 Stockholm
16 Skogskarlen 1 D/M Pipers väg 2 Solna
17 Domnarvet 10 D/M Domnarvsgatan 31–33 Stockholm
18 Rosteriet 5 D/M Lövholmsvägen 9 Stockholm
19 Draken 7 D Wolmar Yxkullsgatan 13 Stockholm
20 Kulltorp 3 D Tantogatan 21–25 Stockholm
21 Gunnebo 5 D Avestagatan Stockholm
22 Kolding 5;7;8 D Hillerödsgränd Stockholm
23 Djurgården 1:39 D Beckholmsvägen 4 Stockholm
24 Magneten 31; 36 D Ekbacksvägen 10–12 Stockholm
25 Stenmjölet 1;2 D Siktgatan 1-3 Stockholm
26 Vallgossen 15 D Arbetarg/S:t Göransg Stockholm
27 Sicklaön 37:9 D/M Finnbodavägen 9 Nacka
28 Sicklaön 73:10 D Tranvägen 6 Nacka
29 Sicklaön 260:1 D/M Sickla allé 1–11 Nacka
30 Sjövik 5 D/M Sjöviksbacken 1–31 Stockholm
31 Sjövik 4 (site leasehold) D Sjöviksbacken 33–39 Stockholm
32 Fajansfabriken 1 D/M Wivalliusgatan 4–8 Stockholm
33 Bommen 8 P Ormbergsvägen 2–12 Stockholm
34 Pennfäktaren 10 P Bryggargatan 19 Stockholm
35 Spelbomskan 14 M Sandåsgatan 2 Stockholm
36 Lux 2 D/P Luxbacken 1 Stockholm
37 Barnhuset 6 M Barnhusgatan 4 Stockholm
38 Barnängen 4 M/P Barnängsgatan 21 Stockholm
39 Boken 16 M Vasagatan 42–44 Stockholm
40 Boken 13 M Gamla Brogatan 36 Stockholm
41 Glaucus 4:5 M Skeppsbron 32 Stockholm
42 Göta Ark 18 M Repslagargatan 20 Stockholm
43 Hägern Större 16 M Drottninggatan 31 Stockholm
44 Kortbyrån 17 M/P Vasagatan 11 Stockholm
45 Lagern 12 M Klara Norra Kyrkog. 31 Stockholm
46 Lagern 13 M Olof Palmesgata 23 Stockholm
47 Läraren 4 M Torsgatan 2 Stockholm

No. Property Type Address Municipality
48 Paradiset 23 M Nordenflychtsvägen 66 Stockholm
49 Pilen 30 M Vasagatan 36 Stockholm
50 Typhon 16 M Kornhamnstorg 49 Stockholm
51 Bulten 7 M/D Rinkebyvägen 11 Danderyd
52 Svärdet 7–12;21;28;32;33;35 M Svärdvägen Danderyd
53 Fjällräven 1 M Vesslevägen 3–7 Lidingö
54 Oden 20–22 M Lidingö Centrum Lidingö
55 Centrum 12 (50%) M Sköldvägen 2–4 Sollentuna
56 Centrum 13 M Aniaraplatsen 4-6 Sollentuna
57 Ekplantan 2 M Djupdalsvägen 13–15 Sollentuna
58 Träkolet 16 M Turebergsvägen 3–7; 11 Sollentuna
59 Motorn 10 M Råsundavägen 101 Solna
60 Planen 3 M Solnav/Bollg Solna
61 Yrket 3 M Smidesvägen 4-8 Solna
62 Gunnebo 15 M Salagatan 42-44 Stockholm
63 Holar 1 M Skalholtsgatan 2 Stockholm
64 Knarrarnäs 7 M Färögatan 9 Stockholm
65 Norrmalm 5:1 M Björnäsvägen 2 Stockholm
66 Degeln 2 M Nytorpsvägen 2–34 Täby
67 Stansen 1 M Maskinvägen 1–3 Täby
68 Sicklaön 37:13 D/M Finnbodavägen 13 Nacka
69 Sofieberg 6 M Berga Backe 6–14 Danderyd
70 Breviks Gård 2; Äpplet 26 M Södra Kungsvägen 240 Lidingö
71 Isjakten;Orienteraren M Friluftsv/Kompassv Lidingö
72 Tegen Större 1 M Ängsvägen 22–26 Lidingö
73 Äpplet 1-5 M Södra Kungsvägen 228–230 Lidingö
74 Beckasinen 2 M B.Jarlsg/Frejgatan Stockholm
75 Kräftan 5 M Olof Dalins väg 16–20 Stockholm
76 Sjöfararen 9–11;13;14;17-21 M Sten Bergmans väg Stockholm
77 Nattvakten 3 A–B;5–10 M Sjöängsvägen Sollentuna
78 Träskfloden 15 M B.Jarlsg./Karlav. Stockholm
79 Vårdträdet 1;Vårdaren 3 M Söderberga Allé Stockholm
80 Muraren 2 M Sturegatan 31 Sundbyberg
81 Part of Ladugårdsgärdet M Frihamnen Stockholm
82 Lidingö 12:88 D Björkhagsstigen 5 Lidingö
83 Hedvig 12 M Västra Allé 7–9 Stockholm
84 Adam & Eva 16 M Drottninggatan 56–58 Stockholm
85 Beridarebanan 13 M Mäster Samuelsgatan/ Stockholm

Sergelgatan
86 Ladugårdsgärdet 1:33 D Studentbacken 32 Stockholm
87 Snötäcket 4 D Karlskronavägen 10 Stockholm
88 Sotaren 2 D Sippvägen 20 Täby
89 Tibble 8:6 D Attundavägen/Värmevägen Täby
90 Backtimjan 1 D Backtimjegränd 1 Stockholm
91 Maren 1, Fladen 1, Fjärden 1,

Tjärnen and Sundet D Sickla Udde Stockholm

MAJOR REAL ESTATE HOLDINGS IN THE GREATER STOCKHOLM AREA

D = Development property • M = Management property • P = Project property •
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JM’s PROJECT PROPERTIES IN THE GREATER STOCKHOLM AREA

Rentable space Actual rental Annual rent on 
in existing revenues in 31 Dec.1999 Current Planned Development

Municipality Property Address/area condition 1999, (SEK 000s) (SEK 000s) use use period
Stockholm Långbro Johan Skyttes v. 331A–B Care,educa- Residential/ 2000–2007

Sjukhus 2 Mickelbergsv.101–105 46,000 22,300 25,000 tional, etc. assisted living
Stockholm Fajansfabriken 1 Görvälnsg. 43–45 5,415 1,250 1,250 Garage Residential/garage 2000–2001
Stockholm Lux 2 Lilla Essingen 16,000 23,600 1,500 Office Office or 2000–2005

residential
Stockholm Sjövik 5 Sjöviksb.1,5–13,

17–25,29–31 49,000 17,800 23,800 Office/warehouse Residential 2000–2006
Stockholm Bommen 8 Ormbergsv.2–12 19,560 4,200 2,200 Office/archive Residential 2000–2002
Stockholm Sjöstöveln 1 Solberga 23,000 12,700 12,700 Care/ware- Residential 2000–2003

house,etc.
Stockholm Pennfäktaren 10 Bryggarg.19 14,200 13,900 21,500 Office Hotel 1999–2000
Stockholm Kortbyrån 17, Vasag.11

part of 5,000 0 0 Hotel 1999–2000
Järfälla Kallhäll 1:22 Fabriksv.8 34,067 9,025 12,187 Commercial Office,ware- 1999–2004

(Bolinders) house,etc.
Uppsala Kvarngärdet 33:1 Vaksalag. 22 1,462 13 0 Industrial Office or 1999–2001

residential

JM’s PROJECT PROPERTIES IN THE REST OF SWEDEN

Rentable space Actual rental Annual rent on 
in existing revenues in 31 Dec.1999 Current Planned Development

Municipality Property Address/area condition 1999, (SEK 000s) (SEK 000s) use use period
Västerås Vedbo 59,part of Västra Sjukhuset 10,800 7,730 9,550 Assisted living Residential 1999–2001
Örebro Stormhatten 2 Älvtomtagatan 12,361 8,200 8,200 Folk high Residential

school, etc. 1999–2001
Karlstad Sandbäcken 1:5 Kasernhöjden (I2) 28,702 5,430 5,430 Office, res- Residential/

taurant, etc. commercial 1999–2002
Linköping Ekorren 19 Karl Dalgrensg. 4,909 144 2,482 Care/admin- Residential, 1999–2003

istrative care facilities
Norrköping Sandbyhov 5 Hagagatan 72 26,692 19,500 25,118 Nursing home, Nursing home, 1999–2001

commercial, etc. school, etc.

Book Market
Management properties,MSEK value value
Finished properties
(real estate operations) 6,253 8,600
Properties under construction
(real estate operations) 148 148 *
Project properties
(real estate operations) 454 572 **

6,855 9,320

* Has not been appraised.
** In the Board of Directors’ Report and the reported key ratios, these properties have

been taken up only at book value.

Book Market
Development properties,MSEK value value
Development land 
(construction operations) 1,658 2,997
Development land
(real estate operations) 128 322
Project properties
(construction operations) 825 1,134

2,611 4,453

MARKET VALUE OF JM’s REAL ESTATE PORTFOLIO AS PER 31 DEC.1999



On 1 January 2000, JM introduced a
new organization that is better suited to
the Group’s orientation towards project
development of residential and commer-
cial properties (see page 14). The new
organization is made up of five business
units focusing on project and business
development. The previous division into
construction and real estate operations
has been eliminated.

Since the annual report is meant to re-
flect the preceding year’s operations, sep-
arate accounts have been prepared for con-
struction and real estate operations also in
1999, but are somewhat more condensed
than in earlier years. This section of the
report provides an overall description of
the Group’s project development activities
in 1999, regardless of whether they were
carried out within the framework of con-
struction or real estate operations, or in
collaboration between the two.

To get an accurate picture of JM it is
necessary to include the year’s complet-
ed, commenced and ongoing projects,
investments in development land and
project properties and real estate deals.

A high pace in ongoing development is
a prerequisite for annual volume and
earnings growth. At the same time, it is
crucial that JM continuously invests in
developable land and properties for
future development. By acquiring, ex-
changing and selling management prop-
erties, JM is able to continuously capit-
alize the values of fully developed prop-
erties for reinvestment in new projects.

residential project development
In 1999 JM completed 50 (47) residen-
tial projects containing a total of 1,756
(1,495) units and started 70 (60) for a
total of 2,300 (2,100) units.

Completed projects
The largest completed projects in the
greater Stockholm area included Domar-
ringen in Huddinge, with 137 units,
Mälarstrand on Kungsholmen with 111
lakefront units, conversion of the Åkes-
hov hospital campus in Bromma to 160
units and Ekholmshöjden in Skärholmen
with 76 units. In Sticklinge, on Lidingö,
a total of 350 units were built.

