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Wallenstam in brief

Wallenstam was established in 1944 and is
a dedicated property company with more
than 300 properties in the three major 
urban areas Stockholm, Gothenburg and
Helsingborg. The focus of the Group’s 
portfolio is on residential and commercial
properties. Wallenstam’s customers consist
of more than 10,000 households and about
1,500 companies.

The Group’s rental income is about SEK
850 million and the value of its property
portfolio is more than SEK 9 billion. 
At the end of the year, Wallenstam had 
87 employees. Wallenstam’s Series B shares
have been listed on the Stockholm Stock
Exchange since 1984.

Wallenstam acquires, manages, refurbishes
and sells properties with the aim of meeting
the demands of a changing market for 
attractive residential and working environ-
ments and thus generating stable growth 
in value in the company.

Wallenstam’s financial objectives are:
•  Net worth after deferred tax to be at

least SEK 200 per share by 2005 
•  Profit from property management to 

be at least SEK 140 million by 2005
•  Return on reported equity to be more

than 10% per year

Gothenburg

Helsingborg

Stockholm

85% of Wallenstam’s business activities are
concentrated to Stockholm and Gothenburg.
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• Profit from property management is 
SEK 62 (66) million.

• Profit after tax is SEK 59 (59) million.

• Profit from property management per
share increases to SEK 3.71 (3.62) per
share.

• During the year, Wallenstam acquired
properties, with a total floor space of
about 70,000 m2 consisting of 38,300 m2

of residential floor space and 31,700 m2

of commercial floor space, for a total of
SEK 492 (692) million. This means that
Wallenstam’s total floor space amounts 
to 1,137,000 m2 (1,112,000). The largest
acquisition was a group of residential 
properties, containing more than 500
apartments, in central Huddinge in the
Stockholm region. The properties were
purchased from the municipally owned
housing company in Huddinge.

• During the year, Wallenstam sold proper-
ties for SEK 449 (538) million. Nine of
the 21 sales were made to sold to tenant-
owners’ associations. The selling prices
exceeded the valuation carried out on 
31-12-2001 by 22%. The property busi-
ness posted a profit of SEK 28.4 (38.1)
million. A provision amounting to SEK
101 million was charged to the profit
from the property business.

• Net worth per share after deferred tax 
increased 29% to SEK 152 (118).

•Since 2000, Wallenstam has repurchased
1,723,820 shares, which is equivalent
9.6% of the original number.

•The proposed dividend is SEK 2.00 (1.60),
an increase of 25%.

● SIGNIFICANT EVENTS AFTER
31 DECEMBER, 2001

At the beginning of 2002, Wallenstam 
purchased three centrally located properties 
in Gothenburg with a floor space of approx.
23,000 m2 and  containing shops and 
offices. The purchase price was SEK 366
million. This purchase will add SEK 32
million to Wallenstam’s rental income.
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PROFIT FROM PROPERTY 
MANAGEMENT/SHARE 1997–2001

NET WORTH PER SHARE 
AFTER DEFERRED TAX

KEY RATIOS
2001 2000 1999

Profit
Rental income, MSEK 834 756 728
Profit from property management, MSEK 62 66 61
Profit from property operations, MSEK 28 38 125
Profit after tax, MSEK 59 59 184
Rental level – floor space, % 98 97 95

Financial position
Market value of properties, MSEK    9 383 8 323 7 441
Surplus values in properties, MSEK  2 562 1 935 1 479
Equity ratio     8,5 10,1 14,4
Adjusted equity ratio, % 32,0 30,1 30,8
Adjusted equity ratio incl. “tenant-owners’ association valuation’’, % 38,5 39,0
Adjusted equity ratio, incl. “tenant-owners’ 
association valuation’’, after deferred tax 29,3 30,0
Average interest rate on loans on 31-12-2001, % 5,38 5,72 5,82

Per-share data, SEK
Profit from property management 3,71 3,62 3,22
Profit after tax 3,52 3,23 9,74
Reported equity 38,63 38,68 47,78
Net worth 196 149 126
Net worth after deferred tax 152 118 104
Net worth after deferred tax incl.
“tenant-owners’ association valuation’’ 199 170
Dividend (proposed dividend for 2001) 2,00 1,60 1,25

2001 – A SUMMARY
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Wallenstam in brief

I would like to begin by thanking all
our employees for their excellent
work in 2001, which was a very
good year for Wallenstam, even 
if it was a shocking one for the
world as a whole. We are working
towards our goals for 2005, which
will in all likelihood be achieved.

I believe that in the next five years, we
could be seeing a new situation on the
housing market; this does not mean, 
however, that rents will become market-
oriented overnight. For Wallenstam, the
trend towards market-related rents is 
naturally a positive one since we have 
a product (apartments), which is in great
demand at the same time as it is obviously
underpriced.

● CHANGING HOUSING MARKET
In 2001, discussions began between private
property owners, the Tenants’ Association
and the public housing companies. The 
subject of these discussions is rental apart-
ments and their so-called utility value. The
crucial point here is what factors should be
weighed in when setting rents. 

The three parties agree that changes will
have to be made. Something must be 
seriously wrong when a person with a 
rental apartment can rent it out to another
person for twice the rent. In other words, 
on the black market, apartment rents are
determined by market forces. 

A survey carried out by the property
owners’ association shows that the black
market for rental apartments now has a 
turnover of SEK 1 billion. It would be
much better if this black market could be
closed down. This would enable us to build
new residential housing and modernise old
residential housing areas.

● MODERN HOUSING 
MARKET NEEDED

Refurbishment and necessary maintenance
of buildings are being postponed in today’s
poorly functioning housing market. In the
long run, this will have a very negative
effect on the Swedish housing standard.

As a result of the outdated regulations,
practically no multi-family buildings are
being built in the growth regions.  Other
contributory factors are a shortage of land
with planning permission, drawn-out plan-
ning processes and a lack of competition 
in the construction industry. Heavy taxes, 
even when VAT is not included, are also
inhibitive. How will the growth rate be
affected by almost non-existent housing
construction? Can Sweden afford to ignore
one of the most important engines of 
continued growth?

● APARTMENTS FOR COMPANIES
With the supply of apartments in the major
urban regions diminishing, companies are
showing increasing interest in finding
apartments for their employees. Last year,
as a result, we rented out more apartments
than in previous years to companies – 
mainly to companies that lease from
Wallenstam.

● SALES TO TENANT-OWNERS’
ASSOCIATIONS

Tenants continue to show great interest in
forming tenant-owners’ associations. As a
result, we sold a large number of residential
buildings during the year. The interest
shown is not only in central locations but
also in more suburban areas. Since last
autumn, we have sold about 40,000 m2 to
newly formed tenant-owners’ associations.
As a consequence of this interest,

Wallenstam has a large surplus value in its
properties, which we will gradually realise. 

Even though we are now selling to tenant-
owners’ associations, I believe in the right
of tenancy as a form of contract. I am con-
vinced that it has a bright future if the right
changes are made on the housing market. 

● SATISFIED TENANTS
The results of the survey we carried out
among our tenants in 2001, NöjdKundIndex
(NKI) [Satisfied Customer Index], were
encouraging. It is very gratifying that so
many tenants took the time to answer the
questions. It is even more gratifying that
our tenants had so many good things to 
say about Wallenstam as a landlord. At 
the same time, we paid attention to the 
criticism that emerged; during the autumn,
we invested large resources in making
improvements in areas where our tenants
were not completely satisfied.

NKI is an annual feature of the customer
care we provide. Customer care is impor-
tant and we are working hard to retain our
customers.

● THREE-DIMENSIONAL
PROPERTY FORMATION

An interesting perspective goes under 
the name of three-dimensional property 
formation. This means that different forms
of ownership exist in one and the same 
property – rental apartments, tenant-owner
apartments and commercial premises.

At present, Swedish legislation does not
permit this type of property formation, but
since the phenomenon exists in many other
parts of the world, it should not be an
impossibility. In this context, it is worth
considering the possibility of increasing the

Hans Wallenstam, Managing Director

MANAGING DIRECTOR’S
COMMENTS
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number of apartments in existing buildings
by e.g. building attic apartments in very 
attractive and well-established residential
housing areas. Another possibility would be
to increase the number of apartments by
extending existing properties in attractive
locations. 

● COMMERCIAL MARKET
The restructuring of our organisation 
carried out earlier, which resulted in a 
greater product focus, produced good
results during the year. In 2001, Wallenstam
signed contracts with about 100 new com-
mercial customers. Up until the end of the
third quarter, a total of 80,000 m2 had been
leased out in the Gothenburg region. I am
proud to be able to note that Wallenstam
leased out more than 30,000 m2 of this 
floor space.

● PROJECTS WITH A PROFILE
We are working on two large construction
projects in the district of Gårda in
Gothenburg. One of these is a 100-metre
tall skyscraper, for which we have received
positive signals from the local housing
committee; accordingly, we are continuing
our planning work. The second is a project
we acquired from JM during the year. Both
these projects are in the right location and
have the right aesthetic component. They
will give Gothenburg a boost. 

A completely different project is Almedals
Fabriker, which consists of historically
interesting buildings. Here, our vision is to
create space for apartments, schools and
offices – a living urban environment.

● RIGHT REGIONS
We are seeing continued growth in the
value of our properties. This confirms my
belief that we have chosen the right regions
for our business activities. The annual
population growth for Stockholm,
Gothenburg and Helsingborg is very high,
which means that there is a very large
demand for our apartments. Gothenburg’s
growth rate has increased as a result of
structural changes: today, the city has 
very much to offer, not only industry.
Gothenburg has become a knowledge city.

● LONG-TERM INVESTMENTS 
FOR THE FUTURE

On the environmental side, we have become
even more active as a result of the ongoing
modernisation of our properties.

During the year, we sold properties for 
SEK 449 million and acquired properties
for SEK 492 million. This represents a 
net increase of about 23,000 m2, about
11,000 m2 of which are apartments.

As long as the price is right and as long as
no changes are made in the housing market,
we will continue to sell properties to
tenant-owners’ associations. Our assess-
ment is that about a third of our residential
property holdings can be sold to tenant-
owners’ associations. As a result of the
acquisition of a company in the latter part
of the year, we will be able to continue to
sell properties at a low tax cost. During the
year, we worked actively to optimise the
company’s tax situation. 

● POSITIVE PROFIT TREND
During the year, we invested in quality-
enhancing measures in our properties and,
as a result, the profit from property mana-
gement was somewhat lower. We expect the
positive effects these measures to be felt as
early as next year. The profit from property
operations was very satisfactory. However,
a provision of SEK 101 million has been
charged to the profit as a consequence 
of a purchaser being refused a permit to 
purchase real estate. This decision has 
been appealed. If the Court of Appeal turns
down the appeal, the properties sold will be
returned to Wallenstam. The value of these
properties is higher today than it was at the
time of the sale.

● POSITIVE TREND IN 
SHARE PRICE

Wallenstam’s share preformed very well in
2001. This is a result of the market having
factored in Wallenstam’s positive profit
trend and that we are de facto realising
surplus values. Another positive measure
for the shareholders is that Wallenstam is
repurchasing its own shares. Taken as a
whole, more than SEK 100 million has
been transferred to our shareholders as a
result of the redemption and repurchase 
of shares.

In my view, Wallenstam has a very bright
future ahead of it. At the time of writing, 
I see no reason to revise my opinion:
We will achieve our objectives for 2005.
We will continue to be a leading player in
our markets.

Hans Wallenstam
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Wallenstam drew up its present
business concept, which a further
development of the preceding 
strategy, in 2000. The focus is on
net asset value per share, a healthy
increase in the profit from property
management and a return of more
than 10% on reported equity.
These objectives will be reached 
in 2005. The objectives laid down
in the previous 5-year period were
reached according to plan in 2000.

● VISION
Wallenstam’s vision is to be the leading 
private property owner in selected major
urban areas.

● BUSINESS CONCPET
“Based on a high-quality property portfolio,
to continue to acquire, build, manage, 
refurbish and sell properties. To meet the
demands of a changing market by providing
serviceable residential and non-residential
properties in major urban areas in Sweden.”

● FINANCIAL OBJECTIVES
Net worth per share after deferred tax to 
be at least SEK 200 by 2005.

Net worth per share after deferred tax is the
overall financial objective. It includes both
the profit generated by efficient property
management and profits on property sales
as well as changes in the market value of
the whole property portfolio.

The profit from property management to 
be at least SEK 140 million by 2005.

A profit from property management pro-
vides a good platform and a solid base for
all the company’s business activities. The
objective corresponds to a twofold increase
in the profit from property management in
2000. Investments, however, may result in
the profit curve not being linear during the
period but, at the same time, they improve
the necessary conditions for achieving the
long-term objective.

The profit from property management also
forms the basis of Wallenstam’s dividend
policy

Return on reported equity to be at least
10% per year.

This objective ensures a stable profit trend
over time.

● STRATEGY FOR ACHIEVING
THESE OBJECTIVES

• Business structure
The company’s business activities to be
conducted via subsidiaries, which have 
a large degree of freedom within the 
framework of the objectives and values
laid down by the Group.

The Parent Company’s staff provides the
subsidiaries with support in the form of
centralised functions such as economy,
finance, commercial and legal services,
marketing and information and operational
follow-up.

• Basic business activities
For property management, which should
be customer-oriented, there must be 
qualitative and quantitative objectives 
with action plans where environmental
aspects are taken into consideration.

• Property plan
Each subsidiary should have a current
acquisition and sales plan as well as a 
property development plan, the goal of
which is to generate the Group’s targeted
profit from property management.

• Personnel
The company should continuously develop
and care for its employees and adapt the
organisation as the company develops.

Acquisitions

Value
growth

Sales
Profitable property mana-

gement and refinement

STRATEGIC ORIENTATION

Wallenstam’s business process.
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Description of operations

Towards the end of the year, 
the property market levelled off
somewhat. However, Wallenstam
continued to generate good sales
results by taking advantage of the
large demand from tenant-owners’
associations. During the year, 
the net increase in Wallenstam’s
property holdings was 22,592 m2.
Investments were made principally
in residential properties in the
Stockholm region and in commer-
cial properties in Gothenburg.
Property sales amounted to SEK
448.7 million and generated a 
profit of SEK 113.3 million.

● ACQUISITION AND
SALES POLICY

With investment calculations covering a
whole business cycle, Wallenstam will 
continue to make acquisitions in prioritised
areas in selected markets. When acquiring
properties, the determining factor in the
choice of property should be the potential
for increasing its value. Commercial 
properties should take the form of office
properties with potential for an increase in
value and located in areas that are attractive
in a long-term perspective. All property
acquisitions and investments in properties
should have a positive impact on the profit
from property management and should, in
the long term, contribute to a 10% return
on equity.