Outside the Stockholm area, JM com-
pleted Utsikten in Karlstad, with 22
units in a high-rise on the Klarälven
river, and Bjersund in Bjärred, where a
former hospital was converted into 44
residential units with a view over the
straights of Öresund.

In Värpinge outside Lund, 32 residen-

tial units were built in the form of 16
semi-detached homes. The development
has been built with half recycled and
half new materials, and has won an
architectural competition. Forty resi-
dential units were completed on the
Stångån river in Linköping and a hos-
pital/nursing home in the Sandbyhov
area of Norrköping was refurbished. On
Lindholmen in Gothenburg, a modern
county governor’s residence was built
with a view of the Gothenburg harbour
(18 units) and 50 detached homes and a
school were completed in the Olseröd
section of Kungälv.

In Norway, JM completed over 360
residential units in 1999, including Harry
Fetts vei (110 units), Brinken (37 units)
and Vindernlunden (25 units). Other
completed projects were Strömgatan in
Bergen (22 units) and Basberg in Tøns-
berg (33 units).

Commenced projects
Interesting projects that were started in
the Stockholm area during 1999 included
Sickla Udde, with 162 units, and Nattvio-
len in Värmdövik. Nattviolen is the first
stage of a development in which a total of
150 residential units are planned.

In Uppsala, JM and Seniorgården have
started construction of 145 assisted
living units in association with the
municipality of Uppsala. Other projects
are Kastellet in Växjö (27 units), Villa
Sunna (62 units) and Växthusen in Lund
(44 units), Maria Park in Helsingborg (54

High pace in
project development

Utland

Villkorade förvärv i Sverige

Projektfastigheter

Riks

Storstockholm

Greater Stockholm 9,000, of which 50% in City of Stockholm 

Sweden 5,000  

Conditional acquisitions in Sweden 5,000 

Abroad 4,000, of which 3,000 in conditional acquisitions     

Project properties 1,000 

Geographic distribution of building rights 1999
(corresponding to around 24,000 residential units)
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units), Uggledal in Gothenburg (75
units), Villastaden in Kungsbacka (20
units), Rosenlund in Jönköping (72
units) and Regattan in Västerås (25
units).

New projects in Norway include a
new stage of Hotvet in Drammen (54
units), Ekebergsskrenten and Tangeru-
hagen in Oslo (58 and 54 units, respect-
ively), Odd Sportsplats in Skien (36
units) and Torngården in Larvik (39
units). The total number of housing
starts in Norway was around 400.

Ongoing projects
(started prior to 1999)
In Saltsjöbadsterrassen, Saltsjöbaden,
34 residential units are being built on
the site of a former shipyard. In the
Eriksberg area of Gothenburg, 90 units
are under construction in Kajkanten,
with a view of the Gothenburg harbour.
On Hedvigsholmen in Marstrand, an
island idyll with 75 traditional style
homes is being created and in Parkträdet
in Beckomberga, west of Stockholm,
127 units are under construction.

The planning process for the major
projects acquired by JM in 1998, for
construction of a total of 3,500 residen-
tial units in Årstadal, Långbro and Lilla
Essingen, are proceeding as planned and
in certain cases even faster. The City of
Stockholm has a strong interest in new
production of housing.

investments in the
development portfolio

JM increased its net investments in
development properties during 1999,
although not as dramatically as in earl-
ier years. The book value in 1999 rose
by MSEK 591 (1,207) to MSEK 2,611
(2,020). Book values, including project
properties in real estate operations,
amounted to MSEK 1,786 (1,507) for
development land and MSEK 1,279
(1,138) for project properties. JM thus
has building rights for more than 24,000
units (18,000) in over 250 projects
(210). Of the building rights, around 50

Definitions
PROPERTY  TYPE
Development properties

Management properties

Management properties
under construction

ASSET  TYPE
Current asset 

Fixed asset 

Fixed asset

In 1999 JM acquired the scenic Långbro hospital campus in Älvsjö south of Stockholm.The area is now
being successively transformed into a residential park – a housing development with room for various
types of commercial premises. Both refurbishment of existing historical buildings and new construction
are underway. A total of around 800 residential units are planned.

Note: A list of JM’s project properties is found on page 25.

DEFINITION
• Development land,undevel-

oped land and related build-
ing rights

• Project properties I, devel-
oped leased properties to be
sold after further develop-
ment

• Fully developed leased prop-
erties

• Project properties II, devel-
oped leased properties to be
further developed and then
leased anew

• New production

• Project properties II under
conversion or extension



per cent (60) are located in the greater
Stockholm area.

Some of the key acquisitions were Sol-
berga hospital in Älvsjö, which was pur-
chased from Locum AB and will be con-
verted into some 220 residential units
and 2,000 sq.m. of office space, and
the Bolinder property in Järfälla, where
500–600 units are planned on the shore
of Lake Mälaren.

In September, JM acquired 50 per
cent of a 21 hectare site near Kviberg’s
former regimental base five minutes by
car from downtown Gothenburg. The
plan is to develop the area into a new
urban community over a period of ten
years in association with the munici-
pality. In Skogås, south of the Gothen-
burg suburb of Angered, JM is studying
the possibilities for development of 250
small-scale homes/row houses in a pic-
turesque natural environment with
good access to communications.

Other acquisitions of development
land in 1999 were Kanberget in Linkö-
ping (plans for 190 units), Landsdoma-
ren in Lund (plans for 100 units), Lilla
Lomma (plans for 70 units), BO 01 in
Malmö (plans for 40 units for the Bomäs-
san expo in 2001), Bunkeflostrand in
Limhamn (plans for 80 units) and the
acquisition of undeveloped land in the
Linnéstaden section of Gothenburg
(plans for 100 units).

Project property acquisitions includ-
ed Eriksborg in Västerås and Västra
Mark in Örebro. In Eriksborg, JM plans
to convert a former nursing home into 50
modern assisted living units and 130
apartments in a park environment. In
Västra Mark, the intention is to trans-
form a former regimental base into 20
apartment units, and there are plans for
around 80 more units in small multi-
dwelling complexes.

investments in the development 
portfolio – abroad 

On 1 April, JM’s Norwegian subsidiary
Byggholt AS acquired a project develop-

ment company with a project portfolio
of around 2,500 residential units. Bygg-
holt also acquired the Kjørbokollen pro-
perty in Sandvika outside Oslo, where
existing office premises and undevel-
oped land will be transformed into some
300 residential units. JM’s project port-
folio in Norway consists of around 3,400
residential units in 55 projects.

In Brussels, JM’s subsidiary JM Con-
struction SA acquired a centrally locat-
ed 5,600 sq.m. office complex (on Ave-
nue des Arts) and a well situated resi-
dential site (in Woluwe St. Lambert) for
120–150 units.

JM has established a Danish subsid-
iary, JM Danmark A/S, to develop resi-
dential projects in the Copenhagen area.
At the end of 1999, JM Danmark had
three residential projects under develop-

ment for a total of over 200 units. One
project refers to Amerikakaj in central
Copenhagen, where JM has acquired
land from the Port of Copenhagen and
plans to build 37 waterfront units with
floor space of 5,500 sq.m.

commercial project development

At the end of 1999, JM had some 10 pro-
jects underway for development of com-
mercial premises with around 80,000
sq.m. of rentable space. Investments in
1999 totalled MSEK 566 (256). The larg-
est projects refer to property develop-

REAL ESTATE SALES IN 1999

Space, Sold for, Book value, Capital gain,
Property Municipality Type t. sq.m. MSEK MSEK MSEK
Sold to Kungsleden

43 properties Skåne, etc. Industrial, office 225.1 1,240 1,022 218

Sold to Vasakronan

4 properties Gothenburg Office 19.6 274 214 60

America N 49, Minerva 16 Helsingborg Residential
Korpen 37 Malmö Residential
Residential Skåne 9.7 69 64 5

Backa 110:4 Gothenburg Industrial
Kobbegården (5 prop.) Gothenburg Industrial
Industries Gothenburg 18.8 96 61 35

Havsfrun Stockholm Residential 1.4 24 14 10

Other sales 7 5 2

Total sales 274.6 1,710 1,380 330
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REAL ESTATE ACQUISITIONS IN 1999

Pur-
Muni- Space, chased

Property cipality Type sq.m. for, MSEK
Nattvakten 9 Sollentuna Office 1 9
Kortbyrån 10 Stockholm Freehold/

site
leasehold 0 125

Adam & Eva 16, Office
Beridare- Commercial
banan 13 Stockholm and garage 31 509

Svärdet 35 Danderyd Office 7 110
Total acquisitions 39 753 0

100

200

300

400

9998979695

MSEK

 Average

Gains of the sale of 
properties

Gains on commercial
property development
fluctuate sharply from
year to year.The average
annual gain over the past
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ment in the area around Vasagatan,
Stockholm Central and the new Arlanda
Express terminal, where JM is building
two new hotels in the Kortbyrån 17 and
Pennfäktaren 10 properties with 175
and 368 rooms, respectively, through
conversion and new construction. In the
Boken 16 property, extensive conversion
and modernization of office and hotel
space was carried out in 1999. The prop-
erty contains over 4,000 sq.m. of rent-
able space and is located on the block
between Kungsgatan and Gamla Bro-
gatan, facing Vasagatan. 

In Frösunda, Solna, adjacent to SAS’s
head office, JM has completed 19,500
sq.m. of new office space and will begin
building another 10,000 sq.m. in 2000.

In the Holar 1 property in Kista, ex-
tension and conversion of 5,600 sq.m. of
space was completed. JM has raised the
general standard in its portfolio in
Mörby Centrum by adding parking, re-
modelling the entrances and upgrading
the external landscaping. 

In Lund, JM completed stage one of
the Töebacken property, a 4,200 sq.m.
office complex. Close to half of the prem-
ises are being used by JM as a regional
office for southern Sweden. 

acquisitions and sales of 
management properties

In 1999, JM sold 59 (14) properties for a
total of MSEK 1,710 (671) and acquired
4 (8) properties for MSEK 753 (730).
Gains on the sale of properties amount-
ed to MSEK 330 (135). Among other
things, JM sold its entire real estate
portfolio in Skåne and most of its port-
folio in Gothenburg. Acquisitions includ-
ed Adam & Eva 16 and Beridarebanan
13, a development project by Sergels
Torg that was purchased for MSEK 509
and Svärdet 35 in Mörby for MSEK 110.

The real estate deals in 1999 further
concentrated JM’s real estate portfolio
in the Stockholm region, which account-
ed for 97 per cent (78) of the market
value at year-end. 
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Hammarby Sjöstad:”JM has years
of solid experience in this field”
Stockholm’s largest ongoing construction project
– in financial terms nearly on par with the
Öresund Link – is Hammarby Sjöstad.When com-
pleted,this area south of Stockholm is expected to
have 20,000 residents, a population comparable to
an entire town. In addition to housing, the commu-
nity will contain shops,offices and small industries.