CHANGE IN PROPERTY HOLDINGS

Property holdings 31-12- 31-12-
Thousand m2 2001 2000 Change

Residential 679 674 5
Office 222 192 30
Shop 44 40 4
Industry/warehouse 105 95 10
Others 87 111 -24
Adjusted measured area 2 -2

Total 1 137 1 114 23

● THE MARKET
During the year, the number of structural
deals completed was lower than had been
anticipated at the beginning of the year.
However, one company, Norrporten, was
delisted from the Stockholm Stock
Exchange. Business deals were inked at
about the same direct rate of return levels
as the previous year. Companies in the 
public housing sector are selling properties
to tenant-owners’ associations and there are
also examples of sales of large property
holdings.

Tenant-owners apartments

The demand from tenant-owners’ associa-
tions to buy apartment buildings continues
to be large, particularly in Stockholm and
Gothenburg. Wallenstam has adapted its
organisation in order to be able to satisfy
this demand. The price of properties sold to
tenant-owners’ associations is about 50%
higher compared with prices paid by tradi-
tional buyers. Wallenstam intends to realise
these surplus values in the years immedia-
tely ahead.

Stockholm

In Stockholm, there is great interest in 
forming tenant-owners’ associations. The
housing companies in the public sector in
particular have accounted for the majority
of sales to tenant-owners’ associations. 
The interest in tenant-owner’s apartments
has expanded from being solely an inner-
city phenomenon to include popular 
suburbs such as Huddinge and Lidingö.

In 2001, Wallenstam sold five properties 
to tenant-owners’ associations. In all five
cases, the price level was considerably 
higher than the value assessed by
Wallenstam. 

At the beginning of the year, property 
prices rose and then levelled out some 
months later. The direct rate of return on
sales to tenant-owners’ associations in
Stockholm dropped to 3–3.5% and prices
are now SEK 16,000–18,000/m2. In the case
of sales to other buyers, the direct rate of 

return has fallen and is approaching the
levels obtained in sales to newly formed
tenant-owners associations

Gothenburg

In Gothenburg, too, both tenants and 
property owners are interested in trans-
forming apartments with right of tenancy
into tenant-owner apartments. It is worth
noting that tenant interest in forming
tenant-owners’ associations is no longer
solely an inner-city phenomenon and has
spread to areas outside the centre of
Gothenburg. In contrast to Stockholm, 
few sales were made by the public housing
companies in 2001.

The direct rate of return attained on sales 
to tenant-owners’ association levelled out
during the year and then dropped to a level
of around 4%. In the case of sales to other
buyers, the direct rate of return has fallen
and is approaching the levels obtained in
sales to newly formed tenant-owners’
associations. The price level is currently
SEK 13,000–14,000 m2. 

During the year, new players established 
a presence on the commercial market in
Gothenburg. Norwegian investors in par-
ticular have acquired properties on Norra
Älvstranden, on the north side of the river.
Another active player is Vasakronan, which
is investing offensively. The direct rate of
return for commercial properties is at about
the same level as the previous year, i.e.
between 6 and 8%.

Helsingborg

There is less activity in the property market
in Helsingborg compared with Stockholm
and Gothenburg. In 2001, we sold 44 
apartments with tenant-owner rights in the
Malen district at a direct rate of return of
between 6% and 7%. In 2002, Wallenstam
plans to refurbish several properties in
Helsingborg. In some cases, the apartments
could be converted into tenant-owner 
apartments. 

Anders Berntsson, Deputy Managing Director

PROPERTY BUSINESS
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● ACQUISITIONS, INVESTMENTS
AND SALES

In 2001, Wallenstam acquired properties for
a total of SEK 492 (692) million and invest-
ed SEK 277 (264) million in construction
and refurbishment. Property sales amounted
to SEK 449 (538) million and generated 
a profit of SEK 113 (215) million.
Wallenstam’s net increase in floor space
was about 23,000 m2.

A valuation of the property portfolio is 
carried out every year in accordance 
with the Swedish Financial Accounting
Standards Council’s recommendation no.
17, which meant that for 2001, a small 
portion of previous depreciation was 
reversed. 

The property business was also negatively
affected by a provision amounting to SEK
101 million charged to its profit as a result
of a purchaser being refused a permit to
purchase real estate. The purchaser has
appealed and is waiting for a decision. The
deal is conditional on a permit to purchase
real estate being granted. If the Court of
Appeal turns down the appeal, the proper-
ties sold will be returned to Wallenstam.
For Wallenstam, there is no real risk involv-
ed The value of these properties is higher
today than it was at the time of the sale.

The large properties acquired by
Wallenstam during the year include a group
of residential properties, about 36,000 m2,
containing more than 500 apartments in 
the municipality of Huddinge. 

In central Gothenburg, a large property
with more than 12,000 m2 of floor space
was acquired on Föreningsgatan/
Viktoriagatan. In the case of commercial
properties, Wallenstam made supplemen-
tary acquisitions in Högsbo, a suburb of
Gothenburg, and along Mölndalsvägen.
Wallenstam also acquired an office project
with planning permission for more than
20,000 m2 in Gårda. Construction is expect-
ed to begin at the end of 2002. Another
development project acquired during the
year was Almedals Fabriker on centrally
located land near the amusement park
Liseberg. 

COMPLETED SALES TO T-OAS* SINCE AUTUMN, 2000

Direct T-OA % to 
Floor rate of Value value % to T-OA-

Stockholm space Price SEK/m2 return 12/00 12/00 value value

Hantverkaregatan 37 3 589 50 000 13 931 3,6 33 825 48 700 148% 103%
Kammakaregatan 14 1 784 24 000 13 453 3,4 15 655 26 700 153% 90%
Völundsgatan 9 1 068 15 500 14 513 2,9 8 436 15 400 184% 101%
Sysslomansgatan 22 3 321 46 000 13 851 3,5 32 086 52 700 143% 87%
Torkel Knutssonsg. 25 2 317 37 500 16 185 3,5 24 290 38 200 154% 98%
Lindvallsplan 6 1 901 32 000 16 833 3,4 21 179 32 200 151% 99%
Hälsingegatan 18 1 836 29 500 16 068 3,4 18 103 30 000 163% 98%
Brännkyrkagatan 42 708 10 700 15 113 2,5 5 050 9 000 212% 119%
Kronobergsgatan 7 1 763 27 000 15 315 2,8 14 351 26 257 188% 103%
Bondegatan 8 1 250 20 600 16 480 3,5 13 675 21 300 151% 97%
Vanadisvägen 28 2 203 34 000 15 433 3,4 21 552 35 654 158% 95%

Total 21 740 326 800 208 202 336 111 157% 97%

Direct T-OA % to
Floor rate of Value value % to T-OA-

Gothenburg space Price SEK/m2 return 12/00 12/00 value value

Kastellgatan 20 1 417 23 800 16 796 4,3 17 487 22 300 136% 107%
Viktoriagatan 15 1 917 26 500 13 824 3,1 17 674 25 700 150% 103%
Linnégatan 11 2 182 27 700 12 695 4,3 19 583 31 700 141% 87%
Vidblicksgatan 9 2 171 25 000 11 515 3,8 16 267 25 800 154% 97%
Burgårdsgatan 10 1 547 19 000 12 282 2,9 14 015 20 800 136% 91%
Burgårdsgatan 12 1 522 18 500 12 155 4,7 14 800 20 700 125% 89%
Burgårdsgatan 14 1 402 18 000 12 839 3,7 11 433 17 400 157% 103%
Linnégatan 39 2 025 29 500 14 568 3,1 17 339 26 000 170% 113%

Total 14 183 188 000 128 598 190 400 146% 99%

* T-OA = Tenant-owners’ association
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In addition to sales to tenant-owners’
associations, Wallenstam concentrated its
property holdings by selling residential 
properties in Vårberg, Stockholm, and other
areas as well as a commercial property in
Skövde. Wallenstam sold a total of 47,000
m2 and, at the same time, the net increase 
in its floor space was 23,000 m2. After 
year-end, three commercial properties in
central Gothenburg, with a further 23,000
m2 of floor space, were acquired for SEK
366 million. These properties contain 
mainly offices and shops.