The project’s environmental program is the
most ambitious ever formulated in the City of
Stockholm, possibly anywhere. The community
will have its own sewage treatment plant and its
resource consumption and environmental adapta-
tion will be 100 per cent better than if traditional
methods had been used.

The former industrial area has been decontam-
inated to remove residues from decades of work-
ing with environmentally hazardous oils and solv-

ents, with JM as one of the companies responsible
for the clean-up. According to Kerstin Blix, Envir-
onmental Director for the City of Stockholm’s
Streets and Real Estate Administration, JM also
has a central role in the planning and extension
process.

“Today all construction companies are focus-
ing on environmental issues, which have become a
competitive factor. But JM has years of solid expe-
rience in this field and is good at playing the role of
advocate. JM is often a natural spokesman for
building contractors”, says Kerstin Blix.

Several different contractors are involved in
this large-scale development.Construction of JM’s
residential complexes, which will have an attract-
ive lakeside location,will begin during the year.The
completion time for the entire development is
estimated at 10–12 years.The idea is for Ham-
marby Sjöstad to serve as a model for both Swed-
ish and international building.



In order to facilitate risk analysis of JM,
this section contains a summary of rele-
vant factors as a supplement to other
parts of the annual report.

economic market factors

JM’s operations are dependent on the
general economic climate, which affects
both demand for produced housing and
commercial premises, as well as rental
levels and rents. The Group has a stra-
tegic focus on metropolitan and growth
areas in Sweden and the other Nordic
countries. Both project development and
the real estate portfolio are strongly
concentrated in Stockholm, where the
general economic conditions are expect-
ed to remain favourable. JM focuses on
residential project development, and is
thus strategically well poised for the low
inflation that is expected to persist for
some time. 

residential

JM’s housing production consists mainly
of tenant-owner units for future sale,
and only a minor share comprises rented
apartments for own management. The
commercial risks are mainly attributable
to JM’s project development, i.e. when
JM acquires undeveloped or developed
land and improves it through new con-
struction, conversion or extension. Most
of the development projects involve pro-
duction of housing for sale to tenant-
owner associations formed by JM. The
lead times are long from project concept
to final sale and occupancy. The eventual

price that JM commands for finished
tenant-owner units depends on local
demand for housing, their location and
attractiveness and current interest rates.

A number of risks can be identified in
residential project development. Plan-
ning risk (what, when and how much can
be built), interest risk (in projects and
sales), market risk (location, cost, de-
sign) and political risk (zoning, infra-
structure, laws and regulations). Over
the years, JM has proven its ability to
manage these risks in a value-creating
manner.

By way of political decisions, rent
controls have been imposed on newly
produced housing, limiting the scope to
obtain reasonable cost coverage for build-
ing costs and resulting in a sharp de-
crease in the number of new apartments.
Since rented apartments account for
only a limited portion of JM’s produc-
tion and real estate portfolio, this has
had a marginal impact.

commercial properties

There are no comparable restrictions on
commercial properties, where rents are
free to fluctuate with the business
cycle. In other respects, the risks men-
tioned above for residential properties
also apply here. JM’s commercial project
development is concentrated in the great-
er Stockholm area, where the prevailing
economic climate is a decisive factor in
assessing opportunities and risks. 

Since the lease agreements for JM’s
management properties run for an aver-

age of four years, around one fourth of
the rented portfolio is renegotiated
every year, delaying the effects of both
rising and falling market rents. The cur-
rent trend is particularly favourable in
Stockholm, where the majority of JM’s
management properties are located.
Apart from dependency on the econo-
mic climate, one critical success factor
is the ability to focus strategically and
consistently on the right properties in
the right locations. This requires both
good local familiarity and business
sense.

competitive scenario

JM’s chief competitors in project devel-
opment are Skanska, NCC and Peab.
These companies are increasingly adopt-
ing the model JM has successfully ap-
plied for many years, primarily in re-
sidential development. However, this
recipe for success is difficult to copy
and relies on a number of factors that
interact effectively within JM – its cor-
porate culture, agility, expertise in
acquisitions, holistic approach to pro-
jects, quality profile and sales. The pur-
suit of continuous improvement per-
meates all parts of the company.

major residential projects in
stockholm

In recent years, the Group has increased
the volume of development properties
for future project development. These
large acquisitions have primarily taken
place in Stockholm and are associated
with both good potential and higher risk.
However, from a risk standpoint it
should be noted that a large share of the
properties are classified as project prop-
erties, which generate operating nets
that cover part of their financing costs.
The large-scale projects on Lilla Ess-
ingen, Lidingö, Långbro and Sjövik in
Årstadal extend over 6–9 years, and the
exact rate of development can be adapt-
ed to the assessed market risk. From a
risk perspective, the projects in ques-
tion should be seen as a larger number of

Good opportunities
and a low risk profile
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sub-projects in which decisions on hous-
ing starts are made continuously. The
potential of these projects is mainly a
factor of the number of apartments and
the market price on the date of sale.
Interest risk in current investments is
limited in that a portion of the related
financing is fixed during the project
period and the variable portion is con-
tinuously monitored according to a limit
principle.

general interest rates

Interest expenses on the Group’s sub-
stantial net borrowing are naturally
affected by general interest rates. Fur-
thermore, the interest rate determines
the yield requirement for real estate
valuation and therefore also the assessed
market value of the Group’s assets in the
form of management and development
properties. The sales prices for JM’s prod-
ucts, residential and commercial prop-
erties, are similarly affected. Demand
for these products, particularly housing,
is also linked to the general interest rate,
which thus represents both a risk and an
opportunity.

property tax

In 1999 residential property tax was
lowered from 1.5 to 1.3 per cent. For
commercial and industrial properties,
the tax rates were unchanged at 1.0 and
0.5 per cent, respectively. For residential

properties, the conversion rates for prop-
erty tax assessment values were un-
changed compared with the preceding
year. The conversion rate for commercial
properties in the Stockholm area, Lund
and Malmö rose from 1.20 to 1.25. Since
residential properties account for a
smaller proportion of the real estate
portfolio, the decrease had a marginal
impact on property tax, which fell from
MSEK 6 to MSEK 37 (43) as a result of
the year’s sales.

There will be no increase in the
grounds for residential properties in
2000, despite the new general tax
assessment. The lower of 1999 and 2000
tax assessment values will be the basis
for property tax. With rising real estate
values in the Stockholm area, property
tax on commercial real estate will
increase significantly. In lease agree-
ments for commercial properties, JM is
compensated for most of the property
tax, although the tax inhibits the scope
for rent adjustments in renegotiation of
leases.

government interest subsidies

In certain cases residential properties
qualify for interest subsidies, which are
granted regardless of both the actual
mortgage on the property and the paid
interest expense. The subsidies are cal-
culated according to two different prin-
ciples, one older and one based on the

new “Danell rules” from 1993.
According to the old rules, the sub-

sidy is calculated on the difference
between the established subsidy in-
terest rate and the guarantee interest
rate. The latter is adjusted upwards
yearly, whereas the subsidy interest rate
is fixed for five years. When the guaran-
tee interest rate reaches the subsidy
interest rate, the subsidy ceases to
apply. The subsidy interest rate at year-
end 1999 was 6.1 (4.4) per cent.

SENSITIVITY ANALYSIS
INTEREST SUBSIDIES 2000-2004*

On acceptance of interest subsidy 
MSEK 5% 6% 7%
2000 9 13 16

2001 3 6 10

2002 2 4 9

2003 2 3 7

2004 2 2 4

*On present real estate holdings.

According to the current rules, the
interest subsidy is calculated on a per-
centage of a standard basis multiplied by
the subsidy interest rate. The basis is
determined by the floor space of the
apartment. The percentage is reduced
yearly down to 30 per cent of the basis,
which should correspond to the fiscal
value of interest deductions for privately
owned single-family homes. 

In 1999, JM’s interest subsidies total-
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led MSEK 31 (42), corresponding to 4.4
(5.5) per cent of rental revenues (exclud-
ing interest subsidies).

site leasehold rents

Of the Group’s 91 management proper-
ties, 71 are owned with freeholds and 20
with site leaseholds. Total site leasehold

rents in 1999 amounted to MSEK 20
(23). In the second half of the year, an
agreement was signed to purchase the

freehold to the Kortbyrån property. 

exchange rates

In general, the profit and loss account is
translated at the average exchange rate
during the year and the balance sheet at
the closing day rate. The Group’s foreign
exchange effects in connection with the
investment in Norwegian Byggholt have
been eliminated. The investment of
MSEK 128 has been hedged in the con-
solidated balance sheet against corres-
ponding borrowing in Norwegian kroner.
The loan is amortized in pace with
depreciation of goodwill. 

In light of JM’s market situation, cur-
rency exposure and strategy, Swedish
kronor are judged to be the natural basic
currency for JM in the next few years.
When implementation of the new busi-
ness system AS 2000 has been complet-
ed, there will be ample administrative
capacity for a changeover to the Euro.

Residential building rights
In the past few years JM has acquired a large
number of building rights for residential project
development, in most cases at attractive prices
relative to current market valuations. At year-
end 1999, these building rights amounted to
over 24,000. JM has good potential,with limited
risk, to attain a substantial yield on the underly-
ing value of the building rights. Around 8,000 of
the building rights,of which 3,000 in Norway,
are conditional acquisitions for which the pur-
chase price has not yet been paid.These building
rights are therefore not included in the book
value in the balance sheet.

One way to reflect the dynamics of the build-
ing rights portfolio is by carrying out a sensitiv-
ity analysis in which all anticipated cash flows
from the portfolio, including the initial acquisi-
tion, are calculated at net present value. A num-
ber of simplified assumptions are designed to
illustrate the net present value of JM’s building
rights at a number of assumed sales prices:
24,000 building rights evenly utilized in develop-
ment projects over a period of 8 years (3,000
per year).The initial investment including condi-
tional acquisitions is set at SEK 3 billion,of
which 2.5 billion has already been invested.The
remainder is distributed over the period as a
constant outgoing cash flow. JM’s normal unit is

assumed to be around 80 sq.m., the tax rate is
set at 28 per cent and the discounted rate at 8
per cent. It should be noted that this calculation
is not a forecast.The values have not been in-
dexed for inflation.

The table below shows the assumed income
and project expenses per sq.m.of apartment
space excluding  VAT. If a specific income/project
expense per sq.m. is applied to the entire build-
ing rights portfolio, a value is created (expressed
as net present value).The analysis shows a strong
leverage effect in value creation depending on
the company’s ability to effectively manage both

income and expenses, and not least the general
trend for housing prices during the period. A
price increase/decrease of SEK 1,000 per sq.m.
would correspond to around MSEK 900,or SEK
27 per share according to the grounds for this
assumption.The dynamics of JM’s building rights
are thus considerable.One of the critical success
factors for the foreseeable future has already
been secured,namely acquisition of attractive
land. It is obviously important to continuously
obtain new building rights in order to ensure
long-term sustainable growth in residential
project development.
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RENEGOTIATION OF SITE LEASEHOLD
AGREEMENTS 2000–2004 *

Present site Share of total
leasehold site lease-

Renegotiation rent, MSEK hold rents, %
2000 0.2 1
2001 0.4 2
2002 7.4 34
2003 3.2 15
2004 and later 10.8 48

Total 22.0 100

* For current real estate holdings.

In the heart of Helsingborg, JM is one of several
parties that are building the new community
Maria Park. This former hospital campus and 

cultural-historical site is being transformed into a
modern living environment. In total, JM will 
develop 150 tenant-owner units in the area.

SENSITIVITY ANALYSIS: NET PRESENT VALUE IN MSEK
FOR JM’s RESIDENTIAL BUILDING RIGHTS

Revenue/sq.m. SEK 15,000 SEK 16,000 SEK 17,000 SEK 18,000

Expenses/sq.m.

SEK 11,000 2,100 3,100 4,100 –

SEK 12,000 1,100 2,100 3,100 4,100

SEK 13,000 100 1,100 2,100 3,100

SEK 14,000 – 100 1,100 2,100
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The JM share is listed on the Stockholm
Stock Exchange. The share capital
amounts to SEK 132,964,000, divided
among 33,241,000 shares with a par
value of SEK 4 each. The shares are of
two types: class A shares carry 10 votes
and class B shares carry one vote each.
Trading takes place in class B shares. No
changes in the share capital took place
during the year.

A convertible debenture offer to the
employees was subscribed for in the
amount of MSEK 80.7 during the year.
Conversion to class B shares may be car-
ried out during the period 1 June 2000 –

1 June 2003 at an exercise price of SEK
155. Upon full conversion of the sub-
scribed notes, the number of shares will
be increased by 520,911 and the com-
pany’s share capital will be increased by
2,084,000, corresponding to 1.6 per
cent of the share capital and 1.2 per cent
of the votes in the company.

trading 

Close to 9.5 million JM shares were trad-
ed in 1999. The share price rose by 31
per cent during the year, compared with
just under 30 per cent for the construc-
tion and real estate index. The Affärs-

världen General Index climbed by 66 per
cent. The highest price paid for the share
was SEK 174 and the lowest was SEK 111.

ownership structure

On 31 December 1999, JM had 3,412
shareholders, most of whom were pri-
vate persons with smaller holdings. The
number of owners with holdings of more
than 100,000 shares increased from 37
at year-end 1998 to 45 at the end of
1999. The share of foreign ownership
increased to 6.8 per cent (1.3).

dividend

Over time, the dividend should reflect
the earnings trend in ongoing operations
and correspond to an average 50 per cent
of consolidated profit after standard tax
over the course of a business cycle.
Gains on the sale of properties should be
seen as a natural part of JM’s project
development operations, and should be
included in calculation of dividends.
Over the past five years, the average
dividend has been around 30 per cent.

PRICE-RELATED DATA

1999 1998 1997 1996 1995

Share price as per 31 Dec. (SEK) 164 125 118 120 64
Highest price during the year (SEK) 174 163 127 122 68.5
Lowest price during the year (SEK) 111 105 108 55,5 48
Average daily trading volume during the year 37,330 20,139 38,826 30,658 5,377
Total trading volume during the year 9,407,118 5,034,817 9,667,830 7,695,050 1,349,550
Direct yield as per 31 Dec. (%) 4.1 2.6 2.8 1.7 2.7
Source: SIX Findata

Profit after tax (%) 13.30 7.25 10.95 4.75 13.70
P/E ratio as per 31 Dec. 12 17 11 25 5
Highest P/E ratio during the year 13 22 12 26 5
Lowest P/E ratio during the year 8 15 10 12 4
Source: JM

KEY RATIOS PER SHARE

1999 1998 1997 1996 1995

Number of shares as per 31 Dec. 33,241,000 33,241,000 32,653,000 32,653,000 32,653,000
Profit after tax (SEK) 13.30 7.25 10.95 4.75 13.70
Ordinary dividend (SEK) 6.75* 3.25 2.25 2.00 1.75
Extra dividend (SEK) – – 1.00 – –
Dividend as a % of profit after tax 50 45 30 42 13

* As proposed by the Board.

Higher dividend
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Skanska Invest AB

Funds and foundations

Insurance companies

Other

Ownership structure (share capital) as per 17 March 2000

LARGEST SHAREHOLDERS  AS PER 17 MARCH 2000

No. of % of % of
Shareholder shares shares votes
Skanska Invest AB 1,250,000 A

7,560,100 B 26.5 45.1
Nordbankens fonder och stiftelser 3,314,950 B 10.0 7.5
Livförsäkrings AB Livia 160,000 B 0.5 0.4
FöreningsSparbankens fonder 2,420,400 B 7.3 5.4
S-E-Bankens fonder och stiftelser 2,517,800 B 7.6 5.7
Gamla Livförsäkrings AB
SEB Trygg Liv 820,400 B 2.5 1.8
Nya Livförsäkrings AB
SEB Trygg Liv 30,000 B 0.1 0.1
Allmänna Pensionsfonden,
fjärde fondstyrelsen 1,804,300 B 5.4 4.1
Försäkringsbolaget SPP,
ömsesidigt 1,051,200 B 3.2 2.4
SPP Livförsäkring AB 46,200 B 0.1 0.1
SPPs fonder 19,700 B 0.1 0.0
Apoteket ABs Pensionsstiftelse 1,102,600 B 3.3 2.5
Livförsäkrings AB Skandia 1,025,100 B 3.1 2.3
Skandia Fond Småbolag Sverige 7,400 B 0.0 0.0
Ratos Förvaltnings AB 900,000 B 2.7 2.0
AMF Sjukförsäkrings AB 587,300 B 1.8 1.3
AMF TFA Försäkrings AB 240,300 B 0.7 0.5
Arbetsmarknadens Försäkrings AB 49,000 B 0.1 0.1
Folksam ömsesidig livförsäkring 462,000 B 1.4 1.0
Folksams Aktiefonder 163,500 B 0.5 0.4
Sparliv Livförsäkrings AB 64,600 B 0.2 0.1
Svenska Metallindustriarbetare-
förbundet 625,828 B 1.9 1.4
Bancos Fonder 578,600 B 1.7 1.3
Svenska Kommunalarbetare-
förbundet 573,544 B 1.7 1.3
Stiftelsen för kunskaps- och
kompetensutveckling 450,000 B 1.3 1.0
Foreign shareholders 2,269,230 B 6.8 5.1
Other shareholders 4,316,448 B 13.0 9.7
Total 33,241,000 100.0 100.0

Number of shareholders as per 31 December 1999: 3,412.

SHAREHOLDINGS,31 DEC.1999

Number % of all Total % of
Size of of share- share- shares share
holding holders holders owned capital
1–500 2,882 84.5 339,109 1.0
501–1,000 218 6.4 182,406 0.6
1,001–2,000 85 2.5 144,499 0.4
2,001–5,000 72 2.1 264,905 0.8
5,001–10,000 45 1.3 343,489 1.0
10,001–20,000 21 0.6 327,100 1.0
20,001–50,000 32 0.9 1,015,368 3.1
50,001–100,000 12 0.4 930,051 2.8
100,001– 45 1.3 29,694,073 89.3

TOTAL 3,412 100.0 33,241,000 100.0

CHANGES IN SHARE CAPITAL 1980–1999

New Bonus Par Share
Issue, issue, Share value/ capital,

Year MSEK MSEK Split split share MSEK

1980 200,000 SEK 100 20.0
1981 5.0 5:1 1,250,000 SEK 20 25.0
1982 42.2 3,358,000 SEK 20 67.2
1985 18.0 4,258,000 SEK 20 85.2
1989 5:1 21,290,000 SEK 4 85.2
1995 45.4 32,653,000 SEK 4 130.6
1998* 2.4 33,241,000 SEK 4 133.0
* Conversion of debenture loan.

DISTRIBUTION BY CLASS OF SHARES,31 DEC.1999

Number % of share % of
Class of shares capital votes

A 1,250,000 3.8 28.1
B 31,991,000 96.2 71.9

TOTAL 33,241,000 100.0 100.0
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JM Group five-year summary  

BALANCE SHEET ACCORDING
TO THE PERCENTAGE OF COMPLETION METHOD

MSEK 1999 1998 1997 1996

Assets
Management properties 6,855 7,117 6,660 7,326
Other fixed assets 300 248 152 192
Development properties 2,611 2,020 813 480
Other current assets 894 691 622 812
Liquid assets 390 396 359 505
Total assets 11,050 10,472 8,606 9,315

Equity and liabilities
Equity 3,144 2,812 2,622 2,331
Provisions 987 917 818 712
Interest-bearing liabilities 5,662 5,619 4,284 4,786
Revenues from invoicing of work uncompleted 28 85 30 368
Other liabilities 1,229 1,039 852 1,118
Total equity and liabilities 11,050 10,472 8,606 9,315

BALANCE SHEET ACCORDING
TO THE COMPLETED CONTRACT METHOD

MSEK 1996 1995

Assets
Management properties 7,326 7,082
Fixed assets 156 153
Other properties held for resale 36 52
Other current assets 812 687
Development properties 480 398
Liquid assets 505 459
Total assets 9,315 8,831

Equity and liabilities
Equity 2,274 2,154
Provisions 648 623
Interest-bearing liabilities 4,786 4,733
Work in progress (net) 446 263
Other liabilities 1,161 1,058
Total equity and liabilities 9,315 8,831

INCOME STATEMENT ACCORDING
TO THE PERCENTAGE OF COMPLETION METHOD

MSEK 1999 1998 1997 1996
Construction operations 330 185 94 113
Divestments – – – 35
Property management 407 440 506 530
Gains on the sale of properties 330 135 380 36
Group-wide costs* -68 -67 -45 -36
Revaluation of properties, etc. 0 – – –
Profit before 
financial items 999 693 935 678
Financial income and expenses -365 -358 -405 -480
Profit before tax 634 335 530 198
Taxes -193 -94 -172 -42
Net profit for the year 441 241 358 156

*Group-wide costs are reported separately with effect from 1996.

INCOME STATEMENT ACCORDING
TO THE COMPLETED CONTRACT METHOD

MSEK 1996 1995
Construction operations 121 101
Divestments 35 110
Property management 512 463
Gains on the sale of properties 36 297
Group-wide costs – –
Revaluation of properties, etc. – -40
Profit before 
financial items 704 931
Financial income and expenses -474 -451
Profit before tax 230 480
Taxes -45 -110
Net profit for the year 185 370
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KEY RATIOS

MSEK 1999 1998 1997 1996 1995
CONSTRUCTION OPERATIONS
Net sales (percentage of completion method) 5,085 3,966 3,114 3,648
Invoicing 2,976
Margin  6.5% 4.7% 3.0% 3.1% 3.0%

Order bookings 5,780 4,355 3,089 3,442 3,244
Order backlog (31 Dec.) 3,819 2,950 2,467 2,488 2,694

REAL ESTATE OPERATIONS
Net sales 740 810 875 908 777
Of which: Interest subsidies 31 42 64 95 94
Vacancy rate (31 Dec.) 