BUSINESS VOLUME/PROFIT

Acquisitions Investments in buildings
Sales Profit
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CHANGE IN PROPERTY
PORTFOLIO

Book value, MSEK m2

Property portfolio on
1 January, 2001 6 388 1 114 621*
+ Acquisitions 492 69 945
+Construction 277
- Sales -313 -47 353
- Depreciation -38
- Write-down/reversal  

of write-down, properties 16

Property portfolio on
31 December, 2001 6 821 1 137 213

*Adjusted for additional floor space after conversion,
approx. 2 500 m2

●

Description of operations
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Analysis information

The principles for Wallenstam’s
valuation of its property portfolio
on 31 December, 2001, are given
below.

Also this year, Wallenstam carried out its
own internal valuation of its property port-
folio with the aim of reporting a market
value of the properties as well as that of the
company. A report on the real value of the
properties is necessary since this report is
based on historical acquisition values.
Wallenstam has the necessary market and
property know-how to carry out and report
on a valuation of its property portfolio. The
valuation principles and valuation model
are described at the same time as a sensiti-
vity assessment is made. This enables the
reader himself to make a complementary
assessment of the value of the properties.

During the year, Wallenstam and the
industry in general sold a larger number of
properties to tenant-owners’ associations.
As a result, tenant-owners’ associations are
one of the players on the market today,
which Wallenstam must take into account
when valuing the properties that can be
sold on this market. Accordingly,
Wallenstam has made an addition to its
valuation model, where the company 
shows the value of the properties if they
were sold to tenant-owners’ associations. 
In its assessment of the value of the 
properties, Wallenstam has applied different
rates of return for each region, as well as
differentiated required rates of return 
for different types of properties and for 
different areas within each region. This
valuation is not intended to provide an
exact value of each individual property, 
but the rates of return applied reflect the
average value of the type of properties
owned by the Group in each market. It 
can be noted that for a number of years,
when Wallenstam has sold properties, the
prices paid have normally been in line 
with or above its most recent valuation. 

● VALUATION MODEL
The valuation assesses the rate of return,
which means that net operating income is
divided by the direct rate of return required
for the property type in question and loca-
tion. The required rates of return used for
different markets and types of properties
are shown in the table below.

REQUIRED RATE OF RETURN AT 
VALUATION ON 31-12-2001

Apartments Area %

Gothenburg central 5.5-6.5
suburbs 7.5

Stockholm central 5.0-5.5
suburbs 6.5-7.0

Helsingborg north 5.5
south 7.5

Commercial
properties Area %

Gothenburg office, central 6.0
others 6.5-9.0

The value of the properties has been 
calculated as follows:

The property’s budgeted net operating 
income for 2002, after deductions for all
the costs in the property but excluding
administrative costs, is divided by the
required rate of return for the property. 
The value of the properties arrived at is
then reduced by an amount equivalent to
two years’ rent for vacant areas. To this is
added the present value of future interest
subsidies.

Projects in progress, project properties and
undeveloped land are valued at their book
value, on condition that the investment 
calculation for the project has the initial
value as the current book value. Surplus
values in future projects have not been
included.

Properties sold after 31 December, 2001,
have been valued at their selling price.

WALLENSTAM’S VALUATION MODEL

+ Rental income for 2002
- Operating expenses incl. property tax, 

excl. administration for 2002
= Net operating income
÷ Required rate of return for the property
= Gross value of the property
- Two years’ rent for vacant areas
= The value of the property
+ Present value of interest subsidies
= Assessed market value of the property
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● SUPPLEMENTARY
VALUATION

The residential properties assessed as being
attractive to tenant-owners’ associations are
valued separately and in addition to the
valuation above.

All these properties are located in Stockholm
and Gothenburg and have a total floor
space of 358,000 m2. The price levels have
been assessed on the basis of completed
sales to tenant-owners’ associations in each
region. 

The valuations are equivalent to direct 
rates of return, which are 2–3% below
Wallenstam’s traditional valuation model.
This valuation indicates an additional
surplus value of SEK 1,052 million.

● DEPRECIATION AND
REVERSED DEPRECIATION

In 2002, a new and in part stricter recom-
mendation issued by the Swedish Financial
Accounting Standards’ Council was intro-
duced. This recommendation concerns 
the valuation of individual properties.
Wallenstam has followed this recommen-
dation since the beginning of the previous
year. Accordingly, for 2001, Wallenstam
reversed a small portion of the previous
year’s write-downs since certain properties
had performed substantially better than
anticipated. 

● PROPERTY VALUES
Rental income for 2002 is expected to 
increase. The rental value of properties for
which there is a property value is expected
to amount to SEK 908 million in 2002. Net
operating income for the same properties in
2002 is estimated at SEK 595 million. This
gives a property portfolio value of SEK
9,269 million, which corresponds to an 
average required rate of return of 6.5%.

In 2002, interest subsidies, which are valu-
ed individually per property, are expected to
amount to SEK 2 million. A small number
of project properties and undeveloped sites
are valued at their book value, on condition
that the investment calculation for the 
project in question has this value as its 
initial value. All these properties are located
in the Gothenburg region and are valued at
SEK 112 million. 

These properties’ net operating income in
2002 is estimated at SEK 7.2 million.

MARKET VALUE OF
PROPERTIES ON 31-12-2001

Book value Surplus value
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NET WORTH PER SHARE 
AFTER DEFERRED TAX

PROPERTY VALUES AND 
NET WORTH PER SHARE AT OTHER

REQUIRED RATES OF RETURN

Property value, Net worth 
MSEK per share, SEK

1.0% lower 11 090 301
0.5% lower 10 150 244
Our assessment 9 383 196
0.5% higher 8 697 154
1.0% higher 8 119 118

ASSESSED MARKET VALUE OF THE 
COMPANY’S PROPERTY PORTFOLIO

MSEK

Property value 9 269
Project properties 112
Present value, interest subsidies 2
Total market value 9 383
Book value 6 821
Surplus value 2 562
Added value, tenant-owners’ 
assoc. valuation 1 052
Total surplus value 3 614
Total market value incl. T-OA valuation 10 435
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Financial activities at Wallenstam
are conducted centrally by the
Parent Company. Their objective 
is to optimise the utilisation of
capital, handle cash flows and 
analyse the financial risks to 
which Wallenstam is exposed.

● FINANCIAL POLICY
The principal aim of Wallenstam’s financial
policy is to limit the company’s financial
risks, which principally consist of interest-
rate risks, refinancing risks and liquidity
risks.

The aims of the financial activities are to:

• secure the company’s short and long-term
supply of capital

• adapt the financial strategy to the compa-
ny’s business activities in order to achieve
a capital structure with long-term stability

• work actively towards a low financing risk
and high flexibility in terms of fixing
interest rates and securities

The cost of borrowed capital is Wallenstam’s
largest individual cost item. Half the loan
portfolio consists of loans at a floating
interest rate and half at fixed interest rates. 

The duration of the long-term loans is up 
to seven years. Several factors guide the
choice of duration and when to fix interest
rates. Wallenstam also uses a simulation
model for different interest-rate scenarios
on which its choice of strategy is then
based. 

Forwards, FRAs, swaps and other derivative
instruments are used to achieve flexibility
and minimise risks. During the year,
Wallenstam signed an agreement on an
interest-rate ceiling covering the floating
credits totalling SEK 1 billion, which fall
due at the end of 2004. Wallenstam also
works actively to reduce its exposure to 

interest risks by having an even structure
with respect to due dates and fixed interest
rates. At year-end, the average duration of
Wallenstam’s fixed-term loans was 2.4
years (2.2). Continuous follow-ups of the
company’s interest sensitivity are made.
The refinancing risk is handled by means
of long-term credit commitments, irrespec-
tive of whether they are related to fixed-
term loans or loans at floating interest rates.
The company also works with Swedish and
foreign banks to secure both refinancing
and liquidity. This, together with close 
collaboration with a limited number of
banks, means that Wallenstam is well-
prepared to handle any rapid change in
interest rates.

Wallenstam uses a standard portfolio in its
ongoing work on following up and monitor-
ing its loan portfolio. The portfolio should
contain a balance of short-term interest
rates, in order to reduce interest costs in the
long term, and long-term interest rates for
stable interest costs. This balance is deter-
mined by the interest-rate market and
Wallenstam’s financial strength.

Wallenstam works solely with the large and
well-known banks and avoids certificate
programs. All loans are denominated in
SEK and the company is thus not exposed
to any currency risks. However, Wallenstam
does collaborate with international banks to
give it flexibility.

During the year, the number of lenders 
was reduced still further in order to achieve
more smoothly functioning and cost-
effective management. At the same time,
the necessary conditions for creating long-
term and good business relationships were
improved. Wallenstam’s goal is the effective
management of the company and during the
year, restructuring measures resulted in the
number of loans being cut from 1,300 to
130. Wallenstam intends to continue to
reduce the number of loans.

● LOAN STRUCTURE
The Group’s loans amount to SEK 5,843
(5,616) million. The loans consist of 54%
long-term loans and 46% short-term loans.
Short-term loans refers to loans for which
the rate of interest is due for conversion
within 12 months. There is no currency
exposure. The average interest rate as of
31-12-2001 was 5.38% (5.72%). 

DURATION OF FIXED-TERM LOANS/
AVERAGE INTEREST 31-12-2001

Liability, Average Share
MSEK interest rate %

Short-term loans, 2002 2 279 4.27% 39%
Long-term loans, 2002 419 7.04% 7%
Long-term loans, 2003 674 6.56% 12%
Long-term loans, 2004 483 6.12% 8%
Long-term loans, 2005 411 6.02% 7%
Long-term loans, 2006 400 5.58% 7%
Long-term loans, 2007– 1 177 5.65% 20%

Total 5 843 5.38% 100%

The majority of the loans maturing in 2002
fall due during the first half of the year.
The average interest rate on these loans is
7.04%.  Today, the interest rate at which
these loans can be fixed is about 1% below
this level. Wallenstam still has considerable
potential as regards fixing interest rates at
lower levels in the year ahead.

FINANCIAL STRATEGY
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AVERAGE INTEREST RATE 
AS OF 31-12-2001

● EQUITY RATIO
At year-end, the reported equity ratio was
8.5% (10.1) and the adjusted equity ratio,
including surplus values in properties, was
32.0% (30.1). If the assessed surplus values
in the “tenant-owners’ association valua-
tion” is taken into account, the adjusted
equity ratio is 38.5% (39.0). The adjusted
equity ratio including the surplus values in
the “tenant-owners’ association valuation”,
taking deferred tax into account, is 29.3%
(30.0).

CAPITAL STRUCTURE ON 31-12-2001

MSEK Share %

Non interest-bearing liabilities 646 9%
Interest-bearing liabilities 5 843 82%
Reported equity 628 9%

Total 7 117 100%

● INTEREST SENSITIVITY
The impact of a 1% change in the 
interest rate at the beginning of the year 
on Wallenstam’s interest costs for 2002
would be about SEK 27 million.

● LIQUIDITY
Available liquid funds, including unutilised
bank overdraft facilities, amounted to SEK
125 (166) million on 31-12-2001.
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OPPORTUNITIES AND RISKS

It will take time before apartment
rents are set in relation to market
conditions and as a result,
Wallenstam is realising the surplus
values in its residential properties.
New legislation in place enables
shares in subsidiaries to be sold
without being subject to tax.
Wallenstam is concentrating its
property holdings to growth areas,
which increases property values.

● APARTMENT RENTS
More market-oriented rents can only be 
to Wallenstam’s advantage. The company’s
properties are located exclusively in the
centre of urban areas or in attractive 
suburbs and the introduction of market-
oriented rents would increase rental 
income by about SEK 100 million.

During the year, a number of events 
have contributed to accelerating the 
move towards more market-oriented rents. 

Progress towards changing the present
system of determining rents is slow and,
accordingly, Wallenstam is working with
other rental forms, e.g. renting out apart-
ments to companies, which increased
during the year. The volume is still small,
but there is considerable potential.

Wallenstam residential property portfolio is
fully let and the company’s assessment is
that the risk of future vacancies is very low.
This means that the risk of a loss of rental
income is minimal.

● COMMERCIAL RENTS
The market for commercial premises in
Gothenburg is characterised by large
demand and rising rental levels. Compared
with Stockholm, rent levels in Gothenburg
are moderate. In Gothenburg, leases on
commercial premises did not increase as
sharply as in the centre of Stockholm,
which meant that the abrupt drop in prices
in the centre of Stockholm did not spread to
Gothenburg. Since the market for commer-
cial premises in Gothenburg is stable and
Wallenstam’s properties are located in 
attractive areas, it is felt that there is a
potential for raising the average lease 
level of SEK 1,000/m2. 

Over the next three years, Wallenstam will
renegotiate about 23% of its contracts.

The contract structure shows considerable
variation in the duration of leases on 
commercial premises and in the types of
tenants. Taken as a whole, these parameters
represent a small risk in the commercial
portfolio. 

There are few buildings under construction,
but the number of applications for building
permits for office buildings has increased
sharply. If these properties are built, the
supply of commercial premises will in-
crease together with the resulting higher
risk of vacancies. In Wallenstam’s case, this 
risk is limited by virtue of the competitive
locations of its commercial premises and
the fact that Wallenstam’s present rental
level is 98%.

● OPERATING COSTS
Wallenstam’s properties are well maintain-
ed. Its small and efficient property 
management organisation concentrates 
on the follow-up and control of costs 
for each individual property. This means
that there is little risk of unforeseen cost
increases. During the year, Wallenstam took
measures to further optimise the operation
of its properties. The operating costs of
newly acquired properties are most often
higher than Wallenstam’s average. After
about two years, operating costs have 
dropped to Wallenstam’s cost level. In a
more market-oriented residential housing 
market, Wallenstam’s maintenance costs
will increase. In such a case, however,
Wallenstam anticipates that rental income
will rise sharply.

In the future, there is a risk that the 
local authorities will increase water and
electricity rates as well as refuse-collection
charges more than the inflation rate. Since
these increases also affect the municipal
housing companies, their rents should be
increased by a corresponding amount. With
the present utility system, this means that
Wallenstam’s rents will also increase.

Tenant turnover, i.e. the proportion of
tenants who moved during the year, is low
in Wallenstam’s properties and it should be
possible to reduce this still further thanks 
to the large demand for apartments. Low
tenant turnover results in lower property
management costs.  



14

●

Analysis information

● PROPERTY TAX
The cut in the property tax on residential
properties made in 2001 was intended to
compensate for the increase in the rateable
value of properties. This resulted in a lower
tax cost during the year. The new conver-
sion ratios will result in higher property 
tax costs in 2002. Political change is an
ever-present threat to property tax and this
makes it impossible to predict future fiscal
repercussions.

In the case of commercial properties, 
property tax is usually paid by the tenant
which means that any increase has little
impact on Wallenstam.