Percentage of total floor space 3% 6% 7% 7% 7%
Percentage of total possible annual rental revenues 2% 4% 4% 3% 5%

Management properties,
market and book values
Book value (31 Dec.) 6,855 7,117 6,660 7,192 6,920
Estimated market value (31 Dec.) 9,202 9,177 8,358 8,700 7,950
Estimated surplus value before deferred tax 2,347 2,060 1,698 1,508 1,030

PERSONNEL
Number of employees (average) 2,140 1,993 1,930 2,221 2,166
Payroll expenses, incl. social security costs 824 832 769 807 733

KEY RATIOS, GROUP
Total assets 11,050 10,472 8,606 9,315 8,831
Shareholders’ equity 3,144 2,812 2,622 2,331 2,154
Interest-bearing net debt 5,588 5,511 4,194 4,524 4,492
Debt/equity ratio 1.8 2.0 1.6 1.9 2.1
Equity ratio (visible) 28% 27% 30% 25% 24%
Return on total capital before tax 9.3% 7.4% 10.6% 7.7% 11.8%
Return on capital employed before tax 11.4% 8.8% 12.9% 9.5% 14.9%
Return on equity after tax 14.8% 8.9% 14.4% 6.8% 22.0%

DATA PER SHARE (SEK)
Profit after tax 13.30 7.25 10.95 4.75 13.70
Of which:

Sale of operations – – – 0.85 4.10
Gains on the sale of properties 6.90 2.90 7.65 0.85 7.70
Revaluation of properties, etc. – – – – -1.05

Management properties
Market value 277 276 256 266 244
Book value 206 214 204 220 212

Shareholders’ equity (reported) 94.60 84.60 80.30 71.40 66.00

Dividend (for 1999, proposed) 6.75 3.25 3.25* 2.00 1.75

Profit after tax upon full conversion 13.20 – – – –

* Of which, SEK 1.00 referred to an extraordinary dividend.
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Over the past five years total assets have
increased from MSEK 8,831 to MSEK
11,050, or by around MSEK 2,200.
Expansion has been financed with share-
holders’ equity of approximately MSEK
1,000 and external capital of around
MSEK 1,200.

construction operations

The book value of development proper-
ties rose during the period from MSEK
398 to MSEK 2,611, corresponding to a
net increase of approximately MSEK
2,200. This is mainly attributable to JM’s
large property acquisitions in 1998 and
1999 for residential project development
on preferred sites in the Stockholm area. 

Over a period of five years, net sales
have risen dramatically from SEK 3 to 5
billion. At the same time, the margin has
improved substantially from 3.0 to 6.5
per cent. This powerful volume growth
is partly attributable to the acquisition
of operations in Norway during 1998
and 1999.

real estate operations

On the asset side, the book value of
management properties has fallen from
MSEK 7,082 to MSEK 6,855, a net de-
crease of around MSEK 200. Significant
changes can be attributed to acquisitions
and exchange transactions carried out by
JM, such as the purchase of parts of Ber-
galiden’s and Apoteksbolaget’s real estate
portfolios in 1995. In 1997, the Täby
Centrum and Hallunda Centrum shop-
ping centers were sold and a real estate

portfolio in the Mörby Centrum shop-
ping center was acquired.

In 1999, the entire portfolio of man-
agement properties in Skåne and Got-
henburg was sold. Towards the end of the
five-year period there has been a selec-
tive focus on commercial project devel-
opment in the Stockholm region. At the
end of 1999, 97 per cent of JM’s manage-
ment properties were concentrated in
the greater Stockholm area.

The estimated surplus value of the
management properties before deferred
tax rose from MSEK 1,030 to MSEK
2,347 during the period.

In the past five years, net sales and
profit in real estate operations have been
influenced by the major real estate
transactions that have taken place. The

portion of net sales attributable to
interest subsidies is characterized by a
declining trend, mainly due to falling
general interest rates.

Surplus values were realized by an
annual average of around MSEK 236
during the period, at the same time that
surplus values in the real estate portfolio
rose by around MSEK 1,300. 

The vacancy rate during the period was
low, and at the end of the period very low.

finance operations

Interest-bearing liabilities during the
period increased from MSEK 4,492 to
MSEK 5,588, or by around MSEK 1,100.
Changes in the amount of debt during
the period are linked to the major pro-
perty and land transactions JM has car-
ried out.

Net financial items improved by more
than MSEK 100 from the peak level
during the five-year period. Interest
rates have fallen successively over the
period, lowering the average interest rate
from 10.4 to 5.9 per cent, i.e. by 4.5 per-
centage units, which had a positive
impact on net financial items. However,
higher net borrowing of approximately
MSEK 1,400 in the past few years in-
hibited more rapid improvement in net
financial items.

Comments on the
five-year summary

In 1999, JM divested its entire portfolio of management properties in Skåne and Gothenburg.The picture
above shows the former twine factory on the Kajan block of Malmö’s Limhamn district.
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The Board of Directors and the President
of JM Byggnads och Fastighets AB (publ)
hereby submit the Annual Report and
consolidated financial statements for
1999.

GROUP

net sales

Net sales in 1999 amounted to MSEK
5,825, compared with MSEK 4,776 in
1998.

profit

The JM Group’s profit after financial
items in 1999 amounted to MSEK 634
compared with MSEK 335 in the pre-
ceding year. Of this profit, MSEK 330
(135) comprised gains on the sale of
management properties.

Net financial items showed a deficit
of MSEK 356 (-351), a deterioration of
MSEK 5 compared with the preceding
year. Costs of MSEK 13 for early re-
demption of loans and MSEK 4 for mort-
gage deeds were charged to net financial
items.

The year’s profit after tax amounted
to MSEK 441 (241). Profit was charged
with tax of MSEK 193 (94). Property tax
of MSEK 37 (43) is included in operating
profit for property management. 

Earnings per share after tax totalled
SEK 13.30 (7.25).

Return on capital employed for the
year was 15 per cent. Average return on
capital employed over the past five cal-
endar years has been 13 per cent. The

Group’s return target is an average of 15
per cent over the course of a business
cycle.

CONSTRUCTION OPERATIONS

profit in construction
operations

Profit in construction operations for
1999 amounted to MSEK 330 (185). Net
sales totalled MSEK 5,085 (3,966). The
profit margin, i.e. profit in construction
operations in relation to the year’s net
sales, was 6.5 (4.7). Profit includes the
operating net from project properties
(income-producing development proper-
ties) of MSEK 57 (37). 

the housing market

In its most recent forecast the Federa-
tion of Swedish Building Contractors
estimates the number of housing starts
during 1999 at 15,000, compared with
12,000 in 1998. Residential building in
the Swedish construction market is ex-
pected to increase further, particularly
in the metropolitan areas. 

Throughout the 90s there has been a
strong population influx to metropoli-
tan areas and university towns. Little
housing has been built in relation to
population growth, above all in Stock-
holm, and demand for housing in at-
tractive locations remains strong. In
1998 and 1999, JM acquired a number
of large development properties.

The projects that are scheduled to
begin in 2000–2002 include a total of

more than 8,000 residential units. JM
has building rights for more than 24,000
residential units in around 250 projects,
of which over 20,000 in Sweden, and
thus has a highly attractive portfolio for
future housing sales. Of the building
rights in Sweden, two thirds are located
in the greater Stockholm area.

major acquisitions

In 1999, JM carried out a large number
of acquisitions for future project devel-
opment.
• In March, JM acquired Solberga hos-
pital in Älvsjö from Locum AB. This
well situated property will be convert-
ed into approx. 220 residential units
and 2,000 sq.m. of office space.

• In April, JM acquired the Bolinder prop-
erty in Järfälla. A total of 500–600 new 
residential units are planned for this
site on the shore of Lake Mälaren.

• In April, JM’s subsidiary in Oslo, Bygg-
holt AS, acquired the project developer 
AS Prosjektfinans. The company has a 
project portfolio corresponding to
around 2,500 residential units.

• JM’s wholly owned subsidiary JM Con-
struction SA in Brussels acquired a 
centrally located property in Brussels
for conversion into attractive offices
and a well situated site for construc-
tion of 120–150 residential units.

establishment of operations
in denmark

In 1999 JM established the Danish sub-
sidiary JM Danmark A/S to develop resi-

Board of Directors’ Report
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dential projects in the Copenhagen area.
During the year, the company acquired a
large development property and signed
agreements for the acquisition of an
additional two projects.

order backlog /housing starts /sales

The order backlog at year-end 1999 was
MSEK 3,819 (2,950). Order bookings
during the period totalled MSEK 5,780
(4,355). More than 70 per cent of the
order backlog refers to housing. A total
of 70 (60) projects containing some
2,300 (2,100) residential units were
started during the period, and at the end
of the year JM had 5,400 (4,700) resi-
dential units under construction. Sales
have remained favourable and a total of
2,000 (1,900) residential units were sold
in 1999.

investments /disinvestments

Total acquisitions of development land
and project properties in 1999 amount-
ed to MSEK 819 (1,513). Net invest-
ments in development land and project
properties totalled MSEK 482 (1,292),
after which the portfolio amounts to
MSEK 2,611 (2,020). This portfolio is a
prerequisite for JM’s long-term develop-
ment of commercial and residential
properties.

Investments in machinery and equip-
ment amounted to MSEK 32 (47). 

At the end of 1999, a conditional
agreement was signed for the sale of JM’s
painting operations in Eskilstuna and
Borlänge as part of the company’s focus
on core business in project development
of residential and commercial proper-
ties.

In February 2000, JM Maskinservice
was sold to Cramo as a further step in
concentration of operations. The pur-
chase price was MSEK 75, providing a
capital gain of MSEK 30.

REAL ESTATE OPERATIONS

profit 

Profit in real estate operations amount-

ed to MSEK 737 (575), of which gains on
the sale of properties accounted for
MSEK 330 (135). Profit in property
management after planned depreciation
totalled MSEK 407 (440). Profit was
charged with depreciation of MSEK 87
(97) and property tax of MSEK 37 (43).
The year’s rental revenues including
interest subsidies of MSEK 31 (42) total-
led MSEK 740 (810).

The vacancy rate at the end of 1999
corresponded to 2 per cent (4) of annual
rents and 3 per cent (6) of rentable floor
space.

Total rentable floor space at year-end
amounted to 640,000 (833,000) sq.m.,
including garage space of 71,000
(51,000) sq.m.

real estate deals /
investments

In January 1999, JM sold its real estate
portfolios in Skåne and Halmstad to
Kungsleden AB for MSEK 1,240, provid-
ing a capital gain of MSEK 218. The
portfolio includes 43 properties with
combined floor space of approx.
225,000 sq.m.

In September parts of the real estate
portfolio in Gothenburg were sold to
Vasakronan for MSEK 274, providing JM
with a capital gain of MSEK 60. The
portfolio contains four centrally located
office properties with rentable space of
20,000 sq.m.