● NET INTEREST EARNINGS
Interest is the largest individual expense
item in Wallenstam’s Income Statement. A
more detailed description of Wallenstam’s
financing is given on page 11. If interest
rates rise, all the players in the property
market are affected. This means that the
public housing companies will need to 
raise their rents in order to compensate 
for higher interest costs. With the present
utility value system, this means that
Wallenstam’s rents will also be raised. 

● PROPERTY VALUE
With few new residential properties being
built, the demand for apartments is continu-
ing to rise, particularly in the large cities.
Thanks to the acquisition of a company
during the year, Wallenstam can continue to
sell properties at a low tax cost. Wallenstam
is working actively to minimise the compa-
ny’s tax costs in the years ahead.

The tenant-owners’ associations’ activities
on the market are contributing to higher
residential property prices. This represents
a large value potential for Wallenstam,
which has a large residential property 
portfolio in attractive locations. Wallenstam
does not anticipate any dramatic changes 
in the parameters that set the value of the
properties in the regions where it has a 
presence.

● INCOME TAX
Wallenstam will not pay any income tax 
for 2001. The acquisition of a company
during the year means that Wallenstam can
continue to sell properties at a low tax cost
to the company. Wallenstam is working
actively to minimise the company’s tax
costs in the years ahead. 

The Swedish Financial Accounting
Standards Council’s recommendation (RR9)
concerning income tax began to be applied
in 2001.

● CAPITAL STRUCTURE
One measure of financial risk is the equity
ratio; reported and adjusted, respectively.
The equity ratio level chosen by a company
depends very much on the operating risk.
Because of its focus on residential proper-
ties in central locations in the major cities,
Wallenstam has a low operating risk. 
This means that the best return for its 
shareholders is achieved by means of a
relatively low equity ratio compared with
other listed property companies with a
focus on commercial properties. 

In 2000, Wallenstam began to repurchase 
a portion of its outstanding shares and 
continued to do so in 2001. Shares for 
a total of SEK 95 million have been 
repurchased. The ongoing repurchases of
shares do not restrict Wallenstam’s ability
to make investments, as is evidenced by an
essentially unchanged business volume.

SENSITIVITY ANALYSIS

MSEK

1% change in rent, apartments 5.8
1% change in rent,
commercial premises 3.4
1% change in the vacancy rate 9.2
1% change in operating costs 3.5

0.1% change in property tax on
residential properties 4.2

1% change in t he lending rate
of interest 27.0
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Wallenstam’s Series B share has
been listed on the OTC list at the
Stockholm Stock Exchange since
1984. A trading unit consists of
200 shares. During the year,
Wallenstam repurchased shares 
in accordance with the mandate
given it by the General Meeting. 
At year-end, Wallenstam’s market
value was SEK 1,187 (1,135) 
million, excluding repurchased 
shares.

● TREND OF THE SHARE
With an increase of 13%, Wallenstam’s
share performance was substantially better
than other listed shares. At year-end, the
share price was SEK 73 (64.50). During the
year, the highest and lowest prices paid for
Wallenstam’s shares were SEK 75 and SEK
54.50, respectively.

More than 6.7 million Wallenstam shares 
at a value of SEK 415 (412) million were
traded and the share price increased 13 per
cent. During the same period, the business
journal Affärsvärlden’s general index fell
20.5%. In 2001, the share was traded every
day with an average volume of 27,000 
shares.

In addition to the share dividend,
Wallenstam instituted several of measures
that benefited its shareholders. In 2000,
Wallenstam initiated its repurchase program
and implemented a redemption program.
The share repurchase program continued 
in 2001. 

● REPURCHASE
In view of the fact that the Wallenstam
share has been traded for a long time with 
a substantial net worth rebate, the Annual
General Meeting voted once again to autho-
rise the Board to initiate the repurchase of a
maximum of 10 per cent of the outstanding
shares in the company. The reason for the
repurchase is to distribute the repurchased
shares’ net worth rebate among the existing
shareholders. 

At the same time, several of the company’s
key ratios are improving still further,
including the profit per share. The 
repurchases of shares have not restricted
Wallenstam’s other business opportunities.
The share price has risen 49% since the
company began repurchasing the shares on
30 August, 2000. 

Wallenstam has now repurchased a total 
of 1,723,820 shares, which is equivalent 
to 9.6% of the original number of shares.
737,620 of these shares have been retired.
In 2001, 1,323,800 shares had been repur-
chased at an average price of SEK 63.16. 
At year-end, Wallenstam held 986,200 of 
its own shares.

● DIVIDEND POLICY
The basic principle applied by the Board 
of Directors is that the reported profit
should primarily be reinvested in the 
business for continued refinement of the
property holdings and increased
growth in the company’s net worth. At
the same time, the shareholders should
be given a direct share in the reported
profit in the form of dividends. The
intention of the Board is that about
40% of the property management pro-
fit before depreciation be distributed.
However, the need for investments and
consolidation as well as the company’s
position in other respects should be
taken into account The Board proposes
a dividend of SEK 2.00 (1.60) per
share for the business year 2001, an
increase of 25%.

● SHARE CAPITAL
After the retirement of shares, Wallenstam’s
share capital amounts to SEK 172.5 million
in the form of 1,150,000 Series A shares
(10 votes per share) and 16,102,943 
Series B shares (1 vote per share). As of 
31-12-2001, 986,200 of the Series B shares
had been repurchased. The nominal value is
SEK 10 per share.

● SHAREHOLDER STRUCTURE
On 31 December, 2001, there were approxi-
mately 4,600 shareholders. The major 
shareholders are shown in the table on the
following page. At year-end, 44% of the
shareholders were institutional and 12%
were foreign.

SHARE INFORMATION
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TREND IN SHARE CAPITAL

Change in Share capital, Par value,
Year Issue share capital, SEK SEK No. of shares SEK

1960 Original share capital 200 000 200 1 000
1984 Bonus issue 9:1 1 800 000 2 000 000 2 000 1 000
1984 Stock split 1,000:1 2 000 000 2 000 000 1
1984 New issue 1:2, to SEK 32 1 000 000 3 000 000 3 000 000 1
1986 Bonus issue, nominal. 1 to SEK 10 27 000 000 30 000 000 3 000 000 10
1986 New issue 1:3 at SEK 75 10 000 000 40 000 000 4 000 000 10
1987 Bonus issue 1:1 40 000 000 80 000 000 8 000 000 10
1995 New issue, non-cash, at SEK 43 109 302 320 189 302 320 18 930 232 10
2000 Share redemption -9 396 690 179 905 630 17 990 563 10
2001 Repurchase/retirement -7 376 200 172 529 430 17 252 943 10

TREND IN THE SHARE PRICE
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● PUBLICLY LISTED 
PROPERTY COMPANIES

The majority of the property companies 
listed on the Stockholm Stock Exchange
concentrate on commercial properties while
the listed companies focusing on residential
properties are far fewer in number. Tables
here show the residential property holdings
of some of the listed companies and com-
parisons of key ratios of different property
companies. 

● INFORMATION AND CONTACTS
WITH THE SHARE MARKET

Wallenstam aims to provide the share 
market with detailed information. The
Company’s ambition is to follow the
Swedish Association of Financial Analysts’
recommendations and be influenced by
recommendations from organisations 
and industry media, e.g. the Swedish
Association of Share Investors. In the 
competition for publicly listed company of
the year, which is arranged by the financial
journals Dagens Industri and Aktiespararen,
an assessment is made of the ability of the
listed companies to supply the share market
with speedy and detailed information.
Through the years, Wallenstam has ranked
high in the competition.