In the fourth quarter of 1999 JM sold
another three residential properties in
Skåne and six industrial properties in
Gothenburg for a combined MSEK 165
and a capital gain of MSEK 40, and a
residential property in Stockholm for
MSEK 24 with a capital gain of MSEK
10. 

The year’s sales of management prop-
erties represented a total sales volume
of MSEK 1,710 and capital gains of
MSEK 330.

In February 1999, JM acquired the
Nattvakten 9 property in Sollentuna as a
complement to its existing portfolio
there. The property contains 1,211

sq.m. of rentable space and was acquir-
ed for MSEK 9. 

The agreement with the City of
Stockholm to acquire the freehold to the
Kortbyrån 17 property (Vasahuset) was
completed for a price of MSEK 125.

The Svärdet 35 property in Mörby was
acquired in the fourth quarter for
MSEK 110 as a complement to JM’s
existing portfolio. In addition, the two
project properties Adam och Eva 16 and
Beridarebanan 13 in downtown Stock-
holm were acquired for a price of MSEK
509 from Nordbanken’s pension fund.

Property acquisitions during the year
amounted to MSEK 753 and investments
to MSEK 566.

Investments are underway in the Hil-
ton property in Solna – partly compris-
ing JM’s new head office, the Töebacken
property in Lund – construction of an
office complex, the Holar property in
Solna och the Boken 16 property in
Stockholm – conversion of office build-
ings, and conversion/extension of the
Kortbyrån property in Stockholm.

After year-end, the residential prop-
erty Träskfloden 15 or “Jarlaplan” was
sold to Livia for a price of MSEK 401,
providing a capital gain of MSEK 163.

the market for
commercial premises

Demand for space in attractively located
properties in the greater Stockholm area
remains strong, with rising rents and de-
clining vacancies. Rents in certain parts
of the greater Stockholm area exceed
last year’s levels by 10–20 per cent.

market value of jm’s
management properties

Through an appraisal in collaboration
with external consultants, the market
value of JM’s management properties at
year-end 1999 was estimated at MSEK
9,202 (9,177). Management properties
under construction have been taken up
only at book value. The corresponding
book value of the aggregate portfolio
amounted to MSEK 6,855 (7,117). 
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After the year’s transactions, 97 per cent
of the market value of JM’s management
properties is concentrated in the greater
Stockholm area.

Calculated per JM share, the estimat-
ed market value of the management 
properties at year-end 1999 was SEK
277 (276).

The direct yield from management
properties as per 31 December 1999
excluding interest subsidies in relation to
book value amounted to 7.9 per cent (8.1).
Direct yield is based on operating profit
for 1999 excluding interest subsidies and
before depreciation and administrative
expenses, with adjustment for proper-
ties acquired and sold during the year.

FINANCE OPERATIONS

net financial items
and debt/equity ratio

Net financial items for 1999 showed a
deficit of MSEK 356 (-351), a deteriora-
tion of MSEK 5 compared with the cor-
responding period of last year. Costs of
MSEK 13 for early redemption of loans
and MSEK 4 for mortgage deeds were
charged to net financial items.

At year-end 1999, JM’s interest-bear-
ing net debt amounted to MSEK 5,588
(5,511).

Total interest-bearing loans at year-
end 1999 totalled MSEK 6,014 (5,956),
including PRI pension liabilities of
MSEK 352 (337). The average interest-
bearing loan liability was higher in 1999
than in the preceding year.

As per 31 December 1999, the aver-
age interest rate on total interest-bear-
ing loans was 5.9 per cent (6.7). The
average fixed interest period for the
Group’s combined loan stock excluding
PRI pension liabilities was 1.7 (1.7)
years. The debt/equity ratio at year-end
1999 was 1.8 (2.0).

OTHER

cash flow

Cash flow before investments amounted

to MSEK -68 (460).  The weaker cash
flow is mainly attributable to an in-
crease in accounts receivable. Cash flow
after the year’s net investments was
MSEK 87, compared with MSEK –1,260
the year before.

liquidity

The Group’s disposable liquidity on 31
December 1999 amounted to MSEK
1,116 (1,119). Aside from liquid assets
of MSEK 390 (396), this included unutil-
ized overdraft facilities and credit lines
of MSEK 726 (723).

taxes

The total tax expense was MSEK 193
(94), of which paid tax accounted for
MSEK 118 (53) and deferred tax for
MSEK 75 (41).

Property tax, which is treated as an
operating expense, was charged to profit
in the amount of MSEK 45 (49).

return

Return on capital employed before tax
was 11.4 per cent (8.8). 

Return on shareholders’ equity after
tax was 14.8 per cent (8.9). Over the
past five calendar years, return on capi-
tal employed after tax has averaged at 13
per cent.

equity ratio

The visible equity ratio, i.e. reported
shareholders’ equity in relation to total
assets, was 28 per cent (27).

shareholders ’ equity

Consolidated shareholders’ equity as per
31 December 1999 amounted to MSEK
3,144 (2,812), divided between restrict-
ed equity of MSEK 1,502 (1,666) and
unrestricted equity of MSEK 1,642
(1,146). No transfer to restricted re-
serves is proposed.

personnel

The number of employees in the Group
at year-end 1999 was 2,266 (2,058). The
number of construction workers was

1,336 (1,212) and the number of salaried
employees was 930 (846).

The average number of employees
during the year was 2,140 (1,993), of
whom 231 (184) were employed outside
Sweden. Of the total number of em-
ployees, 1,915 (1,794) were men and 225
(199) were women.

Wages, salaries and social security
costs were paid in the amount of MSEK
825 (832), with social security costs
accounting for MSEK 272 (294).

year 2000

The installation of new computer
systems to secure transition to the year
2000 was completed according to plan.
For JM, the turn of the millennium
caused no disruptions in computer
systems or the technical systems in our
properties. The year’s cost of MSEK 24
for new computer systems and develop-
ment of business systems is reported
among group-wide costs.

convertible debenture
loan to the employees 

The company’s offer of a convertible
debenture loan to the employees was
subscribed for in the amount of MSEK
80.7. In addition, MSEK 19.3 has been
placed in the wholly owned subsidiary
AB Garantihus so that the offer can be
extended to future employees. The
term of the loan is 15 June 1999 – 15
June 2003, i.e. 4 years. The loan carries
interest equivalent to STIBOR minus
0.8 percentage points. Conversion to
class B shares may be carried out during
the period 1 June 2001 – 1 June 2003
with the exception of the period from 1
January to the record date for the
respective year’s dividend. The exercise
price is SEK 155.

The number of shares prior to conver-
sion is 33,241,000. Upon full conversion
of the subscribed notes, the number of
shares will be increased by 520,911 and
the company’s share capital will be in-
creased by SEK 2,084,000, correspond-
ing to 1.6 per cent of the share capital
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and 1.2 per cent of the votes in the com-
pany.

board of directors ’
activities in 1999

JM’s Board of Directors consists of six
regular members with one deputy elect-
ed by the Annual General Meeting, and
two employee representatives with two
deputies. The President is a regular
Board Member.

The Board held one statutory meet-
ing, four regular meetings and one extra
meeting, plus three meetings per capsu-
lam. 

PARENT COMPANY

operations

The Parent Company’s primary oper-
ations are to own and manage proper-
ties, and to conduct construction oper-
ations via wholly owned subsidiaries.

name change to jm ab

In November 1999, the Parent Company
JM Byggnads och Fastighets AB changed
name to JM AB. In January 2000, JM
Byggnads AB was fusioned into JM AB
as part of the focus on core operations in
project development.  

net sales and profit

Rental revenues from property manage-
ment totalled MSEK 472 (469), of which
interest subsidies accounted for MSEK
29 (37).

The Parent Company’s gains on the
sale of management properties amount-
ed to MSEK 155 (98).

The Parent Company’s profit before
appropriations and tax was MSEK 230
(241). The year’s interest expenses for
production to be held for property
management purposes were expensed. 

The Parent Company’s property in-
vestments in 1999 amounted to MSEK
964 (516).

The Parent Company’s investments in
existing properties are made primarily
via purchases from group companies.

personnel

The average number of employees was
91 (94), of whom 72 (75) men and 19
(19) women. Wages, salaries and social
security costs were paid in the amount
of MSEK 56 (64).

dividend policy

Over time, the dividend shall reflect the
company’s profit trend in ongoing opera-

tions, and shall correspond to an average
of 50 per cent of the Group’s profit after
standard tax over the course of a busi-
ness cycle. Gains on the sale of proper-
ties should be seen as a natural part of 
JM’s project development operations,
and should be included in calculation of
dividends. Over the past five years the
average dividend has been around 30 
per cent.
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GROUP PARENT COMPANY

MSEK 1999 1998 1999 1998

Net sales 5,825 4,776 472 469
Costs for production and management -4,766 -3,857 -177 -186
Gross profit 1,059 919 295 283

Selling and administration costs -399 -368 -54 -39
Gains on the sale of properties 330 135 155 98
Revaluation of properties 0 – 11 – 
Operating profit 990 686 407 342

Result from financial items
Result from dividends in group companies – – 93 176
Result from financial fixed assets 3 6 39 2
Result from financial current assets 11 10 33 16
Interest expenses and similar profit/loss items -370 -367 -342 -295
Profit after financial items 634 335 230 241

Appropriations in the Parent Company -47 27

Tax on the year’s profit -193 -94 -58 -27
NET PROFIT FOR THE YEAR 441 241 125 241

Income statements
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GROUP PARENT COMPANY

MSEK 31 Dec. 1999 31 Dec. 1998 31 Dec. 1999 31 Dec. 1998

ASSETS

Fixed assets
Intangible fixed assets
Goodwill 92 65 – –

Tangible fixed assets
Buildings and land 6,937 7,167 4,266 3,697
Machinery and other technical installations 33 38 0 0
Equipment,tools,fixtures and fittings 38 32 2 2

7,008 7,237 4,268 3,699

Financial fixed assets
Participations in group companies – – 952 1,423
Receivables from group companies – – 828 789
Participations in associated companies 10 10 4 4
Other securities held as fixed assets 2 2 0 0
Other long-term receivables 43 51 1 9

55 63 1,785 2,225

TOTAL FIXED ASSETS 7,155 7,365 6,053 5,924

Current assets
Development properties 2,611 2,020 503 316

Participations in tenant-owner associations,etc. 46 32 – 0

Inventories 7 3 – – 

Current receivables
Accounts receivable,trade 692 355 10 11
Receivables from group companies – – 830 740
Other current receivables 112 252 56 6
Deferred expenses and accrued income 37 49 13 18

841 656 909 775

Short-term investments 52 78 – 3 

Cash and bank balances 338 318 124 34

TOTAL CURRENT ASSETS 3,895 3,107 1,536 1,128

TOTAL ASSETS 11,050 10,472 7,589 7,052

Balance sheets
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GROUP PARENT COMPANY

MSEK 31 Dec. 1999 31 Dec. 1998 31 Dec. 1999 31 Dec. 1998

EQUITY AND LIABILITIES

Equity
Share capital 133 133 133 133
Restricted reserves 1,369 1,533 687 687
Restricted equity 1,502 1,666 820 820

Profit carried forward 1,201 905 514 396
Net profit for the year 441 241 125 241
Unrestricted equity 1,642 1,146 639 637

TOTAL EQUITY 3,144 2,812 1,459 1,457

Untaxed reserves in the Parent Company 426 379

Provisions
Provisions for pensions and similar 
commitments 353 338 173 174
Provisions for taxes 504 476 32 – 
Other provisions 130 103 – –

987 917 205 174

Liabilities
Liabilities to credit institutions 5,375 5,622 4,639 4,524
Advance payments from customers 7 0 – – 
Accounts payable,trade 466 443 18 23
Liabilities to group companies – – 455 344
Income tax liability – – – 3
Revenues from invoicing of work uncompleted 28 85 – –
Other liabilities 645 133 272 14
Accrued expenses and deferred income 398 460 115 134

6,919 6,743 5,499 5,042

TOTAL EQUITY AND LIABILITIES 11,050 10,472 7,589 7,052

PLEDGED ASSETS

Pledges and equivalent collateral to secure 
own liabilities and provisions 4,467 4,845 3,232 3,164
Other pledges and equivalent 
collateral – 1 – –

4,467 4,846 3,232 3,164

CONTINGENT LIABILITIES 1,596 877 1,784 1,220
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GROUP PARENT COMPANY

MSEK 1999 1998 1999 1998

Cash flow before investments
Net profit for the year 441 241 125 241
Reversal of items not affecting cash flow
Depreciation and write-downs 140 129 42 55
Gains on the sale of shares and properties -332 -135 -159 -98
Deferred tax/untaxed reserves 75 41 47 -27
Other adjustments 21 19 -1 2
Change in working capital
Current interest-free assets -312 -61 -162 29
Revenues from invoicing of work uncompleted -56 54 – –
Current interest-free liabilities and provisions -45 172 -249 -19

Cash flow before investments -68 * 460 -357 183

Investments
Investments in management properties -1,084 -986 -619 -516
Investments in shares and participations -58 -23 – -133
Net investment in development properties -351 -1,252 -75 -196
Net investment in other fixed assets -107 -144 -1 -1
Sale of management properties 1,710 671 390 383
Sale of shares and participations 45 14 475 –
Net investments 155 -1,720 170 -463
Cash flow after investments 87 -1,260 -187 -280

Financing
Dividend -108 -106 -108 -106
Interest-bearing liabilities and provisions 43 1,335 394 947
Interest-bearing receivables 13 – -121 -789
Long-term interest-free lending and borrowing,etc. 59 14 124 1
Adjustment of deferred tax -99 – – –
New share issue – 47 – 47
Group contributions – – -15 -16
Translation difference in shareholders’ equity -1 8 – –
Financing -93 1,298 274 84
Total cash flow for the year -6 38 87 -196
Liquid assets at year-end 390 396 124 37

INTEREST-BEARING NET DEBT AT YEAR-END 5,588 5,511 3,633 4,115

CHANGE IN INTEREST-BEARING NET DEBT 77 1,317 -482 775

* The deterioration in cash flow is mainly attributable to
an increase in accounts receivable.

INTEREST-BEARING NET DEBT
Interest-bearing liabilities 6,014 5,956
Liquid assets -390 -396
Interest-bearing promissory notes receivable, etc. -36 -49

5,588 5,511

Cash flow statements
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Millesgården:“I was very
pleased that JM got the order”
The architect behind Millesgården’s new art gal-
lery, Johan Celsing, not only won the competition
that gave his firm the order – when the building
was completed he was selected for the 1999
Kasper Salin Award.

And he himself chose JM as the contractor.
“It was important to work with a solid company

that also offered a competitive price. Even though
they’re mainly associated with housing, I was very
pleased that JM got the order”, says Johan Celsing.

In his opinion, it’s not enough to have an architect
with good solutions and a client prepared to pay
whatever it costs. You also need a skilled builder.

And sure enough, every detail is carefully con-
sidered and crafted. Few aspects of the building
process have been routine. In general, the architect
has designed the new construction to harmonize
with the existing structures in terms of topo-
graphy, style and proportions.Yet the building has a
modern style all its own, such as a copper roof
with large projections and conical skylights.

An intricate opening in the ceiling directs light
onto a freestanding wall by the entrance, and on

certain days its white surface appears to glow
almost magically.

A stone wall marking the edge of Millesgår-
den’s terrace was dismantled stone by stone, and
each was numbered and set aside.The wall was
then rebuilt in the exact same place to merge with
one of the new gallery’s outer walls, linking the old
with the new.This widely acclaimed art gallery on
Lidingö, adjacent to Carl Mille’s former home and
studio, will be used for temporary exhibits from
various artists. Just as the great artist envisioned at
the beginning of the last century.
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JM’s portfolio of management properties
complements and supports the com-
pany’s ongoing business and project
development activities.

At the end of 1999, the portfolio con-
sisted of 91 (137) properties with rent-
able space of 640,000 (833,000) sq.m.
and a book value of MSEK 6,253 (6,390).
After substantial real estate deals in
1999 the portfolio is highly concentrat-
ed in greater Stockholm, which accounts
for 96 per cent of total rental revenue
and 93 per cent of rentable space. JM’s
entire portfolio in Skåne was sold during
the year and the holdings in Gothenburg
were significantly reduced.

JM’s real estate portfolio is predomin-
antly made up of commercial properties
in inner-city Stockholm and its northern
suburbs. The residential portfolio con-
sists mainly of properties in inner-city
Stockholm and attractive surrounding
areas.

At the end of the year, 2.7 per cent
(5.7) of the total rentable space was
vacant. In terms of rental value, this cor-
responds to a vacancy rate of 2.0 per cent
(4.2) including interest subsidies. Rising
demand for commercial premises has
resulted in exceptionally low vacancies.

In calculating vacancies, the project
properties have been excluded. A va-

cancy rate corresponding to 3–4 per
cent of rental value is judged to repre-
sent normal tenant turnover. 

downtown stockholm 

Of the portfolio of 154,000 (120,000)
sq.m., 60 per cent is gathered in eleven
properties with combined rentable
space of 91,000 sq.m. in the area around
Vasagatan and Sergels Torg. Three large
properties on Södermalm and Kungs-
holmen account for a further 36 per cent
of rentable space. The inner-city rental
trend remained strong in 1999, particu-
larly in certain sub-areas, with powerful
demand for office space near Vasagatan
and Sergels Torg.

northern greater stockholm

The portfolio of around 280,000
(251,000) sq.m. in northern greater
Stockholm consists primarily of office
properties with a concentration in Dan-
deryd, Täby, Sollentuna and Solna,
which account 71 per cent of the rent-
able space. Around 6 per cent of the
portfolio is located in Uppsala. Proper-
ties in preferred locations have experi-
enced a rising rental trend, above all in
Danderyd, where demand is keen.

southern greater stockholm

In southern Stockholm JM has a port-
folio of over 71,000 (64,000) sq.m.
mainly consisting of two large properties
in Södertälje and an office and develop-
ment project in Nacka.

residential stockholm

The residential portfolio of 93,000
(95,000) sq.m. is highly concentrated in
inner-city Stockholm and attractive sur-
rounding areas such as Bromma, Lidingö
and Hammarbyhöjden.

rest of sweden

In the rest of Sweden, JM has real estate
holdings of close to 42,000 (303,000)
sq.m.

High quality portfolio
in the greater Stockholm area

By Mörby Centrum north of Stockholm, JM owns and manages offices with a total floor space of 55,000
sq.m.The area was extensively refurbished during 1999.
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REAL ESTATE PORTFOLIO 31-12-1999

MANAGEMENT Downtown Northern Southern Residential
PROPERTIES Sthlm greater Sthlm greater Sthlm Sthlm Others Total
No. of properties 18 37 5 17 14 91

Rentable space (sq.m.) 154,000 280,000 71,000 93,000 42,000 640,000
Office/Hotel 78,000 182,000 23,000 4,000 25,000 308,000
Retail 19,000 17,000 0 5,000 2,000 44,000
Residential 2,000 15,000 0 77,000 6,000 102,000
Other 55,000 66,000 48,000 7,000 9,000 186,000

Occupancy rate (%)
based on rents 98.2 97.7 85.6 99.4 100.0 98.0
based on rentable space 98.1 97.2 92.7 99.2 99.4 97.3

Rental revenue 1999 (MSEK)* 194 283 27 122 114 740
Office/Hotel 146 210 11 7 65 439
Retail 24 34 0 8 14 80
Residential 1 18 0 101 15 135
Other 23 21 16 6 20 86

Market value (MSEK) 3,250 3,610 220 1,240 280 8,600
Direct yield on market value
excl. interest subsidies (%) 5.9 6.8 9.1 6.0 8.9 6,5

* Rental revenues in 1999 are not relevant with the reported space due to considerable changes during the year.
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BOARD OF DIRECTORS

Front row from left: Bertil Tiusanen, Magnus Key, Monica Lindstedt, Carl Eric Stålberg, Per Westlund and Per Olofsson.
Back row from left: Evert Johansson,Anders Nyrén, Leif Lundell and Lennart Nordlinder. (Ingrid Bäck not pictured.)
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PER WESTLUND, born 1944,
M.Sc.Eng. and M.B.A. Vice President of
Skanska AB. Chairman and member of
the JM Board since 1998.
Board member of IVA.
Shareholding in JM: 1,000 shares

CARL ERIC STÅLBERG, born 1951, 
M.B.A. President and CEO of JM AB.
Board member of the Federation of 
Swedish Building Contractors. Deputy
Board member of SAF. Member of the JM
Board since 1996.
Shareholding in JM: 32,000 shares
Convertibles corresponding to 9,660 shares

ANDERS NYRÉN, born 1954, 
M.B.A. Vice President of Skanska AB. 
Member of the JM Board since 1998. 
Board member of Scancem AB.
Shareholding in JM: 1,000 shares

PER OLOFSSON, born 1940, 
B.Sc. President of the Swedish Federation
of Industries. Member of the JM Board
since 1998. Board member of Limt AB,
Exawo AB and Bluetail AB.
Shareholding in JM: 100 shares

BERTIL TIUSANEN, born 1949, 
M.B.A. Vice President of Vattenfall AB. 
Member of the JM Board since 1998.
Shareholding in JM: 300 shares 

LEIF LUNDELL, born 1939, 
Electrician, employee representative.
Member of the JM Board since 1977. 
Shareholding in JM: 400 shares
Convertibles corresponding to 644 shares

LENNART NORDLINDER, born 1936, 
Structural engineer, employee representa-
tive. Member of the JM Board since 1977.
Shareholding in JM: 0 shares
Convertibles corresponding to 3,225 shares