●

Analysis information

COMPARISON OF KEY RATIOS OF PROPERTY COMPANIES WITH 
A LARGE PROPORTION OF RESIDENTIAL PROPERTIES*

Wallenstam Heba Mandamus 

Key ratio
Apartments, % 61 93 81
Floor space, 1,000 m

2
1 125 218 1 216

Profit margin, % 57 50 51
Rental level, % 98 99 97,8
Equity ratio, % 9,7 26,4 22,2

Per-share data
Property value according to balance sheet, SEK 405 48 287
Profit after tax, SEK 5,34 3,34 5,57
Equity, SEK 40,89 12,98 65,57
P/E, times 12 20 12
Share price, SEK** 73,00 67,50 69,00
Share price/net worth, %*** 63 84 74

*Source: company interim reports (30-09-2001)
**From Dagens Industri, 28-12-2001

***From Affärsvärlden no. 50-52, 2001

LISTED COMPANIES’ RESIDENTIAL 
PROPERTY HOLDINGS

Proportion, residential % Floor space, m2

Heba 93 202 740
Mandamus 81 984 960
Wallenstam 61 677 665
Lundbergs 51 544 453
Realia 49 514 639
Tornet 37 850 083
Wihlborg 30 718 307
Drott 30 1 000 000
Fast Partner 23 108 808
LjungbergGruppen 21 69 510
Castellum 9 176 000

Source: company interim reports (30-09-2001).

OWNERSHIP STRUCTURE, 31-12-2001

Number Number
Series A shares Series B shares Capital Votes

Hans Wallenstam with compaies 1 150 000 850 000 12,3% 46,4%
Odin Fondene 1 400 500 8,6% 5,3%
Sjögren family with companies 1 297 287 8,0% 4,9%
Berntsson family with companies 1 126 985 6,9% 4,2%
SEB-fonder 931 184 5,7% 3,5%
Skandia Försäkringar 837 290 5,1% 3,1%
Eskil Johannesson family 620 000 3,8% 2,3%
Realinvest, Roburs aktiefond 400 000 2,5% 1,5%
Lennart Wallenstam family 350 772 2,2% 1,3%
Wasa Fastighetsfond 344 550 2,1% 1,3%
Brandström family 331 859 2,0% 1,2%
Bengt Norman 200 000 1,2% 0,8%
Peter Edwall 174 990 1,1% 0,7%
Morgan Stanley & Co, Intl Ltd 140 000 0,9% 0,5%
Arvid Martinsson 127 250 0,8% 0,5%
Other approx. 4,600 owners 5 984 076 36,8% 22,5%

Total, outstanding shares 1 150 000 15 116 743 100,0% 100,0%

Repurchased own shares 986 200

Registered shares 1 150 000 16 102 943

Total, registered shares 17 252 943
Total outstanding shares 16 266 743
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Financially related information is given 
primarily in the Annual Report and in three
interim reports. In addition to the scheduled
reports, press releases about the company’s
activities are issued when necessary and
distributed via fax and e-mail to interested
parties and the media

● COMPANY PRESENTATIONS
During the business year, regular meetings
are held with people from the media, share-
holders, shareholder representatives and
investors. Presentations have been given 
to members of the Swedish Association 
of Share Investors on several occasions.
Presentations of financial reports, attended
by analysts, the media and investors, have
also been given together with the financial
journal Finanstidningen. These presenta-
tions can be viewed on the Internet and are
subsequently available on Wallenstam’s web
site.

Wallenstam regularly receives visits from
investors and analysts. A list of the finan-
cial reports issued by the company, together
with the publishing dates, can be found on
page 20.

● WWW.WALLENSTAM.SE
Wallenstam’s web site is aimed at both the
capital market and the market for apart-
ments and commercial premises. It is 
continuously updated with press releases
and financial reports. This information can
also obtained via an electronic subscription.
The web site contains facts about and 
pictures of all the company’s properties.
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FIVE-YEAR SUMMARY

GROUP SUMMARY

MSEK 2001 2000 1999 1998 1997

INCOME STATEMENT
Property management
Rental income 834 756 728 715 700
Operating expenses* -389 -325 -324 -309 -305
Operating surplus 445 431 404 407 395

Depreciation, properties -38 -34 -29 -28 -27
Gross profit 407 397 374 379 368
Management and administrative expenses* -33 -37 -29 -21 -14
Operating profit 374 360 345 358 354

Interest subsidies 3 3 9 14 29
Net income of interest -315 -297 -293 -345 -368
Profit from property management 62 66 61 27 15

Property operations
Income from property operations 449 538 871 69 321
Profit from property operations 28 38 125 2 40

Profit before tax 91 104 186 29 55
Profit after tax 59 59 184 27 53

Adjusted profit from property management 
before depreciation 100 100 90 55 42

BALANCE SHEET
Properties 6 821 6 388 5 962 5 824 5 579
Other fixed assets 51 82 89 44 38
Current assets 523 286 215 200 340

Total assets 7 396 6 756 6 266 6 068 5 957

Reported equity 628 680 904 736 718
Provisions 279 217 21 19 17
Long-term liabilities

interest-bearing 5 843 5 616 5 121 5 129 4 930
Current liabilities

non interest-bearing 646 243 220 184 222
interest-bearing 0 0 0 0 70

Total liabilities and equity 7 396 6 756 6 266 6 068 5 957

CASH-FLOW ANALYSIS
Cash flow before change in working capital 108 67 94 14 39
Cash flow after change in working capital 61 114 104 -52 48
Net investments -203 -531 -100 -255 -214
Financing 114 417 8 214 182
Change in liquid funds -27 0 12 -93 16
Available liquid funds 125 166 167 85 107

PER SHARE DATA 
SEK 2001 2000 1999 1998 1997

Profit on property management 3,71 3,62 3,22 1,41 0,79
Profit after tax 3,52 3,23 9,74 1,44 2,78
Cash flow, property operations 3,65 6,24 5,49 -2,72 2,55
P/E-ratio, times 21 20 5 31 18

Value of properties as shown in balance sheet 419 363 315 308 295
Value of properties according to valuation 577 473 393 384 367
Reported equity 38,63 38,68 47,78 38,86 37,92
Net worth 196 149 126 115 110
Net worth after deferred tax 152 118 104 94 90
Net worth incl. “tenant-owners’ association valuation”
after deferred tax 199 170

Share price at year-end 73,00 64,50 47,50 44,40 50,00
Share price/net worth after deferred tax, %  48 55 46 47 56
Dividend (proposed dividend for 2001) 2,00 1,60 1,25 0,75 0,50
Direct yield, % 2,7 2,5 2,6 1,7 1,0
Direct yield incl. redemption, % 8,2

Number of shares on accounting date, 1,000s 16 267 17 591 18 930 18 930 18 930
Average number of shares, 1,000s 16 772 18 256 18 930 18 930 18 930

*The key ratios for 1997–1999 have been recomputed.
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●

Analysis information

0

50

100

150

200

1997 1998 1999 2000 2001

     Net worth after deferred tax
Net worth incl. “tenant-owners 
association valuation , after 
deferred tax 

SEK

,,
,

NET WORTH PER SHARE 
AFTER DEFERRED TAX

Book value Surplus value

MSEK

-9
7

-9
8

-9
9

-0
0 -0

1
0

2 000

4 000

6 000 

8 000

10 000

12 000

T-OA value

MARKET VALUE OF PROPERTIES

0

0,5

1,0

1,5

2,0

2,5

3,0

3,5

4,0
SEK

1997 1998 1999 2000 2001

PROFIT FROM PROPERTY MANAGEMENT
PER SHARE 1997–2001

0

5

10

15

20

25
%

1997 1998 1999 2000 2001

RETURN ON REPORTED EQUITY

KEY RATIOS 

MSEK 2001 2000 1999 1998 1997

Market value of properties 9 383 8 323 7 441 7 268 6 945
Surplus value in properties 2 562 1 935 1 479 1 444 1 366
Surplus value incl. “tenant-owners’ association valuation’’ 3 614 3 212
Net worth 3 190 2 615 2 383 2 180 2 084
Net worth after deferred tax 2 473 2 073 1 969 1 776 1 702
Net worth incl. “tenant-owners’ association valuation’’
after deferred tax 3 230 2 993