MAGNUS KEY, born 1944, 
M.Sc.Eng. Executive Vice President of
JM AB, Deputy member of the JM Board
since 1989. Board member of Stockholms
Byggmästareförening.
Shareholding in JM: 36,000 shares
Convertibles corresponding to 9,660 shares

MONICA LINDSTEDT, born 1953, 
M.B.A, President and founder of Hemfrid
i Sverige AB. Member of the JM Board
since 1999. Board member of System-
bolaget and Malmbergs Elektriska AB.
Shareholding in JM: 200 shares

INGRID BÄCK, born 1945, 
Accountant, employee representative.
Deputy member of the JM Board since
1990.
Shareholding in JM: 250 shares
Convertibles corresponding to 1,610 shares

EVERT JOHANSSON, born 1938, 
Carpenter, employee representative.
Deputy member of the JM Board since
1986.
Shareholding in JM: 5 shares
Convertibles corresponding to 322 shares

BOARD SECRETARY
URBAN LILJA, Senior Legal Advisor. 
Shareholding in JM: 30,000 shares
Convertibles corresponding to 9,660 shares

AUDITORS
BERTIL EDLUND, 
Authorized Public Accountant,
Öhrlings PricewaterhouseCoopers AB
BERNHARD ÖHRN, 
Authorized Public Accountant,
KPMG AB

DEPUTY AUDITORS
ULF WESTERBERG, 
Authorized Public Accountant,
Öhrlings PricewaterhouseCoopers AB
JAN RASTMAN,
Authorized Public Accountant,
KPMG AB

Shareholdings pertain to personal holdings of shares and shares owned by immediate family members as per 15 March 2000.
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Carl Eric Stålberg
President and 
Chief Executive Officer.
Shareholding in JM:
32,000 shares
Convertibles corresponding
to 9,660 shares

Peggy Häggqvist
Corporate Communications
Shareholding in JM:0
Convertibles corresponding
to 2,576 shares

Magnus Key
Executive Vice President.
Shareholding in JM:
36,000 shares
Convertibles corresponding
to 9,660 shares

Lars Fränne
Stockholm Residential
Shareholding in JM:
4,050 shares
Convertibles corresponding
to 1,288 shares

Ragnar Hedin
Sweden and International
Shareholding in JM:
1,000 shares
Convertibles corresponding
to 8,000 shares

Sten Hamberg
Business Development/
Real Estate
Shareholding in JM:0 
Convertibles corresponding
to 12,880 shares

Lennart Henriz
Business Support/IT/
Quality and Environment.
Shareholding in JM:800 shares
Convertibles corresponding
to 6,439 shares

Claes Magnus Åkesson
Chief Financial Officer
Shareholding in JM:
31,000 shares
Convertibles corresponding
to 9,660 shares

Göran Malmberg
Human Resources
Shareholding in JM:0 
Convertibles corresponding
to 2,580 shares

Urban Lilja
Legal Affairs/
Land Development
Shareholding in JM:
30,000 shares
Convertibles corresponding
to 9,660 shares

EXECUTIVE MANAGEMENT
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OTHER SENIOR EXECUTIVES

REGIONAL  AND SUBSIDIARY MANAGERS
BUSINESS UNIT STOCKHOLM RESIDENTIAL
Sten Lindberg, Stockholm Central
Åke Nilsson, Stockholm Inner-city
Göran Sjöborg, Stockholm North
Sören Bergström,Stockholm South
Mats Åkerlind, JM Stombyggnad AB
and JM Inredning AB

REGIONAL  AND SUBSIDIARY MANAGERS
BUSINESS UNIT STOCKHOLM COMMERCIAL
Johan Skoglund,Real Estate
Olle Lång,Contracting
Ove Sandin,Civil Engineering
Nils-Erik Häggström,Olle Timblad Målerifirma AB
Jan Olov Sundström, AB Projektgaranti

REGIONAL MANAGERS,
BUSINESS UNIT SWEDEN
Magnus Berg,Uppsala
Sture Emanuelsson,Karlstad
Mats Karlsson,Linköping
Leif Larsson,Västerås
Anders Lundberg,Gothenburg
Anders Wahrer, South

REGIONAL  AND SUBSIDIARY MANAGERS
BUSINESS UNIT BUSINESS DEVELOPMENT/
REAL ESTATE
Bo Jacobsson,Property Management
Birgitta Seman, AB Borätt
Christer Lindmark, Seniorgården AB
Sten Hamberg, Acquisitions and Sales
Bo Jacobsson, Senior Properties
Vacant,New Business Concepts

SUBSIDIARY MANAGERS
BUSINESS UNIT INTERNATIONAL
Thure Landell, JM Construction SA,
Brussels,Belgium
Morten G Fossum, JM Danmark AS,
Copenhagen,Denmark
Eilert Flågan,Byggholt AS,Oslo,Norway
Thor Olaf Askjer, AS Prosjektfinans,
Tønsberg,Norway
Peter Billton,Mercator Lda., Lisbon,Portugal

FINANCING OPERATIONS
Benny Berglund,Tax and  Acquisitions 
Peter Kindstrand,Financial Manager
Per Myrberg,Chief Accountant
Eva Nilsson,Group Treasurer
Sven Sandell,Group Controller

Two years ago, JM purchased land in Frösunda
from the City of Solna with buildings rights for a
total of 27,000 sq.m.The investment will amount
to MSEK 600.The 13,000 sq.m. first stage of the

project has been completed and houses JM’s 
new head office since the end of 1999.
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Shareholders’ equity

Reported shareholders’ equity according
to the balance sheet.

Surplus values before deferred tax in

management properties

Surplus values before deferred tax com-
prise the difference between the market
and book values of management prop-
erties.

Management properties

Completed properties under the mana-
gement of the JM Group.

Interest-bearing net debt

Interest-bearing liabilities and provi-
sions less liquid assets and interest-bear-
ing receivables.

Debt/equity ratio

Interest-bearing net debt in relation to
reported shareholders’ equity.

Visible equity ratio

Shareholders’ equity as a percentage of
total assets according to book values.

Return on total capital after tax

Profit before tax with reversal of finan-
cial expenses in relation to average total
assets.

Return on capital employed after tax

Profit before tax with reversal of finan-
cial expenses in relation to average capi-
tal employed. Capital employed is de-
fined as visible shareholders’ equity plus
interest-bearing liabilities and provisions.

Return on equity after tax

( = return on equity)

Profit after tax in relation to average
shareholders’ equity.

Earnings per share after tax

Profit after tax divided by the weighted
average number of shares outstanding.

CONSTRUCTION OPERATIONS

Percentage of completion method
Net sales in construction operations

(revenue recognized invoicing)

Production costs incurred plus recog-
nized contracted net contribution.

Margin in construction operations

Operating profit expressed as a per-
centage of net sales.

Revenues from invoicing of work

uncompleted

Invoicing (external) less net sales.

Completed contract method
Margin in construction operations

Profit after depreciation as a percent-
age of invoicing recognized as income.

Definitions
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financial calendar

27 April 2000: Interim report, January – March 2000
17 August 2000: Interim report, January – June 2000

24 October 2000: Interim report, January – September 2000

stockbrokers who continuously monitor jm

Alfred Berg Fondkommission
Aragon Fondkommission
CAI Cheuvreux Nordic

Carnegie
Den Danske Bank

Enskilda Securities
Erik Penser Fondkommission

Handelsbanken Investment Banking
MeritaNordbanken Securities

Nordiska Fondkommission
Swedbank Fondkommission
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HEAD OFFICE AND
STOCKHOLM OFFICES
JM AB
Telegrafgatan 4, Solna
SE-169 82 Stockholm
Tel.+46-8-782 87 00, fax +46-8-782 86 00
www.jm.se

OTHER REGIONAL AND
LOCAL OFFICES
Gothenburg
Gårdatorget 2, SE-412 50 Gothenburg
Tel.+46-31-703 57 00,
fax +46-31-335 88 70

Halmstad
Brogatan 1, SE-302 43 Halmstad
Tel.+46-35-10 63 60, fax +46-35-10 67 45

Helsingborg
Prästgatan 24, SE-252 24 Helsingborg
Tel.+46-42-28 98 90, fax +46-42-13 82 24

Karlstad
Hamntorget 1, SE-652 26 Karlstad
Tel.+46-54-22 12 00, fax +46-54-22 12 01

Linköping
Generalsgatan 4, SE-582 73 Linköping
Tel.+46-13-37 14 00, fax +46-13-37 14 09

Lund
Åldermansgatan 13
Box 21, SE-221 00 Lund
Tel.+46-46-30 00 00, fax +46-46-30 01 38

Malmö
Östergatan 26, SE-211 22 Malmö
Tel.+46-40-97 60 05, fax +46-40-97 60 51

Uppsala
Sylveniusgatan 2 
Box 1334, SE-751 43 Uppsala
Tel.+46-18-18 95 00, fax +46-18-12 30 67

Västerås
Signalistgatan 17, SE-721 31 Västerås
Tel.+46-21-80 11 80, fax +46-21-80 11 22

Växjö
Norra Esplanaden 22
Box 209, SE-351 05 Växjö
Tel.+46-470-251 40, fax +46-470-74 99 59

Örebro
Vasastrand 11, SE-703 54 Örebro
Tel.+46-19-10 29 40, fax +46-19-10 29 15

SUBSIDIARIES IN SWEDEN
AB Borätt/Seniorgården AB
Sjöängsvägen 17
Box 956, SE-191 29 Sollentuna
Tel.+46-8-626 66 30, fax +46-8-754 14 41

AB Projektgaranti
Sjöängsvägen 17
Box 956, SE-191 29 Sollentuna
Tel.+46-8-626 66 00, fax +46-8-754 14 41

O.Timblad Målerifirma AB
Strandbergsgatan 53,
SE-112 51 Stockholm
Tel.+46-8-619 51 00, fax +46-8-618 16 01

JM Byggservice AB
Fabriksvägen 5
Box 23, SE-171 18 Solna
Tel.+46-8-514 815 00
fax +46-8-514 815 29

SUBSIDIARIES ABROAD
Belgium
JM Construction S.A.
Avenue Louise 306,B 15
B-1050 Brussels
Tel.+32-2-646 11 12
fax +32-2-646 96 26

Denmark
JM Danmark A/S
Lundsgade 6
DK-2100 Copenhagen 
Tel.+45-70 13 70 80
fax +45-70 13 70 90
www.jmdanmark.dk

Norway
Byggholt AS
Baerumsveien 473,N-1351 Rud
Tel.+47-67 17 60 00
fax +47-67 17 60 01
www.byggholt.no

AS Prosjektfinans
Postboks 2053
N-3103 Tønsberg
Tel.+47-33 30 03 00
fax +47-33 30 03 33

Portugal
Mercator Lda.
Av. Aida, Lote 8,Estoril Garden
Esc.821,P-2765 Estoril
Tel.+351-1-466 22 66
fax +351-1-467 37 37

ADDRESSES
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“To create attractive living and working

environments that satisfy individual

needs both today and in the future.”

jm’s business concept