Investments
Acquisition of properties 492 692 622 151 367
Investments, buildings 286 264 220 184 96
Sale of properties 449 538 871 69 321

Property holdings
Square metres, thousands 1 137 1 112 1 078 1 048 1 010
Book value per square metre, SEK 6 000 5 745 5 531 5 557 5 524
Market value per square metre, SEK 8 252 7 485 6 903 6 935 6 876

Profit margin, % 53,4 57,0 55,4 56,8 56,4
Interest subsidies in % of rental income and 
interest subsidies 0 0 1 2 4
Interest cover, times 1,3 1,3 1,6 1,1 1,1
Debt-equity ratio, times 9,3 8,3 5,7 7,0 6,9
Direct rate of return on properties, % (excl. admin. costs) 7,4 7,8 7,6 7,7 7,7
Direct rate of return on properties excl. project
properties, % (excl. admin. costs) 7,5 7,8 7,8 7,9 7,9

Loan level, % 62 67 69 71 72
Equity ratio, % 8,5 10,1 14,4 12,1 12,1
Adjusted equity ratio, % 32,0 30,1 30,8 29,0 28,5
Adjusted equity ratio incl. “tenant-owners’ association valuation’’’ % 38,5 39,0 
Adjusted equity ratio incl. “tenant-owners’ association 
valuation” after deferred tax, % 29,3 30,0
Average rate of interest on interest-bearing liabilities, % 5,49 5,80 5,72 6,81 7,52
Average rate of interest on 31 December, % 5,38 5,72 5,82 6,66 7,52

Return on reported equity, % 9,0 7,4 22,5 3,7 7,6
Return on total equity, % 5,9 6,3 7,9 6,4 7,5

Rental level – rental value, % 99 97 95 98 99
Rental level – floor space, % 98 97 95 98 98

An adjustment has been made for 2000 due to changed accounting principles.
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●

Information schedules

● ANNUAL GENERAL MEETING
Shareholders are invited to
Wallenstam’s Annual General
Meeting to be held on Tuesday, 
9 April, 2002, at 5.00 p.m. in
Wallenstamsalen, Stadsmuseet,
Norra Hamngatan 12, Gothenburg,
Sweden. 

Shareholders who wish to attend the
Annual General Meeting must be recorded
in the share register maintained by the
Swedish Securities Register Office
(Värdepapperscentralen VPC AB) on 28
March, 2002, and must notify the Company
of their intention to attend no later than
Friday, 5 April, 2002, at 3.00 p.m.

Either in writing to:
Lennart Wallenstam Byggnads AB, 
SE-401 84 Gothenburg, Sweden

or by telephone: +46 31-200 000

Shareholders who have had their shares
registered in the name of a trustee and wish
to attend the Annual General Meeting must
temporarily register them in their own
name. Such re-registration must be under-
taken via the trustee in good time before 
28 March, 2002.

The agenda of the Meeting will include
those items which are required at an Annual
Meeting of Shareholders according to the
Company’s by-laws as well as other items
in accordance with a separate notice.

The Board of Directors proposes that 
the record date for payment of dividends 
be Friday, 12 April, 2002. If the Annual
General Meeting decides in accordance
with this proposal, it is estimated that this
dividend will be distributed by VPC AB 
on Wednesday, 17 April, 2002.

● FINANCIAL REPORTS
Interim Report I 
(3 months) 15 May, 2002
Interim Report II 
(6 months) 14 August, 2002
Interim Report III 
(9 months) 13 November, 2002
Annual Report 2002 March, 2003

The Annual Report and Interim Reports 
yare mailed directly by VPC AB to those
shareholders who so wish.

● FINANCIAL INFORMATIONN

Information on Wallenstam’s business,
financial reports and activities as well 
as newsletters and press releases, etc. is
available at www.wallenstam.se.

Presentations will be given during the year.
The time and date of these presentations
will be announced in good time.

Press releases will be issued when necessa-
ry. A subscription to financial information
can be ordered by e-mail from
Wallenstam’s web site www.wallenstam.se. 

● PRINTED MATTER
Company presentation, interim reports 
and annual reports, etc. from previous 
years will be sent on request. 
Please phone +46 31-200 000.

ANNUAL GENERAL MEETING, FINANCIAL REPORTS AND INFORMATION
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●

Definitions

LOAN LEVEL

Interest-bearing liabilities as a percentage of the
market value of the properties.

OPERATING SURPLUS

Rental income less operating expenses incl. 
property tax.

DIRECT RATE OF RETURN OF PROPERTIES

Operating income as a percentage of the weighted
book value of the properties.

MARKET VALUE OF PROPERTIES

The assessed real value of the property portfolio
according to an internal valuation.

PROFIT FROM PROPERTY MANAGEMENT

Profit after net financial items but before property
sales, i.e. the profit before tax in property 
management.

ADJUSTED PROFIT FROM PROPERTY 
MANAGEMENT BEFORE DEPRECIATION

Profit from property management incl. reversed
depreciation on properties and excl. income and
expenses of a non-recurring nature. 

ADJUSTED EQUITY RATIO

Net worth in relation to capital employed plus
surplus value in properties.

ADJUSTED EQUITY RATIO INCL. TENANT-
OWNERS’ ASSOCIATION VALUATION

Net worth in relation to capital employed plus
surplus value in properties in accordance with
tenant-owners’ association valuation.

ADJUSTED EQUITY RATIO, INCL. 
TENANT-OWNERS’ ASSOCIATION VALUATION,
AFTER DEFERRED TAX

Net worth in relation to capital employed plus
surplus value in properties in accordance with
tenant-owners’ association valuation and after 
deferred tax.

CASH FLOW PER SHARE

Cash flow, according to the cash-flow analysis,
before changes in working capital and investments.

P/E RATIO

The share price at year-end in relation to the profit
per share after tax.   

PROFIT PER SHARE AFTER TAX

Profit after tax in relation to the number of shares.

RETURN ON REPORTED EQUITY

Profit after tax in relation to average reported equity.

INTEREST COVER

Profit after interest income plus the profit from pro-
perty operations in relation to interest expenses.

RETURN ON TOTAL EQUITY

Profit before tax plus interest expenses in relation to
average capital employed.

DEBT-EQUITY RATIO

Interest-bearing liabilities in relation to equity.

EQUITY RATIO

Reported equity in relation to capital employed.

NET WORTH

Reported equity plus surplus value in properties.

NET WORTH AFTER DEFERRED TAX

Net worth as above less 28% deferred tax on the
surplus value in properties.

NET WORTH, INCL. TENANT-OWNERS’ ASSOCIA-
TION VALUATION, AFTER DEFERRED TAX

Reported equity plus surplus value, in accordance
with tenant-owners’ association valuation, after
deferred tax.

RENTAL LEVEL – RENTAL VALUE

Contracted rents in relation to contracted rents plus
assessed market rent for vacant floor space.

RENTAL LEVEL – FLOOR SPACE

Vacant floor space in relation to total floor space.

PROFIT MARGIN

Operating income as a percentage of rental income.

SURPLUS VALUE IN PROPERTIES

The difference between the market value and book
value of the properties


